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Submission Summary Table -Draft Tarago Village Strategy Exhibition 

Please note that full copies of all submissions are provided in Attachment 3 

State Agency Submissions 

 
State 
Agency 
 

 
Summary of Issues Raised 

 
Council Response 

 

NSW 
Rural Fire 
Service 
(RFS) 

 NSW RFS notes lands within Tarago Village are identified as bush fire 
prone land.  Strategic planning needs to ensure that future residential and 
special fire protection purpose land uses are only located in appropriate 
areas to minimise the risk to life and property from bush fire attack. Based 
on an assessment of the draft document, the following advice is provided: 

 
The preparation of a Strategic Bush Fire Study (SBFS), as part of the 
preliminary studies undertaken for any future planning study that proposes 
to introduce new residential areas, shall be carried out where land is located 
in proximity to bush fire risks. The SBFS shall be in accordance with the 
Strategic Planning Principles of Planning for Bush Fire Protection 2019 
(PBP19) to ensure only appropriate development occurs in areas where 
bush fire hazards exist. 

 

Agreed. 
 
The Draft Strategy identifies that the village is surrounded by land that 
is identified as bushfire prone and that further site specific technical 
studies will be required as a part of any future planning proposal. 
 
It should be noted that Council is separately undertaking a Strategic 
Bushfire Study to inform strategic planning around development in 
villages.  

 

NSW 
Department 
of Primary 
Industries 
(DPI)-
Agriculture 

 The proposal to enable infill development in the north-west of Tarago village 
by reducing the minimum lot size (from 1ha to 4000m2) is supported by 
NSW DPI. This option is preferred as it will utilise land already zoned RU5 – 
Village and does not convert agricultural land to urban development. 
However, it is understood that this option will only yield a small number of 
lots and further land is needed for the future growth of housing in the village.  

 NSW DPI supports the view in the Strategy that precinct 1 and the northern 
part of precinct 2 are the most feasible greenfield options for future housing 
development in Tarago. From an agricultural perspective, the land has the 

The Strategy has identified limited potential for infill of existing land 
zoned RU5.  The yields resulting from a reduction in minimum lot size 
would be low for most of the affected lots given the lack of reticulated 
sewer and issues with proximity to water courses.  Whilst Council 
would support some infill it may not be applicable or appropriate for all 
sites due to the topography, location of water courses and siting of 
existing dwellings.  Unfortunately, this makes this option less feasible 
and owners are unlikely to fund site specific assessments required for 
a planning proposal (where little or no yield is likely). 
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lowest agricultural quality of all options (identified as class 6 on the Land 
and Soil Capability (L&SC) maps.  

 

 The Strategy also considered that the southern part of precinct 2 would not 
likely be suitable for future housing development, given its potential for 
flooding and water quality constraints. That land is also high-quality 
agricultural land, being identified as class 3 on the L&SC maps and identified 
as Biophysical Strategic Agricultural Land (BSAL). BSAL is land with high 
quality soil and water resources capable of sustaining high levels of 
productivity. The land is currently used for lucerne cropping, has high 
productivity and in NSW DPI’s view is more suited to agricultural production.  

It is also understood that the southern part of precinct 2 is currently zoned 
RU6 Transition. NSW DPI considers that the zoning of that land should be 
more reflective of its current land use and high productive capacity, 
particularly given the high quality of soils and cropping potential. It is therefore 
recommended that the southern part of precinct 2 should be rezoned to RU1 
Primary Production, with boundaries consistent with BSAL mapping.    

 The Strategy also concluded that precincts 3 to 6 are environmentally 
constrained and less suitable for the development of housing, subject to 
further study. Precinct 4, in particular, has relatively good quality agricultural 
land, being classed as 4 on the L&SC maps. The land has good agricultural 
productivity, is currently used for cattle grazing and is subject to flooding, 
making it a high risk for village development.  NSW DPI considers that the 
land should remain as RU2 Rural Landscape zoned land to enable continued 
agricultural use. 

 It is also noted that further studies proposed to be undertaken on the 
preferred options include an agricultural viability study. NSW DPI supports 
the development of such a study for the preferred options. Such a study 
should include an assessment of the productive capacity of the land from 
sources such as the L&SC and BSAL maps. 
 

 

 
 
 
Agreed, the precinct 2 area is too low lying with a high water table.  
Agricultural value of this area is also noted on the States’ Bio-strategic 
Agricultural Land (BSAL) mapping. 
 
 
 
The comments on the current RU6 Transition Zone for this location 
and agricultural values are noted.  Council has identified the need to 
undertake a review of agricultural/rural land zones but was waiting on 
the DPI Agricultural Land Mapping project outcome? 
 
 
 
 
 
 
 
 
 
 
 
 
 
Any planning proposal will be required to include an agricultural 
viability study where rezoning is proposed in and around Tarago. 
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Water 
NSW 

( 

 Acknowledges the references to Water NSW advice and the inclusion 
Strategic Land and Water Capability Assessments from Water NSW in 
relation to the consideration of water quality and the Sydney drinking water 
catchment. 

 Generally supports the Strategy’s conclusions in relation to the development 
capacity of each of the relative precinct discussed. 

 Supports the Strategy’s identification of the need for further site specific 
technical studies to support planning proposals (specifically in relation to 
water quality). 

 Notes two editorial matters: 
 

 
 Page 28: The last sentence would benefit by clarifying that the reference to 
suitability is in relation to urban development which, in turn, would need to 
be informed by further investigation regarding constraints.  

