
Summary 

Councillors must elect a mayor from among their number every 

two years unless they have a popularly elected mayor. 

Councillors may also elect a deputy mayor. The deputy mayor may 

be elected for the mayoral term or a shorter term. 

The election of the mayor and the deputy mayor must be 

conducted in accordance with clause 394 and Schedule 7 of the 

Local Government (General) Regulation 2005 (the Regulation). 

The purpose of this document is to assist councils to conduct 

mayoral and deputy mayoral elections in accordance with these 

requirements. It includes scripts for key activities to help returning 

officers exercise their functions. These scripts are provided in the 

text boxes inserted in the relevant parts of this document. 

How can councils use this document? 

Electing a mayor is an important activity. It is vital that the process 

is smooth, open and easy to follow and not rushed or confusing. 

Where necessary, it may be appropriate to stop and provide 

clarification for the benefit of councillors, staff or the gallery. 

Returning officers can circulate this document prior to the 

meeting to help councillors understand the election process. 

Election of a mayor after an ordinary election 

of councillors 

An election for mayor must be held within three weeks of the 

declaration of the ordinary election at a meeting of the council. 

The returning officer is to be the general manager or a person 

appointed by the general manager. 

As no mayor or deputy mayor will be present at the start of the 

meeting, the first business of the meeting should be the election 

of a chairperson to preside at the meeting. Alternatively, the 

returning officer may assume the chair for the purpose of 

conducting the election. 

Mid-term election of a mayor 

A mayor elected by councillors holds office for two years. A mid-

term mayoral election must be held in the September two years 

after the ordinary election of councillors or the first election of a 

new council following its establishment. 

Procedures 

Prior to the meeting 

Before the council meeting at which the election is to be conducted, the 

returning officer will give notice of the election to the councillors. 

The notice is to set out how a person may be nominated as a candidate 

for election as chairperson. 

As returning officer, I now invite nominations for the position of 

mayor/deputy mayor for [name of council] for a two year 

period. 

In accordance with the Local Government (General) Regulation 

2005, two or more councillors may nominate a councillor (one 

of whom may be the nominee) for the position of 

mayor/deputy mayor. Nominations must be in writing and the 

nominee must consent to their nomination in writing. 

A councillor may be nominated without notice for election as mayor or 

deputy mayor. The nomination is to be made in writing by two or more 

councillors (one of whom may be the nominee). The nomination is not 

valid unless the nominee has indicated consent to the nomination in 

writing. 

The returning officer checks the nomination forms and writes the 

nominees’ names on a candidates’ sheet. 

At the meeting 

At the start of the first meeting after an ordinary election, in the 

absence of a chairperson, the returning officer assumes the chair and 

announces that the first item of business is to be the election of a 

mayor. 

If a chairperson is present, they announce that the first item of business 

is the election of the mayor then vacates the chair for the returning 

officer who will then conduct the election. 

The returning officer reads out the names of the nominees and seeks 

confirmation that the nominee has accepted the nomination. 

If only one councillor has been nominated for the position of 

mayor/deputy mayor, the nominee is elected. 

As there is only one nominee for the role of mayor/deputy 

mayor, I declare that [name of successful candidate] is elected 

as mayor/deputy mayor for the ensuing two years. 

If more than one candidate has been nominated, the council must 

determine by resolution, the method of voting for the position of 

mayor/deputy mayor, by way of one of the following methods: 

 Open voting – i.e. by show of hands

 Ordinary ballot – i.e. a secret ballot (place an “X” against the 

candidate of their choice)

 Preferential ballot – i.e. place 1, 2, 3 etc. against each 

candidate.
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The returning officer must ask for a motion to be put to the 

meeting by one of the councillors on the preferred method of 

voting for the election of a chairperson. This must then be 

seconded and voted on by the councillors.  

Note: In the event of a tie, if there is a chairperson, they may use 

their casting vote. If there is a tie and no chairperson, an election 

for the role of chairperson should be conducted. Then the 

election for mayor resumes. 

Open voting (show of hands) 

Open voting is the most transparent method of voting. It is also 

the least bureaucratic method and reflects normal council voting 

methods. 

The returning officer will advise the meeting of the method of 

voting and explains the process. 

It has been resolved that the method of voting for the position 

of mayor/deputy mayor will be by show of hands. 

Each councillor is entitled to vote for only one candidate in each 

round of voting. 

I will now write each candidate’s name on a slip of paper and 

deposit it in a barrel. The first name out of the barrel will be 

written first on the tally sheet, with second name out being 

written second on the tally sheet, etc. 

When all candidates’ names have been written on the tally sheet, 

the returning officer announces the names of the candidates and, 

commencing with the first candidate, states the following: 

Would those councillors voting for [name of candidate] please 

raise your hand. 

The returning officer records the number of votes for each 

successive candidate on the tally sheet and announces the 

number of votes received for each candidate. 

The minute taker records the vote of each councillor. 

The returning officer should check with the minute taker that each 

councillor has voted. If a councillor has not voted it should be 

confirmed that they are abstaining (an informal vote). 

Two candidates 

If there are only two candidates for the position of mayor/deputy 

mayor and the voting is higher for one candidate than another 

(number of formal votes recorded on the tally sheet), the 

returning officer then announces the result. 

[Name of candidate] has the higher number of formal votes and 

as a result I declare that [name of candidate] is elected as 

mayor/deputy mayor for the ensuing two years. 

In the event of a tied vote, the returning officer will advise the 

meeting of the following process. 

In accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel. Please note that the candidate 

whose name is drawn out will be declared as mayor/deputy 

mayor. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the barrel 

and requests a staff member to shake the barrel. 

The returning officer then draws a name out of the barrel and shows the 

meeting. 

I declare that [name of candidate] is elected as mayor/deputy 

mayor for the ensuing two years. 

The returning officer then draws out the remaining name and reads it 

for completeness. The second name should be shown to the meeting. 

Three or more candidates 

If there are three or more candidates, the candidate with the lowest 

number of votes for the position of mayor/deputy mayor is excluded. 

[Name of candidate], having the lowest number of votes, is 

excluded. 

The voting continues as above until there are only two candidates 

remaining (see voting for two candidates above). 

In the event that the lowest number of votes are tied, the returning 

officer advises the meeting of the following process: 

In accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel. Please note that the candidate 

whose name is drawn out will be excluded. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the barrel 

and requests a staff member to shake the barrel. 

The returning officer then draws a name out of the barrel and shows it 

to the meeting. 

I declare that [name of candidate] is excluded. 

The returning officer then draws out the remaining name and reads it 

for completeness. The second name should be shown to the meeting. 

  



Ordinary ballot – (secret ballot) 

The returning officer advises the meeting of the method of voting 

and explains the process. 

It has been resolved that the method for voting for the position 

of mayor/deputy mayor will be by ordinary ballot, in other 

words by placing an “X” against the candidate of the 

councillor’s choice. 

The returning officer announces the names of the candidates for 

mayor/deputy mayor and writes each name on a slip of paper and 

deposits it in a barrel. 

The returning officer requests that a staff member shakes the 

barrel and advises that the order in which the names will appear 

on the ballot paper will be determined by a draw out of the barrel, 

i.e. first name out of the barrel is written first on the ballot papers 

and so on. 

It will be necessary to have a number of blank papers as this 

process may require more than one round of voting. 

The returning officer writes the names on one set of the ballot 

papers and initials the front of each ballot paper. 

A staff member distributes the ballot papers and collects them 

into the ballot box when completed and gives it to the returning 

officer who counts the votes and records them on the tally sheet. 

The returning officer announces the results. 

[Name of candidate], having the lowest number of votes, is 

excluded. 

In the event that the lowest number of votes are tied, the 

returning officer advises the meeting of the following process: 

In accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel. Please note that the candidate 

whose name is drawn out will be excluded. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the 

barrel and requests a staff member to shake the barrel. 

The returning officer then draws a name out of the barrel and 

shows it to the meeting. 

I declare that [name of candidate] is excluded. 

The returning officer then draws out the remaining name and 

reads it for completeness. The second name should be shown to 

the meeting. 