Page 32: The sentence regarding the ‘Cost/Feasibility Analysis’ refers to 
this being required if any ‘increase’ in existing MLSs are proposed. Should 
the word ‘increase’ actually read any further ‘decrease’ which would equate 
with an intensification of development? Perhaps this sentence could be 
reframed or expanded to clarify to relate smaller MLSs with higher 
development densities?  

 Suggests further explanation on the relationship between the Draft Tarago 
Strategy and the Urban and Fringe Housing Strategy. 
 

 Requests that any further changes to the extent of the Strategy (inclusion of 
additional areas for development) be referred to Water NSW for comment 
before the final endorsement of the Strategy. 

 

 
Water NSW’s general support of the Strategy is noted, including the 
need for further site specific technical studies to further inform site 
suitability as a part of any rezoning and increase in density. 
 
 
 
 
 
 
The editorial matters pointed out by Water NSW: 
 

 P28. Agreed - The last sentence would benefit by clarifying 
that the reference to suitability is in relation to urban 
development which, in turn, would need to be informed by 
further investigation regarding constraints.  

 P.32 Agreed- Clarify in relation to increase in density or 
decrease in lot size. 

 
 
 
 
Agreed further discussion on the relationship between the Tarago 
Strategy and Urban and Fringe Housing Strategy will be included in 
the final version. 
 
Council has had further consultation with Water NSW in relation to 
submissions to the Strategy seeking inclusion of additional land to 
RU5 and rural residential lifestyle lots.  (See main report and TADPAI 
submission response below). 
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Transport 
for NSW 
(TfNSW) 

 
TfNSW has analysed the draft Tarago Village Strategy, based on the 
information provided and focussing on the impact to the state road network.  
TfNSW note:  

 The Draft Tarago Village Strategy informs future residential land supply 
and the delivery of new homes in Tarago, which will have an impact on 
the usage demand of the state road network and at grade level 
crossing;  

 The key state road is Braidwood Road; and  

 The Bombala line, which forms part of the railway between Sydney and 
Canberra, and Tarago Train Station are located in Tarago Village. 
There is an at-grade level crossing with Goulburn Street, which is a 
local road.  

 There are no properties affected or required by TfNSW.  
 
TfNSW has no objections to the draft Tarago Village Strategy at this stage and 
provides general comments on the next steps that should follow before 
finalisation. The implications on the road network and rail assets need to be 
investigated. This will require more detailed information regarding dwelling 
yields and development within each of the 6 investigation areas. TfNSW 
currently does not have any plans or projects to upgrade Braidwood Road near 
Tarago. 
 
Next Steps before finalisation 
 
-There will need to be an analysis of the future implications through a traffic 
study. A further investigation into the actual lot yield of future development in 
Tarago is necessary before a traffic study can be undertaken. TfNSW is 
particularly interested in the impact on Braidwood Road, which is the key state 
road, after a further investigation into the development potential of Tarago has 
been undertaken (noting that no upgrades are planned for this road).  
 

 
Whilst Transport for NSW does not object to the Strategy at this stage 
it initially sought some substantial work to be undertaken prior to the 
Strategy being finalised (i.e. prior to rezoning). 
 
Transport for NSW are seeking a Traffic Study to determine the 
impact on Braidwood Road of the increased traffic and then following 
this strategic upgrades and designs for intersections etc.  Given that 
the identified area is relatively small and assuming that 25% cannot 
be used for dwellings due to roads etc.  The uppermost limit for 
dwellings in Area 1 would likely be 70 – 80 dwellings with a lower limit 
of 40 – 50 dwellings.   
This area would feed into the local road network and has no direct 
frontage or access to Braidwood Road.  Not all car movements will 
use Braidwood Road as some trips may be occurring to Canberra, 
Bungendore etc.  On this basis a traffic study and identified upgrades 
to the intersections is premature for a Strategy such as this.  The 
density of increased development seems to be too small to warrant 
this level of attention at this phase? 
 
In relation to flood assessment, it may be difficult to undertake this, 
prior to commencing this Strategy Council did discuss the 
opportunities for flood assessment in this locality (similar to Marulan) 
but the feasibility is an issue given the relatively small amount of 
growth potential. 
 
In relation to site contamination this is a requirement for any planning 
proposal to undertake a Phase 1 Assessment and further assessment 
as identified if required. 
 
The following matters raised by Transport for NSW are better placed 
as considerations or constraints in a development control plan:  

 The introduction of a new LEP prohibiting this type of 
development on Braidwood Road would be at odds with the 
broader approach to planning typically undertaken.  There 
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Prior to finalising the draft Tarago Village Strategy, Council should consider and 
plan for any necessary works that are required to service the additional 
demand. Specifically, this would involve:  
 
- Undertake a traffic study to consider the implications of the rezoning and 
identify appropriate upgrades;  

- Prepare strategic designs and cost estimates for those upgrades (i.e. consider 
the potential impacts on the road network, identify appropriate upgrades;  

- Identify an appropriate mechanism to obtain funding and deliver the upgrades.  
- Undertake a flood study to consider impacts of flooding on Braidwood Road 
and increased infill/expansion on drainage lines affecting the railway line.  
Consider impacts on level crossings/culverts.  TfNSW suggests consideration of 
a new crossing or bridge against its standards for crossings. 
 
- In relation to contamination in the rail corridor this matter is actively being 
managed, however Council should still require more broadly contamination 
assessments before progressing. 
 
TfNSW seeking: 
 

 a new LEP provision to prohibit child care and education 
facilities/schools where they have direct frontage to Braidwood Road. 

 

 Management of noise and vibration for development near road/rail 
corridors. 

 

 Facilitation of walking /cycling. 
 

 New development should not impact the existing railway station. 
 
It is noted that Transport for NSW in subsequent discussion agreed that the 
above points may be better addressed in a site specific Development Control 
Plan (DCP) chapter with any future planning proposal for rezoning. 

are other State roads in the LGA, it is unclear why it would 
apply in this instance and not elsewhere? 

 Management of noise and vibration for development near 
road/rail corridors. 

 Facilitation of walking /cycling. 

 New development should not impact the existing railway 
station. 

 
Council has subsequently gone back to TfNSW to discuss the matters 
raised in its submission.  TfNSW has revised its earlier submission by 
way of email dated 20 May, 2022: 
 
TfNSW supports Council’s approach as follows: 
 

1. Amend the Draft Tarago Strategy to further explain the 
various technical studies required to support future rezoning 
as indicated  in TfNSW’ submission i.e., assessment of 
adequacy for the level crossing; traffic and network 
assessment of intersection with Braidwood Road to 
determine adequacy (in relation to the scale of the 
development); drainage impacts on the railway line and flood 
impacts in relation to access roads etc. 

2. TfNSW supports the Strategy but requests that future 
planning proposals/rezonings consider the matters raised in 
its letter dated 11 February 2022, and that Council require 
supporting technical studies addressing these matters. 

3. Some matters (as discussed above) are included in a 
supporting site specific development control plan (DCP) 
chapter should rezoning actually occur. 

 
The original letter from TfNSW outlined the next steps that we will 
require should the draft Tarago Village Strategy proceed to finalisation 
and lead to a rezoning. This means that the traffic study and other 
studies (flood study, site contamination, etc.) that would inform TfNSW 
can occur during the finalisation process. As you have clarified, the 
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draft Tarago Village Strategy does not immediately lead to this stage 
and merely crystallises the areas that can be investigated further for 
accommodating future growth. 
 
Since the draft Tarago Village Strategy is a high level strategy that 
merely identifies land for further investigation, there is no need to 
undertake a detailed traffic study at this stage. Any traffic study would 
require a defined lot yield from the proposed investigation areas. The 
draft Tarago Village Strategy does not identify defined lot yields. A 
traffic study would be necessary if the investigation areas become 
land that is proposed for subdivision and/or increased densities, which 
would require a rezoning. 
 
TfNSW agrees with the matters that could be included as 
considerations or constraints in a DCP (as stated in your email below) 
with the exception of the point that ‘new development should not 
impact the existing railway station’. TfNSW has no issues with new 
development, however the station will need to have sufficient capacity 
to accommodate future growth and new development should not 
affect the safety or operations of the network without adequate 
mitigating measures. 
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Public Submissions 

 
Submitter 
 

 
Summary of Issues Raised 

 
Council Response 
 

 

Bernard Maas 
Burnwood 
Trading Pty Ltd 
 

 As a landowner it is suggested that much of the area identified 
in Investigation 2 of the Precinct Map is unsuitable for 
development as it is wet and within a water course. 
 
 

 The land is currently used for agriculture and there is no intent 
to release it in the near future for residential use. 

 
 

 Will rezoning affect the rates payable on the land? 

Agreed.  Council staff contacted Mr Maas by phone to advise that the 
Strategy was not recommending this area as being suitable for residential 
development (despite the current RU6 Transition Zoning) due to the 
physical constraints. 
 
Rezoning to residential would only be subject to a planning proposal 
initiated by the landowner – so Council will not rezone the land to residential 
as a result of this Strategy. 
 
Rates are determined by land usage and not by zoning, so if the land is 
used for agricultural purposes the rates will reflect this. 

 
G Evans 

 Land owner requests the inclusion of 2135 or 12 Braidwood 
Road (being Lot A DP 440822) for inclusion in the potential 

urban residential area in the Strategy. 
 

 Supports this by advising that a portion of this property is 
already zoned RU5 Village and that there is a shortage of 
supply of residential (urban) land in Tarago. 

This submission request for inclusion was referred to Water NSW for advice 
in relation to the site’s capacity for on-site effluent management. 
 
Water NSW in an email dated 1 April 2022 advised: 
 
“We have assessed the site’s capability for residential development based 
on the land being unsewered and taking into account preliminary Strategic 
Land and Water Capability assessments for the site (see below).  
 
For unsewered residential development of lots 2000m2 – 4000m2, the risk to 
water quality varies from MODERATE to EXTREME (see Map 1). The areas 
of EXTREME risk are associated with the water course that cuts across the 
middle of the site. Areas of EXTREME risk have a very low land use 
capability while areas of HIGH risk have a low land use capability. The site 
is generally unsuitable for unsewered development with lot sizes of 2000m2 
– 4000m2 .  
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For unsewered development of lots 4000m2 – 2ha, the risk to water quality 
similarly varies from MODERATE to EXTREME (see Map 2). The areas of 
EXTREME risk are associated with the water course that cuts across the 
middle of the site. As indicated above, areas of EXTREME risk have a very 
low land use capability while areas of HIGH risk have a low land use 
capability. However, there is more available land in the MODERATE risk 
category which has a corresponding moderate land use capability. These 
areas occur in the south of the site (Map 2) and mainly overlap with the 
current RU5 Village zoned portion of the lot, although a small area of 
MODERATE risk also occurs immediately north of the RU5 land. There is 
some capacity of the site to accommodate unsewered lots of 4000m2 – 2ha 
in size in the MODERATE risk areas.  Further site-specific investigations 
would need to be conducted including flood risk, ground water and water 
quality considerations. Development capability may also be influenced by 
the need to accommodate Effluent Management Areas (EMAs) and 
appropriate buffer distances from the water course and farm dams etc.  
 