 

The returning officer writes the names of the remaining candidates on a 

further set of the ballot papers and initials the front of each ballot 

paper. 

The staff member distributes ballot papers listing the remaining 

candidates and collects them into the ballot box when completed and 

gives it to the returning officer who again counts the votes and records 

them on the tally sheet and announces the results.  

The process continues until two candidates remain, where a final vote 

takes place. 

[Name of candidate] has the higher number of votes and I 

declare that [name of candidate] is elected as mayor/deputy 

mayor for the ensuing two years. 

In the event of a tied vote between the two remaining candidates, the 

returning officer makes the following statement and announces the 

process. 

The votes are tied between [name of candidate 1] and [name of 

candidate 2] having received [number] votes each, and, in 

accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel.  

Please note that the candidate whose name is drawn out will be 

declared as mayor/deputy mayor. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the barrel 

and requests that a staff member shakes the barrel. 

The returning officer then draws a name out of the barrel and shows the 

meeting. 

I declare that [name of candidate] is elected as mayor/deputy 

mayor for the ensuing two years. 

The returning officer then draws out the remaining name and reads it 

for completeness. The second name should be shown to the meeting. 

  



Preferential ballot 

The returning officer explains the process. 

It has been resolved that the method for voting for the position 

of mayor/deputy mayor will be by preferential ballot, i.e. 

placing 1, 2 and so on against the candidate of the councillor’s 

choice in order of preference for all candidates. 

The returning officer announces the names of the candidates for 

mayor/deputy mayor and writes each candidate’s name on a slip 

of paper and deposits it in a barrel. 

The returning officer requests that a staff member shakes the 

barrel and advises that the order in which the names will appear 

on the ballot paper will be determined by a draw out of the barrel, 

i.e. first name out of the barrel is written first on the ballot papers 

and so on. 

The returning officer writes the names on the ballot papers and 

initials the front of each ballot paper. This method of voting 

requires only one set of ballot papers. 

A staff member distributes the ballot papers and collects them 

when completed and gives them to the returning officer who 

counts the first preference votes and records them on the tally 

sheet. 

If a candidate has an absolute majority of first preference votes 

(more than half), the returning officer declares the outcome. 

[Name of candidate], having an absolute majority of first 

preference votes, is elected as mayor/deputy mayor for the 

ensuing two years. 

If no candidate has the absolute majority of first preference votes, 

the returning officer excludes the candidate with the lowest 

number of first preference votes. 

[Name of candidate], having the lowest number of first 

preference votes, is excluded. 

The preferences from the excluded candidate are distributed. This 

process continues until one candidate has received an absolute 

majority of votes, at which time the returning officer announces 

the result. 

[Name of candidate], having an absolute majority of votes, is 

elected as mayor/deputy mayor for the ensuing two years. 

In the event of a tied vote where there are only two candidates 

remaining in the election, the returning officer explains the 

process.

 

The votes are tied between [name of candidate 1] and [name of 

candidate 2] having received [number] votes each, and, in 

accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel. Please note that the candidate 

whose name is drawn out will be declared as mayor/deputy 

mayor. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the barrel 

and requests a staff member to shake the barrel. The returning officer 

then draws a name out of the barrel and shows the meeting. 

I declare that [name of candidate] is elected as mayor/deputy 

mayor for the ensuing two years. 

The returning officer then draws out the remaining name and reads it 

for completeness. The second name should be shown to the meeting. 

In the event that the lowest number of votes are tied and where there 

are three or more candidates remaining in the election, the returning 

officer advises the meeting of the process. 

In accordance with clause 12 of Schedule 7 of the Local 

Government (General) Regulation 2005, I will now write the 

names of the candidates on similar slips of paper, fold them 

and place them in the barrel. Please note that the candidate 

whose name is drawn out will be excluded and their 

preferences distributed. 

It is appropriate to show the meeting the names and the barrel. 

Councillors may inspect but not touch the items. 

The returning officer places the names of the candidates into the barrel 

and requests that a staff member shakes the barrel. 

The returning officer then draws a name out of the barrel and shows the 

meeting. 

I declare that [name of candidate] is excluded and any votes 

cast for them will be distributed by preference. 

The returning officer then draws out the remaining name and reads it 

for completeness. The second name should be shown to the meeting. 

  



Schedule 7 - Election of Mayor by Councillors 

Part 1 Preliminary 

1 Returning officer 

The general manager (or a person appointed by the general 

manager) is the returning officer. 

2 Nomination 

(1) A councillor may be nominated without notice for 

election as mayor or deputy mayor 

(2) The nomination is to be made in writing by 2 or more 

councillors (one of whom may be the nominee). The 

nomination is not valid unless the nominee has 

indicated consent to the nomination in writing. 

(3) The nomination is to be delivered or sent to the 

returning officer. 

(4) The returning officer is to announce the names of the 

nominees at the council meeting at which the election is 

to be held. 

3 Election 

(1) If only one councillor is nominated, that councillor is 

elected. 

(2) If more than one councillor is nominated, the council is 

to resolve whether the election is to proceed by 

preferential ballot, by ordinary ballot or by open voting. 

(3) The election is to be held at the council meeting at 

which the council resolves on the method of voting. 

(4) In this clause: 

ballot has its normal meaning of secret ballot. 

open voting means voting by a show of hands or similar 

means. 

 

Part 2 Ordinary ballot or open voting 

4 Application of Part 

This Part applies if the election proceeds by ordinary ballot or by 

open voting. 

5 Marking of ballot-papers 

(1) If the election proceeds by ordinary ballot, the returning 

officer is to decide the manner in which votes are to be 

marked on the ballot-papers. 

(2) The formality of a ballot-paper under this Part must be 

determined in accordance with clause 345 (1) (b) and (c) 

and (6) of this Regulation as if it were a ballot-paper 

referred to in that clause. 

(3) An informal ballot-paper must be rejected at the count. 

6 Count—2 candidates 

(1) If there are only 2 candidates, the candidate with the higher 

number of votes is elected. 

(2) If there are only 2 candidates and they are tied, the one 

elected is to be chosen by lot. 

7 Count—3 or more candidates 

(1) If there are 3 or more candidates, the one with the lowest 

number of votes is to be excluded. 

(2) If 3 or more candidates then remain, a further vote is to be 

taken of those candidates and the one with the lowest 

number of votes from that further vote is to be excluded. 

(3) If, after that, 3 or more candidates still remain, the procedure 

set out in subclause (2) is to be repeated until only 2 

candidates remain. 

(4) A further vote is to be taken of the 2 remaining candidates. 

(5) Clause 6 of this Schedule then applies to the determination of 

the election as if the 2 remaining candidates had been the 

only candidates. 

(6) If at any stage during a count under subclause (1) or (2), 2 or 

more candidates are tied on the lowest number of votes, the 

one excluded is to be chosen by lot. 

  



Part 3 Preferential ballot 

8 Application of Part 

This Part applies if the election proceeds by preferential ballot. 

9 Ballot-papers and voting 

(1) The ballot-papers are to contain the names of all the 

candidates. The Councillors are to mark their votes by 

placing the numbers “1”, “2” and so on against the 

various names so as to indicate the order of their 

preference for all the candidates. 

(2) The formality of a ballot-paper under this Part is to be 

determined in accordance with clause 345 (1) (b) and (c) 

and (5) of this Regulation as if it were a ballot-paper 

referred to in that clause. 

(3) An informal ballot-paper must be rejected at the count. 

10 Count 

(1) If a candidate has an absolute majority of first 

preference votes, that candidate is elected. 

(2) If not, the candidate with the lowest number of first 

preference votes is excluded and the votes on the 

unexhausted ballot-papers counted to him or her are 

transferred to the candidates with second preferences 

on those ballot-papers. 

(3) A candidate who then has an absolute majority of votes 

is elected, but, if no candidate then has an absolute 

majority of votes, the process of excluding the candidate 

who has the lowest number of votes and counting each 

of his or her unexhausted ballot-papers to the 

candidates remaining in the election next in order of the 

voter’s preference is repeated until one candidate has 

received an absolute majority of votes. That candidate is 

elected. 

(4) In this clause, “absolute majority”, in relation to votes, 

means a number that is more than one-half of the 

number of unexhausted formal ballot-papers. 

11 Tied candidates 

(1) If, on any count of votes, there are 2 candidates in, or 

remaining in, the election and the numbers of votes cast 

for the 2 candidates are equal—the candidate whose 

name is first chosen by lot is taken to have received an 

absolute majority of votes and is therefore taken to be 

elected. 

(2) If, on any count of votes, there are 3 or more candidates 

in, or remaining in, the election and the numbers of 

votes cast for 2 or more candidates are equal and those 

candidates are the ones with the lowest number of 

votes on the count of the votes—the candidate whose 

name is first chosen by lot is taken to have the lowest 

number of votes and is therefore excluded. 

 

Part 4 General 

12 Choosing by lot 

To choose a candidate by lot, the names of the candidates who have 

equal numbers of votes are written on similar slips of paper by the 

returning officer, the slips are folded by the returning officer so as to 

prevent the names being seen, the slips are mixed and one is drawn at 

random by the returning officer and the candidate whose name is on 

the drawn slip is chosen. 

13 Result 

The result of the election (including the name of the candidate elected 

as mayor or deputy mayor) is: 

a) to be declared to councillors at the council meeting at which the 

election is held by the returning officer, and 

b) to be delivered or sent to the Departmental Chief Executive and 

to the Chief Executive of Local Government New South Wales. 
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1. INTRODUCTION 

1.1 Brief 
SGS was engaged by Murrumbidgee Region Council to provide a market demand assessment 
for a proposed residential subdivision in the township of Darlington Point. Darlington Point is 
located on the border of Murrumbidgee (C) and Griffith (C) in southern NSW. 

The proposed structure of the subdivision is identified below in Figure 1. The subdivision is 
located at the western edge of the Darlington Points township boundary.  

FIGURE 1: PROPSOED DARLINGTON POINT RESIDENTIAL SUBDIVISION 

Source: SGS 2019  
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1.2 Report Structure 
The report is broken into five main components which are listed below: 

▪ Catchment definition; will identify the main areas of interest for data collection and 
analysis for the purpose of assessing market conditions of the proposed subdivision 
 

▪ Local market overview; will provide findings from consultation with real estate agents, 
along with analysis of historical transactional and sales data for the various regions 
identified. 

 
▪ Demand Assessment; will explore underlying demand drivers for residential land 

subdivision.  
 
▪ Take-up Analysis; this section identifies the likely rate of lot consumption given current 

underlying land patterns for each of the identified regions. 
 
▪ Discussion; this section explores potential comparison sites and a hypothetical alternative 

development scenario. 

1.3 Project Scope and Reporting 
The project scope was to provide a market assessment across the various catchment 
geographies for the proposed subdivision, incorporating demand from within Darlington Point 
and identifying the likely migration patterns within the region based on historical data.  

The expected take-up of the subdivision was estimated, based on an analysis of occupancy 
rates, household sizes and spill overgrowth from nearby centres. Additionally, the project 
identified the current development patterns (supply pipeline) that may affect the take-up rate 
of the proposed development. 
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2. CATCHMENT DEFINITION 

2.1 Geographies 
For the purposes of the assessment, there are four areas that are identified for exploration. 
Traditional LGA boundaries of Griffith (C), Leeton (A) and Murrumbidgee (A) are taken at their 
2016 geography produced by ABS. 

Darlington Point has been defined using the Urban Centre Locality (UCL) geography produced 
by ABS, in order to allow exploration of census data whilst being able to identify responses 
separate to the wider area. 

These Geographies are displayed in comparison to each other below in Figure 2. 

FIGURE 2: HOUSING MARKET ASSESMENT CATCHMENTS 

 
Source: SGSEP 2019 
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3. LOCAL MARKET OVERVIEW 

This chapter provides an overview of the residential market across the study 
region, findings from consultation with real estate agents, residential 
development pipeline and sales data analysis.  

3.1 Consultation 

Local Agent Consultation 

Recent sales by local agents were typically lots sized between 800-1,100 m2, within residential 
subdivisions in Griffith. These lot sizes match buyers’ preferences, with most purchases 
seeking residential lots of these sizes. Within Darlington Point there is a preference for larger 
lots of 1,100 m2 and above, with an identified lack of lots sized between 1,500-2,000 m2. 

Residential development within the area is constrained by the local construction industry is 
which is currently exceeding its capacity. This leads to a bottleneck in housing supply. 
Specifically, in Darlington Point planning constraints further decrease the rate of residential 
development. For example, some builders are unable or unwilling to engage in the area due 
to potential land quality issues and ongoing maintenance concerns. 

The agent’s view was that the market does not see residential land in Darlington Point as a 
substitute for in the equivalent Griffith and even less so for Leeton, with potential buyers 
seeking larger lifestyle lots within Darlington Point. Further concerns about the higher 
construction’s costs mean that buyers are less likely to see residential lots within Darlington 
Point as a substitute for Griffith. 

Council Officer Consultation 

Consultation with council planners at Habitat Planning advised that there was limited 
additional supply of residential land currently ready for development in Darlington Point, it is 
noted however that there exists a vast stock of land ready to be subdivided which has not 
been over the past several years and it no expected to be. 

There has been some small scale development along Britts Road beyond the south west edge 
of Darlington Point (UCL), this land is primarily larger lots of an average of 2ha. There is 
additional land identified for supply along Britts Road outside of Darlington Point (UCL), this 
land however still requires earth works prior to development. 
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3.2 Supply Pipeline 

Council Specific Development Applications 

Recent development activity within Murrumbidgee council are identified in Table 1, there 
were 5 dwelling approvals issues since May 2017. Most of these developments have occurred 
outside of the Darlington Point (UCL) with only 2 applications in the study area and the 
remainder of the applications dispersed across the surrounding regional areas. 

TABLE 1: RECENT RESIDENTIAL DEVELOPMENT IN DARLINGTON POINT 

Date of Approval Type of Building Area 

18/08/2016 Construction of Dwelling  Darlington Point (UCL) 

13/01/2017 Dwelling Darlington Point Rural 

30/05/2017 Dwelling Darlington Point (UCL) 

27/03/2018 Dwelling & Garage Darlington Point Rural 

18/10/2017 Construction of 2 New Dwellings Darlington Point Rural 

Source: Murrumbidgee Council 

ABS Building Approvals Data 

Figure 3 presents the monthly ABS (July 2016 – May 2019) new residential building approvals 
data for the study region separated between Houses and other dwellings.  

FIGURE 3: STUDY REGION RESIDENTIAL BUILDING APPROVALS JULY 2016-MAY 2019 

 

Source: ABS Building Approvals 8731.0, May 2019 
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Most building approvals are located within Griffith(C) and are primarily House approvals, the 
data shows somewhat consistent levels of home approvals within Griffith averaging 6.6 house 
approvals per month over the time series and an additional 1.8 other dwelling approvals per 
month. 

Other regions such as Murrumbidgee show sporadic and less consistent results, with gaps of 
up to 6 months without a residential building approval at some points in the time series. This 
suggests that there is not a great dealing of underlying construction activity within the 
municipality. Murrumbidgee average 0.6 house building approvals per month over the time 
series and 0.1 other dwelling approvals. 

Leeton averages 1.8 House approvals per month and 0.3 other dwelling approvals per month 
over the time series. 

Cordell 

An examination of the future supply pipeline for residential development was conducted 
using the CoreLogic Cordell Connect database. The Cordell database includes information on 
current and potential development projects, from those currently under construction to 
projects in the initial planning stages.  

Within the database, each project has been classified according to its stage of progression. 
The data has been organised into the following categories: 

▪ Group 1: Commenced and firm projects – projects where construction has commenced, 
or projects listed as being ‘firm’ (typically projects where site works have commenced but 
where construction is yet to begin). 

▪ Group 2: Approved projects – projects which are not listed as commenced or firm, but 
which have received planning approval. Where projects have been approved but are 
listed in the database as deferred or abandoned, they are allocated into groups 3 and 4 
respectively. 