The site is contiguous to the village and has the potential for access via 
Boyd Street rather than via Braidwood Road.  Based on the Water NSW 
assessment there is some limited scope for further subdivision with lots no 
less than 4000m2 (subject to further more detailed site assessment which 
would need to include flooding). 
 
The Strategy will be updated to include this site as a potential area for 
development (RU5 Village Zone), albeit with limited capacity (due to water 
quality constraints such as the presence of the water course) and a 4000m2 
minimum lot size. 
 

 

Tarago and 
Districts 
Progress 
Association 
(TADPAI) 

 The Draft Village Strategic is less of a strategic plan and more 
of a “next step”. 
 

 Has a vision of future development with less sealed roads and 
greater establishment of pathways for pedestrian, cycle way and 
equestrian use through the village. 

 

The Village Strategy is a strategic plan for allowing for housing growth 
within the village.  The strategy considers the opportunities and constraints 
for further development within the village.  The Strategy does not include 
any land that is not contiguous to the village for redevelopment as rural 
residential.  There are a number of reasons for this which are provided in 
the main report. 
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 Acknowledges the constraints to development as listed in the 
Draft Strategy but considers that this approach “limits” the 
visionary capacity of the document. 
 
 
 
 
 
 
 

 The lack of ability to have dual occupancies on rural land does 
not allow for intergenerational housing and does not support the 
retention of population in Tarago. 

 
 

 The number of residential dwellings in the Village has doubled 
in the last three years. This and constant enquiries regarding 
the availability of rural properties to purchase and lease, 
coupled with proximity to Canberra, Goulburn and the Coast, all 
suggest the potential for growth exists. The challenge is to 
control and orientate the growth in such a manner as to 
preserve the current rural lifestyle. The Tarago Community 
believes the best way to do this is through coordinated optional 
subdivisions, resurrection of public passageways/greenways 
and guided developments. 

 
TADPAI suggests the Tarago Village Strategy comprise the 

following: 
  the promulgation of a policy favouring the subdivision existing 

urban blocks where the blocks are to be sold or gifted, to family 
or carer; 
 

 option for the urban expansion to include Precinct 1 based on a 
subdivision plan/lot of around an average 3,000 m2 RU5 block; 

A Tarago Village Strategy was developed by Elton Consulting for Veolia in 
2017.  This Strategy did not include a thorough assessment of land 
capability or development constraints in relation to housing growth.  Areas 
identified in the 2017 strategy were mostly unsuitable for further 
development.  However, what this strategy did was to look more at urban 
design and opportunities for capital works projects in and around the village.  
The 2017 Strategy identified potential paths through the village which could 
be used for pedestrians/cyclists or equestrians.  The use of gravel instead 
of bitumen is largely dependent on traffic volumes and slope.  Bitumen is 
preferable as it provides a more robust surface in relation to wear. 
 
Whilst dual occupancies are prohibited in rural zones (RU1 Primary 
Production, RU2 Rural Landscape, RU6 Transition) and the C3 
Environmental Management zone secondary dwellings are permitted.  This 
really comes down to an issue around subdivision as a secondary dwelling 
can be up to 80% of the floor area of the principal dwelling but cannot be 
subdivided from the principal dwelling.  This type of development does 
provide for intergeneration housing. 
 
All rezoning and subdivision is optional.  The guidance comes in the form of: 

1. A strategy 
2. Zoning 
3. Development Control Plan. 

 
 
There is no legal mechanism to ensure that any development/subdivision 
favours family members or carers.  Essentially there are provisions in place 
such as the permissibility of secondary dwellings.  The RU6 Village Zone is 
quite flexible and allows a wide range of development, however the main 
limiting factor in Tarago is the lack of a town sewer system and its location 
in the Sydney drinking water catchment. 
 
The minimum lot size for precinct 1 identified in the Strategy is a minimum 
only (2000m2) and any future subdivision will need to be designed to factor 
in any site constraints. 
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  option for the extension of the Village network to include a 
Village surround 3-5 kms of transitional land RU6; 
 
 
 
 
 
 
 

 the extension of public pathways and greenways throughout the 
Village, and designed, connected and developed through the 
Village extension area; 

 
 

  the upgrade of the intersection of Braidwood Road and Wallace 
Street/Lumley Road to better facilitate the movement of all users 
 
 
 

 the establishment of a public environmental and recreational 
area on the shore of Lake Bathurst; and 

 
 
 
 
 
 
 
 
 

 guide / encourage / facilitate the development of a small over 55 
lifestyle unit block and a small shopping complex at lots 
100/1124085 and A/440822. 

An extension to the village of 3 – 5kms for rural residential would be 
contrary to the intent of State (refer to the NSW DPI Agriculture submission) 
and local planning.  In the first instance a Rural Lands Strategy would be 
required to determine land capability for agricultural use.  Additionally there 
are a number of Ministerial Directions on matters such as bushfire hazard, 
flooding and rural land which would need to be addressed.  Much of the 
land around Tarago is constrained in multiple of ways. 
 
 
 
 
The extension of paths through the village was identified in the 2017 
Strategy by Elton Consulting.  
 
 
Braidwood Road is a classified road (i.e. controlled by Transport for NSW), 
Council will continue to work with the community and Transport NSW to 
improve the intersection where possible.  Council’s role in this is largely and 
advocacy role through mechanisms such as the Traffic Committee. 
 
The establishment of a public area on the shore of Lake Bathurst is outside 
of the scope of this Strategy.  This suggestion whilst appealing would pose 
a number of issues such as the extent of the area required (given the water 
levels of Lake Bathurst can be highly variable; the impact on adjoining 
private landowners of access to private/land if use of the waterway occurs, 
biodiversity impacts, budget and feasibility. This could be something to 
review in association with the listed capital works projects in the Elton 
Tarago Strategy for future Veolia funding applications?  Much of Lake 
Bathurst appears to be Crown Land and consultation with Crown Lands 
would be required to determine how this could be approached. 
 
Over 55 housing and shops are uses that are already permissible in the 
RU5 Village zone but are they feasible?  The sites identified are unsewered 
and relatively small. 
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Water NSW has provided advice in relation to the capacity of the sites 
identified by TADPAI for a small over 55 lifestyle unit block and a small 
shopping complex at (100/1124085 and A/440822):  
 
We are unclear as to whether the above description means the over 55 
lifestyle block is proposed for lot 100 and the small shopping complex to Lot 
A, or whether both uses are contemplated for both lots. We note that the 
lots are not adjacent to each other (Map 5, below). Both uses would require 
connection to reticulated sewer. Tarago is not currently sewered.  
 
Our SLWCA for Retail/ commercial uses is based on the assumption that 
the site is sewered. It is therefore not relevant in this case.  
We also do not hold any specific SLWCA for Seniors living arrangements 
but, as they concentrate populations of people into small areas, the land 
would again need to be sewered.  
   
Without these uses being sewered, we cannot envisage how these 
development types would be serviced or proceed. Without the ability to 
connect to reticulated sewerage systems, the sites are generally unsuitable 
for these purposes. They would also generally be unable to meet the 
requirement for a neutral or beneficial effect (NorBE) on water quality at 
development application (DA) stage.” 
 
Should Council advocate for seniors, affordable or public housing it would 
be more likely to do this in Goulburn where there are services to underpin 
them (such as close access to medical facilities and other infrastructure). 
 
In relation to shopping complexes these are market driven for a reason, 
they need to be feasible/profitable to exist.  This Strategy supports 
population growth which in turn drives local demand for services/shops. 
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WaterNSW

3 February 2022

The General Manager 
Goulburn Mulwaree Council 
Locked Bag 22 
GOULBURN NSW 2580

PO Box 398, Parramatta NSW 2124 
Level 14, 169 Macquarie Street 

Parramatta NSW 2150 
www.waternsw.com.au

ABN 21 147 934 787

Contact: Stuart Little
Telephone: 0436 948 347
Our ref: D2022/4207

Dear Sir/ Madam,

RE: Draft Tarago Village Strategy

I refer to the public exhibition of the Draft Tarago Village Strategy that will inform the future 
residential land supply and housing of the area based on local demand and environmental land 
use constraints and opportunities. The Strategy is based on Tarago being unconnected to 
reticulated water and sewerage. Water quality considerations and constraints feature 
prominently in the document. The Draft Strategy responds to these constraints by steering 
proposed areas of future residential land supply away from higher risk areas.

The Strategy’s guidance on future land supply is strongly influenced by our preliminary advice 
provided on 6 and 12 May 2021 (our refs: D2021/54281; D2022/56110). We note that our 
earlier advice has been directly incorporated into the Strategy and underpins the directions for 
both infill development and urban expansion areas. We stand by those comments as reflected 
in the Strategy. We also acknowledge the incorporation of the relevant Strategic Land and 
Water Capability Assessments (SLWCAs) maps for sewered and unsewered development as 
provided by us at that time.

In terms of infill development, we acknowledge and support the Strategy in directing any future 
infill development of the RU5 Village zones away from the RU5 areas in the south-west and 
north-east, where the current Minimum Lot Size (MLS) is 1,500 m2, and towards the north-west 
where there are larger lots (1 ha) and which has some small capacity for growth. The projected 
lot yields for the north-west infill area need to be treated cautiously as the MLS and capacity for 
subdivision will need to be informed by further site-specific investigations and take into account 
constraints such as soils and slopes.

In terms of urban expansion areas, we note and support the Strategy in directing future 
opportunities towards Precinct 1 in the west, which has some limited capacity for growth. As 
previously advised, smaller lot sizes (2,000 -  4,000 m2) may be possible in areas of LOW to 
MODERATE water quality risk (based on the outcomes of the SLWCAs), but further site 
investigation regarding site constraints would be required. Also, as reflected in the document, 
we would generally not be supportive of any MLS below 2,000 m2. We stand by these 
statements and note that the appropriate MLS, generally in the order of 2,000 -  4,000 m2, would 
need to be informed by further site-specific constraint investigations at Planning Proposal stage.

Importantly, the Strategy steers future urban development away from Precinct 2, which is highly 
constrained and has high water quality risks for the reasons stated. As indicated in the Strategy, 
there may be some propensity to extend the existing north-eastern village area slightly 
southwards with a larger lot size of 4,000 m2 (min). However, the capacity for development, and 
associated MLS, would need to be informed by further site-specific investigations regarding
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environmental constraints and the need to comply with 100 m effluent management area (EMA) 
buffer distances from waterways. Issues such as flooding risk and height of the water table 
would also need to be considered.