▪ Group 3: Possible projects – all other projects listed in the database, except for those 
listed as being abandoned. These are typically projects which are in the design and 
planning stages, projects which have had their planning applications refused, or projects 
which have been deferred.  

▪ Group 4: Abandoned projects – these are projects which listed as being abandoned by 
the proponent for any reason.  

The number of dwellings and capital value of works in the study region LGAs (Local 
Government Area) are shown below in Table 1. 

TABLE 2: HOUSING SUPPLY PIPELINE – PLANNED UNITS AND CAPITAL VALUE OF DEVELOPMENT  

 Commenced/Firm 

projects 
Approved projects Possible projects 

Abandoned 

projects 

Dwellings 112 11 505 7 

Capital value of works $22,932,000 $2,040,000 $21,178,000 $1,430,000 

Source: CoreLogic Cordell Connect Database, 2019 

3.3 Sales Data Analysis (observed demand) 
Data gathered from historical sales aggregation platform RP data, assist in providing insights 
into data based trends within the study region. Figure 4 contains home sale volumes for the 
study region from 2010-2019 (March). As can be seen in the graph there has been a decline in 
exchange volumes across the region from 2010 to 2017/18 with recent increases in 
transaction in Griffith and Leeton.  
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Despite these changes in the nearby population centres, Darlington Point (UCL) has not seen 
the same level of transaction increase and has remained relatively flat in comparison to the 
other study areas. 

FIGURE 4: STUDY REGION HOUSE SALE VOLUMES 2010-2019 

 

Source: RP Data 2019 

 

Following on from house sale volumes Figure 5 contains land sales volumes within the study 
regions. Figure 5 shows that Griffith and Leeton have seen high volatility across the data 
period, 2010-2019, whilst Darlington Point has not followed these trends. Spikes in land sales 
volumes are typical as transactions spike when new subdivisions are released.  

Recent uplift in Griffith suggest that new land has been released in late 2018/2019 to address 
potential shortfalls in residential land, which may ease constraints in the housing markets of 
Griffith and Leeton. 

FIGURE 5: STUDY REGION LAND SALE VOLUMES 2010-2019 

 

Source: RP Data 2019 
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Figure 6 contains median house price data for the study regions from Jan-2015 to Mar-2019, 
with the dotted lines representing the trendline for each area respectively. From the data we 
can see ongoing price increases in home prices across Griffith and Leeton, with trends across 
the last 6-months trending upward.  

Across the same period there has been stagnation of house prices within Darlington point, 
contrary to the upwards trend in the other study areas. 

FIGURE 6: STUDY REGION MEDIAN HOUSE PRICE 2015-2019 

 

Source: RP Data 2019 

 

3.4 Key Insights 
▪ Local agent consultation indicated a preference for larger lifestyle lots in Darlington Point 

over residential sized lots 
 

▪ Supply pipeline (Cordell) and ABS building approval data indicate a preference to develop 
within Griffith 
 

▪ It is unlikely given the various sources of data that participants within the local market 
view houses within Darlington Point as a substitute for houses/land within Griffith or 
Leeton.  
 

▪ The lack of co-movement in sales volumes and house prices indicate that Darlington Point 
exists within a separate regional market to that of Griffith and Leeton.  
 

▪ Stagnant price trends in Darlington Point suggest lack of underlying demand for 
residential land 
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4. DEMAND ASSESSMENT 

This section explores underlying demand patterns of population and preference in 
lot sizes within Darlington Point and the Study region. The section Identifies how 
population growth patterns will influence demand for residential land within 
Darlington Point. 

4.1 Population Growth 

Local Migration Patterns 

Population growth is made of two main components natural increase (Births + Deaths) and 
net migration. Using ABS data collected in the 2016 Census of Households and Population, we 
can identify the different types and origins of recent migration to the study area. This will 
assist in understanding what type of residential users are entering the local market. 

Data on the movement patterns across the study area are identified in Table 3, cross 
sectioning each of the municipalities within the study region with the migration type.  

The table shows that there was an estimated net migration of 942 persons within the study 
region, with the majority of this fuelled by migration from overseas sources. With negative 
(more out than in) migration of 637 persons to other states and a small positive migration 
amounting to 153 persons from within NSW. 

TABLE 3: 2016 ABS PLACE OF USUAL RESIDENCE MIGRATION DATA 

 Intrastate Interstate Overseas Total 

Immigration     

Darlington Point 120 39 5 164 

Murrumbidgee (A) 412 220 60 692 

Leeton (A) 1,109 350 220 1,679 

Griffith (C) 1,561 659 1,146 3,366 

Study Area Total 3,082 1,229 1,426 5,737 

Emigration     

 Intrastate Interstate Overseas Total 

Murrumbidgee (A) 488 224 - 712 

Leeton (A) 975 450 - 1,425 

Griffith (C) 1,954 1,192 - 3,146 

Study Area Total 2,929 1,866 - 4,795 

Net Migration     

 Intrastate Interstate Overseas1 Total 

Murrumbidgee (A) -76 -4 60 -20 

Leeton (A) 134 -100 220 254 

Griffith (C) -393 -533 1,146 220 

Study Area Total 153 -637 1,426 942 

Source: 2016 ABS Census of Population and Households 

 
1 The ABS does not record Emigration data for persons who have left country 
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The immigration patterns of new residents are displayed spatially below in Figure 7: Domestic 
Migration Origin by LGA, for the Study area as whole, indicating the origins of recent domestic 
migrants to the study region.  

The spatial data indicates that most of the immigration to the study region comes from 
Intrastate sources, with the bulk of these movement originating from nearby regional 
municipalities such as Wagga Wagga (C) with 126 immigrants to the study area and 
Carrathool (A) with 126 Immigrants to the study area. 

Movement from interstate regions includes sources such as East Pilbara (S) and 
Kalgoorlie/Boulder (C) in Western Australia and Mareeba (S) and Whitsunday (R) in 
Queensland. 

FIGURE 7: DOMESTIC MIGRATION ORIGIN BY LGA 

 
Source: SGSEP 2019 

 

Given that largest source of net migration2 was overseas persons, it is important to classify 
the origins of these persons.  

Table 4 identifies migrant arrivals between 2011 and 2016, by their place of birth. 

The data indications that the most common place of birth for new overseas arrivals was India 
with 244 persons newly residing within the study region. This was followed by Philippines 
(128), Taiwan (1020 and Afghanistan with 87 new persons. 

The majority (80% or 935 persons) of the migration occurred to the Griffith (C) municipality, 
Leeton (A) had an additional 174 international migrants and Murrumbidgee (A) had 47 new 
international migrants. 

 
2 There is no overseas net migration as place of usual residence data only counts persons within Australia 
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TABLE 4: INTERNATIONAL MIGRATION ORIGIN (TOP 12 ORIGINS), 2011-2016 ARRIVALS 

  Griffith (C) Leeton (A) Murrumbidgee (A) Total 

India 224 14 6 244 

Philippines 53 72 3 128 

Taiwan 99 3 0 102 

Afghanistan 69 18 0 87 

New Zealand 61 8 0 69 

Malaysia 60 0 0 60 

England 48 0 0 48 

Pakistan 40 3 0 43 

Samoa 38 0 0 38 

Fiji 22 12 0 34 

Italy 27 0 3 30 

Total 935 174 47 1156 

Source: 2016 ABS Census of Population and Households 

Estimated Residential Population, Past and Future 

Estimated Residential Population 

Resident population growth is one of the main factors contributing to demand for residential 
land, as population increases so does the need to house the new people. The Estimated 
Residential Population (ERP) data series is produced by the ABS and is the official government 
estimates of population in a geography. 