We note and support the information provided in Section 10 Conclusion and Next Steps, which 
identifies how the capacity for urban growth in Tarago is heavily influenced by appropriate lot 
sizes that can support a dwelling and an associated on-site effluent disposal system, and the 
need to maintain water quality in the Sydney Drinking Water Catchment (SDWC). We also 
support the Strategy in clearly identifying that future Planning Proposals would need to include 
further technical studies for flood, bushfire, water quality and contamination assessments risks, 
along with a Cost/Feasibility Analysis for Reticulated Water and Sewer if smaller lot sizes are to 
be proposed in the RU5 Village zone.

As Tarago lies within the SDWC, any Planning Proposal for the Tarago area will need to 
conform with the provisions of s9.1 Direction 5.2 Sydney Drinking Water Catchment. Any 
development in the Tarago Area, including subdivision, will need to comply with State 
Environmental Planning Policy (Sydney Drinking Water Catchment) 2011 including for 
development to have a neutral or beneficial effect (NorBE) on water quality.

We bring to Council’s attention the following minor editorial issues on the Draft Strategy:

• Page 28: The last sentence would benefit by clarifying that the reference to suitability is
in relation to urban development which, in turn, would need to be informed by further 
investigation regarding constraints.

• Page 32: The sentence regarding the ‘Cost/Feasibility Analysis’ refers to this being 
required if any ‘increase’ in existing MLSs are proposed. Should the word ‘increase’ 
actually read any further ‘decrease’ which would equate with an intensification of
development? Perhaps this sentence could be reframed or expanded to clarify to relate
smaller MLSs with higher development densities?

On a final note, while Draft Tarago Strategy mentions the Goulburn Mulwaree Urban and Fringe 
Housing Strategy (UFHS), the relationship between the Tarago Strategy and the UFHS is 
unclear, and would benefit by describing whether it will inform an update to the UFHS. If this is 
the case, we would encourage the UHFS to include a Precinct Summary for the Tarago area, 
reflecting the information contained in the Tarago Strategy and identifying the opportunities and 
constraints in the area. This would include water quality risks, the presence of waterways, the 
need for on-site wastewater systems to meet necessary EMA buffer setback distances, and that 
Tarago is currently not services by reticulated water and sewerage.

We note that community and stakeholder feedback on the Draft Tarago Strategy may result in 
modifications to the proposed land supply areas and direction of the Strategy. Given that water 
quality related constraints play a significant role in informing the intended residential housing 
supply areas, we ask Council to advise us of any change in supply areas or direction of the 
Strategy before the Final Strategy is proposed for endorsement. Any change of areas or 
intensification of development beyond what is currently envisaged may result in future 
developments not being able to meet a NorBE on water quality at development application 
stage. It may also limit our ability to support the proposed changes at Planning Proposal stage.

We ask that Council provide us with a copy of the Tarago Strategy when it is finalised. If you 
have any questions regarding the issues raised in this letter, please contact Stuart Little at 
stuart.little@waternsw.com.au.

Yours sincerely

ALISON KNIHA
Catchment Protection Planning Manager

2
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Hi Kate

Thank you for your email of 23 March advising us of possible additional areas and uses for consideration in the 
Tarago Village Strategy. To assist Council with its assessment of these areas and uses, we provide the following 
comments.

2135 Braidwood Road (also known as 12 Braidwood Road (being Lot A DP 440822)

We have assessed the site's capability for residential development based on the land being unsewered and taking 
into account preliminary Strategic Land and Water Capability assessments for the site (see below).

For unsewered residential development of lots 2000m2 -  4000m2, the risk to water quality varies from MODERATE 
to EXTREME (see Map 1). The areas of EXTREME risk are associated with the water course that cuts across the 
middle of the site. Areas of EXTREME risk have a very low land use capability while areas o f HIGH risk have a low 
land use capability. The site is generally unsuitable for unsewered development with lot sizes of 2000m2 -  4000m2.

For unsewered development of lots 4000m2 -  2ha, the risk to water quality similarly varies from MODERATE to 
EXTREME (see Map 2). The areas of EXTREME risk are associated with the water course that cuts across the middle 
of the site. As indicated above, areas of EXTREME risk have a very low land use capability while areas of HIGH risk 
have a low land use capability. However, there is more available land in the MODERATE risk category which has a 
corresponding moderate land use capability. These areas occur in the south o f the site (Map 2) and mainly overlap 
with the current RU5 Village zoned portion of the lot, although a small area of MODERATE risk also occurs 
immediately north of the RU5 land. There is some capacity of the site to accommodate unsewered lots o f 4000m2 -  
2ha in size in the MODERATE risk areas. Further site-specific investigations would need to be conducted including 
flood risk, ground water and water quality considerations. Development capability may also be influenced by the 
need to accommodate Effluent Management Areas (EMAs) and appropriate buffer distances from the water course 
and farm dams etc.

l
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Map 2: SLWCA: Residential Unsewered Lots 4000sqm -  2 ha: Lot A DP 440822