From 2006-2016 Murrumbidgee and Leeton have shown overall decreases in the number of 
residents over the 10-year period from 2006-2016 (-290 and -155 respectively) whilst Griffith 
has experienced the opposite trend (+1906). This data is identified in Table 5, along with the 
regional NSW data as a performance benchmark 

TABLE 5: STUDY REGION POPULATION TOTALS AND GROWTH RATES (2006-2016) 

 2006  2011 2016 2006-2016 CAGR 

Regional NSW  2,486,529 2,609,580 2,707,935 221406 0.86% 

Murrumbidgee  4,219 3,888 3,929 -290 -0.71% 

Griffith 24,450 25,395 26,356 1,906 0.75% 

Leeton 11,562 11,406 11,407 -155 -0.13% 

Source: stat.data.abs.gov.au 

 
Griffith has experienced a similar growth rate in comparison to Regional NSW whilst 
Murrumbidgee and Leeton have both had negative growth.  

Population estimates for Darlington Point are also available using summation of SA1 ERP 
figures for the three SA1’s which comprise Darlington Point (UCL)3. The ABS estimated the 
population of Darlington Point in 2018 of 901 persons and from 2011-2016. The town 
declined by an estimated 100 persons and a further 50 persons between 2016 and 2018. This 
data is identified in Table 6 on the following page. 

  

 
3 The three SA1’s which comprise Darlington Point (UCL) are: 1125731, 1125732 and 1125733 
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TABLE 6: DARLINGTON POINT POPULATION TOTALS AND GROWTH RATES (2011-2018) 

 
2011 2012 2013 2014 2015 2016 2017 2018 11-16 CAGR 

Darlington 
Point 

1,055 1,024 1,027 999 939 953 923 901 -102 -2.23% 

Source: ABS Estimated Residential Population  

 

Although Murrumbidgee experienced an overall negative growth level between 2006-16, 
there was growth of an additional 40 people between 2011 and 16. However, over the same 
period Darlington Point declined in population by approximately 100 people. Suggesting that 
any growth in Murrumbidgee is not likely to occur within Darlington Point. 

Population Forecasts 

There are no official population projections provided for Darlington Point, with the 
Department of Planning and Environment (DPE) providing LGA level projections as the lowest 
geography. The projections for the study region are identified below in Table 7. 

TABLE 7: DEP STUDY REGION MAIN SERIES POPULATION PROJECTION (2016-2036) 

 
2016 2021 2026 2031 2036 16-36 CAGR 

Griffith  25,950 26,250 26,350 26,300 26,150 +200 0.04% 

Leeton 11,750 11,850 11,900 11,850 11,700 -50 -0.02% 

Murrumbidgee 3,700 3,550 3,400 3,300 3,150 -550 -0.80% 

Source: Department of Environment and Planning 

 

From this table DPE expects moderate growth of 200 persons in Griffith, a small decline of 50 
persons in Leeton and a large decline of 550 person in Murrumbidgee. 

DPE projections are provided in three types (Low, Medium and High) for each region. The DPE 
population projections for Murrumbidgee are identified in Table 8 below by series type. 

TABLE 8: MURRUMBIDGE POPULATION PROJECTION (2016-2036) 
 

2016 2021 2026 2031 2036 16-36 CAGR 

Low  3,700 3,500 3,300 3,150 2,950 -750 -1.13% 

Medium 3,700 3,550 3,400 3,300 3,150 -550 -0.80% 

High 3,700 3,600 3,500 3,450 3,400 -300 -0.42% 

Source: Department of Environment and Planning 

 

The projections from DPE estimate there will be a population decline across Murrumbidgee 
for all scenarios. The low growth scenario estimated 750 people leaving the region or an 
approximate 20% decline in population the medium scenario estimates a decline of 550 
persons, or 14% population decline, and the High growth scenario estimated decline of 300 
persons or 8% population decline.  

Similarly, SGS has produced projections for Darlington Point over the same period, using data 
from the ERP and DPE population projections. Under four different scenarios, Darlington 
Point is forecasted to have negative to minimal growth over the 2011-2036 period. These 
scenarios are identified on the follow page in Table 9 

With the trend based (Recent ERP growth apportioned to LGA projections) Darlington Point is 
expected to contract by a further 100 people to 2036 reaching a population of 853. Under the 
medium growth scenario (5 additional population per year), population growth of 0.5% of 100 
people overall would see Darlington Point recover to population level of 1,053 roughly the 
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population in 2011. A high growth scenario (10 additional population per year) would see 
population grow by 200 people to 2036 and each a population peak of 1,253 persons.  

TABLE 9: DARLINGTON POINT POPULATION (2016-2036) 

 
2016 2021 2026 2031 2036 16-36 CAGR 

Trend based 953 928 903 878 853 -100 -0.55% 

No Growth 953 953 953 953 953 0 0.00% 

Medium Growth 953 978 1,003 1,028 1,053 100 0.50% 

High Growth 953 1,003 1,053 1,103 1,153 200 0.96% 

Source: SGSEP 2019, based on DEP NSW Population projections 

 

Based on current patterns within the region the most likely of these four scenarios to occur 
are the trend based or no growth scenarios, with limited projected population growth across 
the broader region and lack of evidence that Darlington Point would feed of growth in 
Griffith. The forecasts scenarios suggest that there will be a further population decline 
following the pattern of consistent population decline in Darlington Point over the last 7 -
years (2011-2018). 

4.2 Observed Preferences 

Transaction Data 

Data extracted from RPdata for Darlington point between 2006 and 2016 indicate the type of 
land transactions that have occurred over this period. This data can assist in providing an 
insight into the likely lot sizes the market considers suitable for the area. 

Figure 8 contains this data and is displayed in incremental lot sizes from below the minimum 
lot size for Darlington Point according to the Murrumbidgee LEP, up to land transaction above 
2500m2.  

The data indicated a preference of lots sizes between 1,000-1,500 m2 and between 2,000 -
2,500 m2 as the most commonly transacted types. The least common type was lots sized 
below 600 m2, likely a result of the LEP subdivision provisions. 

FIGURE 8: DARLINGTON POINT LAND TRANSACTIONS BY LOT SIZE 2006-2016 

 
Source: RPData 2019 
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Lot Consumption Data 

Observed land use patterns from aerial imagery over several years identifies observed 
preferences in the study region. The distribution of lot consumption by size provides insight 
into buyer preferences, with the additional fact of the land being consumed (dwelling 
constructed) where in transaction data a single vacant lot may be transacted multiple times 
prior to construction.  

Figure 9 identifies the lot consumption data in Leeton, from the graph it is easy to see a clear 
preference for lots sized between 1,000-1,500 m2 with 112 observed consumptions over the 
reference period. The next most common lot preference in Leeton was 2,500 m2 and above 
with approximately 20 lot consumptions over the reference period. 

FIGURE 9: LEETON LAND CONSUMPTION BY LOT SIZE 2012-2018 

 

Source: RPData 2019 

 

Figure 10 contains the same distribution for lot consumption in Griffith, the data indicates a 
clear preference for lots between 600-1,000 m2 with over 285 lots consumed of this size over 
the reference period. There was roughly even distribution over lots sized between <600 m2, 
1,000-1,500 m2 and 2,500 m2 across the same time frame with approximately 40 lots 
consumed in each band.  
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FIGURE 10: GRIFFITH LAND CONSUMPTION BY LOT SIZE 2011-2018 

Source: RPData 2019 

 

4.3 Key Insights 
▪ There has been net emigration from Murrumbidgee between the last two census’, with 

much of the local population heading to nearby larger regional centres. 
 

▪ There was a net migration of 945 people between 2011-16 discounting overseas movers 
across the study region, with most of the migration focused in Griffith and Leeton. 

 
▪ There has been significant population declines within both Darlington Point (UCL) and 

Murrumbidgee (A) in recent history. 
 
▪ The official state population projections indicate that there will be limited population 

growth in the region, and this constrain the ability for Darlington Point to grow. 
 
▪ Population forecasts produced by SGS identify a trend based scenario or no growth 

scenario as the most likely outcomes for Darlington Point (UCL)  
 
▪ There is observed preference of large land sizes in Darlington Point (UCL). This is the lot 

sizes that are identified in the proposal. 
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5. TAKE-UP ANALYSIS 

This section explores the current land consumption patterns across the study 
region, with a focus on urban areas. This data is them coupled with estimated 
land available for residential development to identify a supply figure for each type 
of residential land in the study region. 

5.1 Land Consumption 
Using Aerial imagery, SGS has undertaken a lot count to identify land consumption trends in 
the study region. This process assists in identifying trends in land consumption patterns that 
can be difficult to infer from sales volumes and planning approvals alone. 

For example, a development approval may identify a new construction, but not identify 
whether an existing structure was demolished in order to construct it. In this case, this would 
not count as land consumption as the lot was already fully utilized for this purpose. 

Similarly, sales volumes can only account for the transaction of land and do not identify 
whether the land is utilised for residential purpose, on-sold or left vacant. 

Background Data 

One of the key aspects of undertaking this type of analysis is defining a timeframe suitable to 
undertake the analysis, to long between reference points and you fail to capture recent 
trends and to short timeframes will lead to failure to identify long term trends. For this study 
SGS has chosen to take a reference period of approximately 7-8 years (dependent on aerial 
timeframe) in order to capture housing market trends consistent with data presented in other 
section of the report. The relevant aerial reference times are identified in Table 10: Study 
Area Aerial Reference Points. 

TABLE 10: STUDY AREA AERIAL REFERENCE POINTS 

Study Area Start End Source 

Leeton 12/11/2012 20/12/2018 Google Earth 

Darlington point 12/11/2012 20/12/2018 Google Earth 

Griffith 23/01/2011 28/08/2018 Nearmap 

Source: SGSEP, 2019 

 

It is also important to identify how potential residential land will be used, ideally based of its 
zoning. Using data interpreted from Local Environmental Plan 2014 (LEP) for each study area, 
SGS has estimated the outcome of land supply following development for each study region. 

This data is contained in Table 11 and identifies minimum lot sizes, subdividable lots and 
Major Subdivisions. This is done to identify land which will need to undergo certain levels of 
development (roads, drainage, green space etc.) prior to residential use, this process is 
simplified utilizing benchmarks which proportion part of the land supply for these uses.  

The mechanism through which this is apportion is as follows:  

▪ Lots between the minimum lot size and subdividable lot attribute 100% of their area to 
the aggregated land supply,  

▪ Lots which are sized between the Subdividable Lot and Major Subdivision classification 
count 85% of their area to the land supply and; 
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▪ Lots greater than the Major Subdivision only count 70% of their area to the land supply.  
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TABLE 11: RESIDENTIAL LOT SIZES BY ZONE (HA.) 
 

Minimum Lot Size Subdividable Lot Major Subdivision 

Leeton (UCL)    

General Residential (R1) 0.075 0.15 0.8 

Medium Density Residential (R3) 0.05 0.1 0.2 

Low Density Residential (R2) 0.12 0.4 2 

Large Lot Residential (R5) 0.12 0.4 2 
    

Darlington Point (UCL) 
   

Village (RU5) 0.06 0.2 2 
    

Griffith (UCL) 
   

General Residential (R1) 0.07 0.15 0.5 

Large Lot Residential (R5) 0.3 0.6 2 

Village (RU5) 0.7 0.15 0.5 

Source: SGSEP, 2019 with LEP data 

Land Consumption 

Recent land consumption for each of the study areas is identified in Table 124 Across the 
reference period there was a total of 71.3 ha of land consumed across the entire study 
region. Most of   the land consumed located in either Griffith (62.2%) or Leeton (37%). This 
means that less than 1% of residential land consumption has occurred within Darlington Point 
across the reference period. 

Most land consumption in Griffith was of General Residential (R1) zoning and in Leeton the 
most common type of land consumption was Low Density Residential (R2). 

TABLE 12: LAND CONSUMPTION BY STUDY AREA AND ZONE (HA.) 

Zone Land Consumption 

Leeton (UCL) 
 

General Residential (R1) 3.92 

Medium Density Residential (R3) 0.77 

Low Density Residential (R2) 17.07 

Large Lot Residential (R5) 4.64 

Total 26.40 
  

Darlington Point (UCL) 
 

Village (RU5) 0.54 
  

Griffith (UCL) 
 

General Residential (R1) 27.24 

Large Lot Residential (R5) 14.15 

Village (RU5) 2.97 

Total 44.36 

Source: SGSEP, 2019 

 
4 This data is displayed Spatially in Figure 16, Figure 18 and Figure 20 in appendix 
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Vacant Land 

Vacant land for the purposes of residential housing has been identified in Table 135 by study 
area and land zoning. In order to be considered vacant the identified lot must either have no 
existing dwelling on it, be of sufficient size, in proximity to other residential areas or 
structured in a way that indicates it is in supply (a 2 ha. Lot with a single dwelling in corner 
and remaining land not utilized for production). 

A total of 492.02 ha of vacant residential zoned land was identified across the study region 
with a split of 59.1% in Griffith, 36.5% in Leeton and 4.3% in Darlington Point.  

In Griffith the most common type of vacant land was General Residential (R1) and in Leeton 
the most common type was Low Density Residential (R2). 

TABLE 13: VACANT LAND BY SUTDY AREA AND ZONE (HA.) 

  Minimum Lot Size Subdividable Lot Major Subdivision Total 

Leeton (UCL) 
   

 

General Residential (R1) 2.42 1.11 21.76 25.29 

Medium Density Residential (R3) 0.00 0.44 0.00 0.44 

Low Density Residential (R2) 1.16 0.00 108.53 109.69 

Large Lot Residential (R5) 0.00 2.10 42.28 44.38 

Total 3.58 3.65 172.57 179.80 

     

Darlington Point (UCL)     

Village (RU5) 1.64 9.37 10.31 21.32 
 

    

Griffith (UCL)     

General Residential (R1) 10.64 2.83 202.82 216.29 

Large Lot Residential (R5) 3.29 0.81 51.06 55.15 

Village (RU5) 0.00 0.86 18.60 19.46 

Total 13.93 4.50 272.48 290.91 

Source: SGSEP, 2019 

  

 
5 These are also identified spatially in Figure 15, Figure 17 and Figure 19 in appendix 



 

 

Darlington point Housing Market Assessment 20 

 

Estimated Supply 

Taking the estimated land consumption and identified vacancy data in combination it is 
possible to estimate the likely supply of residential land for the region. 

This data is identified below in Table 14, according to the data there is an estimated 3,005 lots 
worth of residentially zoned land within the study region with approximately 2,203 lots worth 
of vacant residential land located within Griffith, 677 lots worth of land in Leeton and 126 
worth in Darlington Point. 

Most of the potential residential land in Griffith will come from General Residential (R1) 
zoned land and Leeton will primarily come from Low Density Residential (R2) zoned Land.  

Given recent consumption patterns of land in Darlington Point there will be a supply of 126 
lots, which is consistent with the trend that is expected to approximately 192 years. Land 
consumption in Darlington Point (UCL) would need to increase 10 fold to reduce the supply of 
land to less than 20 years. 

TABLE 14: ESTIMATED SUPPLY OF RESIDENTIAL LAND STUDY REGION BY ZONE 

 
Average Lot Consumption Size (Ha.) Vacant Land Yield 

(Ha.) 
Supply 
(Lots) 

Supply 
(Years) 

Leeton (UCL) 
    

General Residential 
(R1) 

0.13 18.60 146.93 28.93 

Medium Density 
Residential (R3) 

0.11 0.38 3.41 2.98 

Low Density Residential 
(R2) 

0.17 77.13 451.78 27.57 

Large Lot Residential 
(R5) 

0.42 31.38 74.47 41.32 

Total - 127.48 676.61 - 
     

Darlington Point (UCL) 
    

Village (RU5) 0.13 16.82 125.60 191.62 
     

Griffith (UCL) 
    

General Residential 
(R1) 

0.08 155.02 1,940.37 34.73 

Large Lot Residential 
(R5) 

0.36 39.71 109.44 17.12 

Village (RU5) 0.09 13.75 153.04 28.30 

Total - 208.49 2,202.85 - 

Source: SGSEP, 2019 

 

These estimates are in line with data that was identified within the Darling Point Structure 
Plan 2017, these estimated are identified below in Table 15. 