Option of urban expansion to include Precinct 1 based on a subdivision plan/lot of around an average 3,000 sqm 
RU5 block
Precinct 1 occurs to the west of Tarago. For this area, for unsewered residential development of lots 2000m2-  
4000m2, the risk to water quality varies from LOW to EXTREME with the land generally having a LOW, MODERATE 
and HIGH risk with a small area of EXTREME risk in the north associated with the waterway (see Attachment 4 of the 
exhibited draft Strategy). As indicated in our submission dated 3 February 2022, Precinct 1 in the west has some 
limited capacity for growth. Smaller lot sizes (2,000-4,000 m2) may be possible in areas of LOW to MODERATE 
water quality risk (based on the outcomes of the SLWCAs), but further site investigation regarding site constraints 
would be required. Also, as previously indicated, we would generally not be supportive of any MLS below 2,000 m2. 
We stand by these statements and note that the appropriate MLS, generally in the order of 2,000m2 -4 ,000m 2, 
would need to be informed by further site-specific constraint investigations at Planning Proposal stage. The water 
quality risks also diminish if larger lots are considered (4,000m2 -  2 ha). Please refer to the SLWCA maps contained in 
Attachment 4 of the exhibited draft Strategy.

Option for the extension of the Village network to include a Village surround 3-5 kms of transitional land RU6
We do not hold SLWCAs for unsewered development for a full 3-5km radius around Tarago. It is unclear what 
Minimum Lot Size would be associated with the proposed RU6 land. The SLWCA below (Map 3) is based on 
unsewered residential development of lots considered (4,000m2 -  2 ha) and covers roughly 4km (NE-SW axis) by 2.3 
km (NW-SE axis) centred around Tarago. Based on the available information, the risk to water quality varies from 
LOW to EXTREME with the land generally having MODERATE risk. The EXTREME risk areas are associated with 
waterways and low-lying areas east of Tarago village (generally associated with Precinct 2 and existing RU6 zoned 
land). Most of the land on the outskirts of Tarago is zoned RU1 Primary Production (in the east), RU2 Rural 
Landscape in the (north and west) and C3 Environmental Management (in the south) (Map 4).

The LEP Practice Note (2011) issued at the time current zoning classification were being introduced into the 
Standard Instrument states:

3
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RU6 Transition
The transition zone is to be used in special circumstances only in order to provide a transition between rural 
land uses (including intensive agriculture, landfills, mining and extractive industries) and other areas 
supporting more intensive settlement or environmental sensitivities. This zone is not to be used to identify 
future urban land. Councils intending to use this zone should approach the Department o f Planning at the 
earliest opportunity during LEP preparation to determine whether or not it is appropriate in each particular 
instance.

See: https://www.planning.nsw.gov.au/-/media/Files/DPE/Practice-notes/preparing-LEPs-using-the-standard- 
instrument-standard-zones-2011-03-10.pdf

As can be seen above, the RU6 zone is intended to separate potentially conflicting existing land uses and not to 
identify future urban land. We are generally not supportive of a broad RU6 zoning being placed within a 3-5 km 
radius of Tarago. Such an approach would introduce more on-site sewerage systems across a very broad area as well 
as increase rural unsealed roads, potentially leading to increased water quality risks in the area. Such an approach 
would also potentially fragment the agricultural landscape. Any proposed extension of the RU6 area should be 
assessed against the advice of the Practice note. To help define the suitability and area of land for RU6 zoning 
purposes, it would also benefit by a rural lands strategy/ investigation to examine the potential effect on agricultural 
land.

/  V  '  ) K J /  i -
Map 3: SLWCA: Residential Unsewered Lots 4000sqm 2 ha: Tarago and surrounds

4
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Small over 55 lifestyle unit block and a small shopping complex at lots 100/1124085 and A/440822
We are unclear as to whether the above description means the over 55 lifestyle block is proposed for lot 100 and 
the small shopping complex to Lot A, or whether both uses are contemplated for both lots. We note that the lots are 
not adjacent to each other (Map 5, below). Both uses would require connection to reticulated sewer. Tarago Is not 
currently sewered.

Our SLWCA for Retail/ commercial uses is based on the assumption that the site Is sewered. It is therefore not 
relevant in this case.
We also do not hold any specific SLWCA for Seniors living arrangements but, as they concentrate populations of 
people into small areas, the land would again need to be sewered.

W ithout these uses being sewered, we cannot envisage how these development types would be serviced or 
proceed. Without the ability to connect to reticulated sewerage systems, the sites are generally unsuitable for these 
purposes. They would also generally be unable to meet the requirement for a neutral or beneficial effect (NorBE) on 
water quality at development application (DA) stage.

5
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Map 5. Location of lots 100/1124085 and A/440822.

We trust the information above assists with addressing the issues raised in your email, having regard to implications 
for water quality,

Kind regards

Stuart

Stuart J Little

Strategic Land Use Planner
For noting: I am currently working remotely.
Please reach me via email

WaterNSWwa

PO Box 398, Parramatta NSW 2124
6
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Our ref: STH09/01657/17 
Contact: 02 4221 2548

11 February 2022

Megan Trotter
Goulburn Mulwaree Council
BY EMAIL: council@goulburn.nsw.gov.au

DRAFT TARAGO VILLAGE STRATEGY

Dear Megan,

Transport for NSW (TfNSW, formerly Roads and Maritime Services) refers to your correspondence dated 26 
October 2021 regarding the draft Tarago Village Strategy.

TfNSW has analysed the draft Tarago Village Strategy, based on the information provided and focussing on 
the impact to the state road network. TfNSW note:

- The Draft Tarago Village Strategy informs future residential land supply and the delivery of new homes 
in Tarago, which will have an impact on the usage demand of the state road network and at grade 
level crossing;
The key state road is Braidwood Road; and

- The Bombala line, which forms part of the railway between Sydney and Canberra, and Tarago Train 
Station are located in Tarago Village. There is an at-grade level crossing with Goulburn Street, which 
is a local road.