TABLE 15: EXISTING LAND SUPPLY UNDER HISTORIC GROWTH (2 LOTS PER ANNUM) 

 
Source: Darlington Point Structure Plan Author: Habitat Planning, 2017  
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6. DISCUSSION SECTION 

6.1 Case Studies 
Three case study examples have been chosen as potential large lifestyle lot development 
scenarios. The sites chose are identified in Figure 11,Figure 12 and Figure 13. 

Estate composition 

Table 16: Case Study Development attributes Table identifies various development attributed 
of the case study estates, with comparison to the proposed structure of the residential 
expansion in Darlington Point. 

The total land size for each of these estates range from 9.07 ha to 22.1 ha, however there are 
similarities in the amount of land which is allocated to local infrastructure (common land) 
such as roads, drains, curbs and other. The share of common land in the three case study 
areas ranges from 7-11% which is dependent on estate layout. 

TABLE 16: CASE STUDY DEVELOPMENT ATTRIBUTES TABLE 
 

Average 
Size 

Median 
Size 

Lots Residential 
Area 

Total 
Area 

Common 
Land  

Common 
Share 

Melville Cres Griffith 5,343 4,586 21 112,198 121,104 8,907 7.4% 

Lansdowne Rd Leeton 4,320 4,005 21 90,719 101,595 10,876 10.7% 

Serencroft Dr Leeton 6,710 6,406 33 221,451 237,838 16,386 6.9% 

Source: SGSEP, 2019 

A hypothetical Rural Lot in which the Darlington Point proposal follows the trends in the case 
study estates is identified in Table 16: Case Study Development attributes Table with the 
common share of land set to the average across the three case studies. A lot size of 2,500 m2 
is chosen as the testing value to identify potential lot yield of the site, this is the next most 
common sized lot transacted from the demand assessment in Figure 8: Darlington Point land 
Transactions by Lot Size 2006-2016, this scenario would yield approximately 29 lots. 

TABLE 17: DARLINGTON POINT DEVELOPMENT ATTRIBUTES TABLE 
 

Average 
Size 

Median 
Size 

Lots Residential 
Area 

Total 
Area 

Common 
Land  

Common 
Share 

Proposed Darlington Point  938 912 56 52,530 79,340 26,810 33.8% 

Lifestyle Lot Scenario 2,500 2,500 29 72,741 79,340 6,598 8.3% 

Source: SGSEP, 2019 

Estate Take-up 

Take-up rated within the case study areas are identified in Table 18, with the hypothetical 
Darlington Point scenario following averaged development patterns across the three case 
studies. The patterns from the development of these estates indicate a stronger take-up rate 
at the beginning of the subdivision compared to the full completion time-line. 

The method for identifying how these estates develop is whether the demander (purchaser) 
of the lot goes on to build on the land, otherwise if the land is transacted again and the built 
upon at that point it is considered taken-up. This is narrow in on how long the estates take to 



 

 

Darlington point Housing Market Assessment 22 

 

“fill-out” and disregards any effects of speculator investment or other exogenous factors 
outside latent demand for this type of large lot residential demand. 

Based on the patterns exhibited in these estates, if the hypothetical lifestyle lot Darlington 
Point scenario happened, then 50% of the land may be undertaken over the first four years 
after construction, with the remaining lots being consumed over the follow 11 years. 

 

TABLE 18: TAKE-UP RATE IN CASE STUDY AREAS 
 

Start Halfway 
(Median) 

End (or 
Ongoing) 

Development 
Time 

Lots P.A 
Phase 1 

Lots P.A 
Total 

Melville Cres Griffith 2000 2003 2016 16 3.5 1.3 

Lansdowne Rd Leeton 2006 2012 2019 13 1.8 1.5 

Serencroft Dr Leeton 2000 2004 2015 15 4.6 2.1 

Lifestyle Lot Scenario 2020 2024 2035 15 3.6 0.5 

Source: SGSEP, 2019 with RP Data 
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FIGURE 11: LANSDOWNE ROAD ESTATE LEETON 

 
Source: Nearmap 

FIGURE 12: MELVILLE CRESENT LARGE LOT ESTATE GRIFFITH 

 
Source: Nearmap 
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FIGURE 13: SERENCROFT DRIVE LARGE LOT ESTATE LEETON 

 
Source: Nearmap 

 

Whitton Development EOI 

In February 2019, Leeton Shire Council identified a parcel of land in the town of Whitton 
located 17km to the North-East of Darlington Point. The residential subdivision was for 22 lots 
with an approximate average size of 1,255 m2, the project was put out to EOI to developers, 
builders and potential purchases but failed to garner sufficient interest to justify the 
subdivision. The implications of the project’s outcome and its proximity to Darlington Point, 
provides a clear regional example of the viability of the proposed Darlington Point project.  

The layout of the proposed development in Whitton is identified below in Figure 14.  
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FIGURE 14: PROPOSED WHITTON DEVELOPMENT 

 

Source: Leeton Shire Council 

 

6.2 Key Insights 
 

▪ The life cycle of a large lot estate across the region from beginning to end is 
approximately 15 years, with a large proportion of lots sold within the primary 
marketplace being built upon thereafter. 

▪ There is a higher yield of total land for larger lot estates in comparison to the current 
Darlington Point proposal, with lifestyle estates averaged approximately 8.3% of total 
land for infrastructure and common space versus 33.8% of land under the current 
proposal. 

▪ Reduced capital costs, would result in a lower break-even price for council in terms of 
price per m2, based on recent sales data in Darlington Point the construction costs 
would need to be reduced by approximately 40% or more in order for the project to 
break even (under a life style lot scenario), significantly lower than the $55.17 per 
sqm to break even under the current proposal. 
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7. CONCLUSIONS 

Local Market 

Consultation with a Local Real Estate agent informed the preferences in Darlington Point are 
for larger lots (when available) and that smaller residential lots are primarily sold within 
Griffith. 

Most building approvals are happening in Griffith, there is a very low volume in Darlington 
Point, and this will likely not change without a substantial shift within market conditions. 
Cordell data points to pipeline activity located within Griffith, this may be due to the capital 
costs of projected not meeting criteria or other reasons.  

There is no clear co-movement in Darlington Point and Griffith for both sales volumes and 
prices. Price in Darlington Point have remained at this point and have trended down recently, 
whilst Griffith and Leeton and gone up. This suggests lack of underlying demand for 
residential land within Darlington Point. 

Demand Assessment 

There is no population based argument to suggest there is unmet demand in Darlington Point 
for additional residential land. Negative population growth and a net outflow of migrants 
(Intrastate and Interstate), along with population projections provided by DEP suggest that 
over the next 20 years there is likely to be less people living in Darlington Point. 

Population projections contained within the Darlington Point Structure plan, do not reflect 
current population trends and there is little evidence that a capacity led population projection 
is appropriate for Darlington Point. 

Observed preferences in lot size data trend to larger lots than those identified in the current 
proposal, with 1000-1500 m and 2000-2500+ the preferred types, lack of historical demand 
for the proposed product is the best evidence for potential future demand. 

Take-Up Analysis 

Take-up analysis suggests there is already excess supply of residential land in Darlington Point 
and that there is also ample supply in Griffith and Leeton to address any potential shortfalls. 
The Darlington Point structure plan 2017 also suggested this and included potential land 
outside of the Darlington Point (UCL) which is not considered in this analysis. 

Discussion 

Case studies suggests that larger lots likely are more viable and have an approximate 
development timeline of 15 years. Most lots would likely sell to people looking to build in the 
area, with an estimate of approximately 50% of lots being purchased to be built upon in the 
first four years (with a construction lag). 

Pricing of the subdivided lots under a lifestyle lot scenario would result in a lower required 
selling price per m2 of land assuming construction costs are lower. This option would present 
a less capital intensive option and therefore less risky solution to council. 
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APPENDIX 1 

FIGURE 15: GRIFFITH VACANT RESIDENTIAL LAND AUGUST 2018 

 

Source: SGSEP, 2019 
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FIGURE 16: GRIFFITH RESIDENTIAL LAND CONSUMPTION JANUARY 2011 - AUGUST 2018 

 

Source: SGSEP, 2019 
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FIGURE 17: LEETON VACANT RESIDENTIAL LAND DECEMBER 2018 

 

Source: SGSEP, 2019 
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FIGURE 18: LEETON RESIDENTIAL LAND CONSUMPTION NOVEMBER 2012 - DECEMBER 2018 

 

Source: SGSEP, 2019 
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FIGURE 19: DARLINGTON POINT VACANT RESIDENTIAL LAND DECEMBER 2018 

 

Source: SGSEP, 2019 
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FIGURE 20: DARLINGTON POINT RESIDENTIAL LAND CONSUMPTION NOVEMBER 2012 - DECEMBER 2018 

 

Source: SGSEP, 2019 
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1. Community participation in the planning system 

1.1 What is our community participation plan? 

Community participation is an overarching term covering how we engage the community in our work 
under the Environmental Planning & Assessment Act 1979 (EP&A Act), including legislative reform, plan 
making and making decisions on proposed development. Our CPP is designed to make it clearer for the 
community to understand how to participate in planning matters within Murrumbidgee Council. 

The level and extent of community participation will vary depending on the community, the nature of the 
proposal under consideration and potential impacts of the decision. The community includes anyone who 
is affected by planning in Murrumbidgee Council. 
 

This CPP also establishes our community participation objectives which we use to guide our approach to 
community engagement. 

Table 1: What functions does the community participation plan apply to? 

Plan making and strategic planning 

 

Including amendments to or the creation of 
strategic planning statements or strategies, 
planning proposals to amend the local 
environmental plan, updates to the development 
control plan or contribution plan.  

 

Development Applications – 

assessing plans for individual sites. 

 

When making decisions on a proposed 
development or planning enquiry/proposal, 
consideration is given to whether proposals are in 
accordance with plans, applicable policies and 
guidelines developed by Murrumbidgee Council or 
the Department of Planning, Industry & 
Environment (DPIE). 

 

1.2 Who does this Community Participation Plan apply to? 

Our CPP is a requirement of the EP&A Act (see division 2.6 and Schedule 1 of the EP&A Act) and applies 
to the exercise of planning functions undertaken by Murrumbidgee Council.  

2. How can the community participate in the planning system? 

2.1 Our community participation objectives are to: 

(a) ensure our communities are able to input into planning decisions that affect them; 
(b) promote awareness in the community about planning matters including development proposals;  
(c) promote transparency and accountability to ensure planning decisions are based on best 

practice, are defensible and are in accordance with statutory requirements; and to 
(d) ensure that Council in making planning and development decisions are open, transparent, 

equitable and inclusive.  
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3. What is the role of exhibitions in the planning system? 

Opportunities to participate in the planning and assessment process will respond to the nature, scale and 
likely impact of the proposal or project being considered or assessed. A regular and valuable way for the 
communities to participate in the planning system is by making a submission on a proposal during the 
formal exhibition period. Submissions can highlight positive aspects of a plan to be encouraged or raise 
areas of concern that may require further attention. You can also provide us with feedback at any time. 

3.1 Exhibitions 

A key technique we use to encourage community participation is formal exhibitions. During an exhibition 
we make available relevant documents that may include a proposed development that we are seeking 
community input on. In reaching decisions on proposals that have been exhibited, the Council balance’s a 
wide range of factors to ensure that decisions are in the public interest. This includes considering the 
objects of the EP&A Act, the strategic priorities of the Government, the community’s input, the land use 
priorities identified in strategic plans and applicable policies and guidelines. 

3.2  When and how to make a submission 

The following table outlines the types of plans or development applications that submissions are open for 
and how to go about making a submission. 

Public exhibition - for plan making, ie a 
strategy or planning proposal 

 

As a minimum, exhibition material will be provided 
on Murrumbidgee Council’s “Documents on 
Exhibition” webpage, and at the Coleambally, 
Darlington Point and Jerilderie Offices. Written 
notice will also be provided to key landowners and 
affected neighbours in accordance with Council 
Policy or Development Control Plan. 

 

How to make a submission 
 

 

Submissions can be made in writing or emailed to 
mail@murrumbidgee.nsw.gov.au by 5pm on the 
nominated closing date for submissions. Details 
will be made available on the notification 
material. All submissions will be made public. 

Public exhibition – for development 
applications 
Depending on the type of development and likely 
impacts, notification may include: 
 

 An email or letter to affected neighbours 
 Advertisement in the local newspaper 
 Exhibition material provided on 

Murrumbidgee Council’s “Documents on 
Exhibition” webpage and at the 
Coleambally, Darlington Point and Jerilderie 
Offices 
 

How to make a submission 

 
After viewing the information provided on 
Murrumbidgee Council’s website (see development 
Applications on Exhibition) or viewing at one of our 
offices. If you have an interest in or think you may 
be affected by the development, you can make a 
submission to Council. Submissions should be sent 
to mail@murrumbidgee.nsw.gov.au by 5pm on the 
nominated closing date for submissions.  
 
Persons wishing to obtain more information about 
any application can contact Council by emailing 
mail@murrumbidgee.nsw.gov.au or by phoning 
1300 676243 during business hours. 
 
Any objection must clearly specify the grounds of 
objection and the reasons. Council will consider the 
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merits of an objection in accordance with statutory 
requirements.  
  
 
Submissions must be in writing either by email  or 
letter and submitted within the exhibition period. 
The submission must clearly identify the subject 
property and also include the name and contact 
details of the author. 
 
All submissions will be made public unless a 
specific request for confidentiality is made where 
names and addresses will be redacted.  
 

 

Types of advertised development applications include: 

 Removal, demolition or alteration of a heritage item or properties within a heritage conservation 
area 

 Integrated development 
 Designated development 

Some of the issues that can be considered relate to the following matters: 

 Overshadowing  Visual impacts 

 Privacy   Noise, odour or other pollution 

 Traffic and access   Stormwater and drainage issues 

 Public interest  

3.3 Exhibition timeframes 

Mandatory minimum exhibition timeframes 

Draft Community Participation Plan 28 days 

Draft Local Strategic Planning Statements 28 days 

Draft Regional Strategic Plans 45 days 

Planning proposals for local environmental 
plans subject to a gateway determination 

28 days or as specified by the gateway 
determination which may find, due to the minor 
nature of the proposal, that no public exhibition is 
required 

Draft development control plans 28 days 



 

Murrumbidgee Council Community Participation Plan              Page 5 of 6 

Draft contribution plans 28 days 

Application for development consent in the 
following instances: 

 Where a variation to a development 
standard is proposed in accordance with 
Clause 4.6 of the Local Environmental Plan 

 Where a variation is proposed to a 
prescribed standard in the Development 
Control Plan or Council Policy. 

 Where the development is defined as 
hazardous or offensive in accordance with 
State Environmental Planning Policy No. 
33 – Hazardous and Offensive 
Development. 

 Where the development is proposed by 
Council or on land in the care and control 
of Council. 

Any other occasion where Council feels that the 
public interest might be compromised or where 
impacts of a proposal warrant public notification. 

14 days 

Application for development consent for: 

 designated development  
 integrated development 

28 days 

Application for modification of development 
consent that is required to be publicly 
exhibited by the regulations  

 

Up to 14 days based on scale and nature of the 
proposal  

Environmental impact statement obtained 
under Division 5.1  

 

28 days 

 

Non-mandatory exhibition timeframes 

Draft Legislation, regulation, policies and 
guidelines 

28 days based on the urgency, scale and nature of 
the proposal 

State Environmental Planning Policies 
(SEPPs) 

Discretionary based on the urgency, scale and 
nature of the proposal 
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3.4 Key points to note about public exhibitions 

 A public authority is not required to make available for public inspection any part of an 
environmental impact statement whose publication would, in the opinion of the public authority, 
be contrary to the public interest because of its confidential nature or for any other reason.  

 Timeframes are in calendar days and include weekends.  
 If the exhibition period is due to close on a weekend or a public holiday, we may extend the 

exhibition to finish on the first available work day.  
 The period between 20 December and 10 January (inclusive) is excluded from the calculation of a 

period of public exhibition.  
 Any material submitted with a development proposal shall be treat as a public document and not 

intellectual property.  
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