- There are no properties affected or required by TfNSW.

TfNSW has no objections to the draft Tarago Village Strategy at this stage and provides general comments 
on the next steps that should follow before finalisation. The implications on the road network and rail assets 
need to be investigated. This will require more detailed information regarding dwelling yields and 
development within each of the 6 investigation areas. TfNSW currently does not have any plans or projects 
to upgrade Braidwood Road near Tarago.

TfNSW provides comments relating to Braidwood Road in Attachment 1, comments relating to the operation 
of the railway line from John Holland Rail (JHR) on behalf of TfNSW in Attachment 2 and comments from 
Sydney Trains in Attachment 3 for council’s consideration before the Tarago Housing Strategy is finalised.

If you have any questions please contact Steven Yuan on 02 4221 2548. Please ensure all future 
correspondence is sent to development.southern@transport.nsw.gov.au.

Yours faithfully

Steven Yuan
Development Case Officer 
Community and Place I South Region

Transport for NSW
Level 4, 90 Crown St, Wollongong NSW 2500 | PO Box 477, Wollongong NSW 2520 | ABN 18 804 239 602 1 of 7
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More information required to understand the implications on the road network

TfNSW notes that there has been no assessment of future implications of the draft Tarago Village Strategy 
on the road network. There will need to be an analysis of the future implications through a traffic study. A 
further investigation into the actual lot yield of future development in Tarago is necessary before a traffic 
study can be undertaken. TfNSW is particularly interested in the impact on Braidwood Road, which is the key 
state road, after a further investigation into the development potential of Tarago has been undertaken.

Prior to finalising the draft Tarago Village Strategy, Council should consider and plan for any necessary works 
that are required to service the additional demand. Specifically, this would involve:

Undertake a traffic study to consider the implications of the rezoning and identify appropriate 
upgrades;
Prepare strategic designs and cost estimates for those upgrades (i.e. consider the potential impacts 
on the road network, identify appropriate upgrades;
Identify an appropriate mechanism to obtain funding and deliver the upgrades.

TfNSW note that the draft Tarago Village Strategy identifies the potential for new development in 6 
investigation precincts that have been identified as potential investigation areas and in infill areas. However, 
the overall dwelling potential is yet to be determined and further environmental technical studies are required 
to ascertain the constraints and the land area that can feasibly be developed. The draft strategy identifies the 
potential for 45 new lots in infill areas; however the actual yield may be significantly lower given the physical 
constraints afflicting the land.

1. Traffic study

A detailed traffic study is required to consider the implication of the draft Tarago Village Strategy. The traffic 
study needs to include, but not be limited to:

Identification of an appropriate road hierarchy to allow local trips to occur on local roads, thereby 
minimising trips on the State roads. Trips in and out of Tarago will invariable utilise Braidwood Road, 
which is the main road in and out of Tarago.

Identification of appropriate pedestrian and cycling facilities to cater for existing pedestrian and cycling 
desire lines and/or increase the attractiveness of walking and cycling.

Consideration of the impacts to the State road network and identification of appropriate measures to 
mitigate the impact. In this regard, intersection traffic modelling would be required for the Braidwood 
Road and Lumley Road/Wallace Street intersection, which may need to be upgraded to service the 
increasing demand from new development. The development potential of each of the 6 investigation 
precincts needs to be identified before traffic modelling can be undertaken.

Notes:

The modelling would need to consider peak periods (AM, PM, Saturday, Holiday) with and without the 
development.

- The modelling would need to consider a base case scenario (to demonstrate calibration) and a future 
scenario (10 years).

- The base models must be calibrated with on site observations in the AM and PM peak. This can be 
done by measuring existing queue lengths and delays. Models for existing signal sites need to have 
the correct phasing arrangements and cycle times.

Electronic copies of modelling files needs to be provided to TfNSW for review.

- TfNSW notes that the draft Tarago Village Strategy does not identify any road upgrades. If further 
investigation into the lot yield and traffic generation determine that road upgrades are required, 
strategic designs for all identified road upgrades would need to be prepared to clarify the scope of 
works, demonstrate the works can be constructed within the road reserve and allow the consent 
authority to consider any environmental impacts of the works as part of their Part 4 assessment.

Attachment 1

Transport for NSW
Level 4, 90 Crown St, Wollongong NSW 2500 | PO Box 477, Wollongong NSW 2520 | ABN 18 804 239 602 2 of 7
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These impacts include traffic and road safety impacts as well as other impacts such noise, flora and 
fauna, heritage and impact to community.

2. Questions to address

For Council’s consideration in future planning matters, the following broad principles relating to the State road 
network are provided:

Minimise local trips on State roads: Is there an appropriate road hierarchy to allow local trips to occur 
on local roads, thereby minimising trips on the State roads?

Increase walking and cycling: Are there appropriate pedestrian and cycling facilities to cater for 
existing pedestrian and cycling desire lines and/or increase the attractiveness of walking and cycling? 
The Village Strategy is an opportunity for Council to set its vision for transport and placemaking 
(Movement and Place) in the village and surrounds. Active transport and placemaking are an 
economic opportunity that could be capitalised upon to facilitate tourism and outdoors recreation in 
Tarago.

Minimise accesses to State roads: Are there any opportunities to eliminate the need for direct access 
to a State road or reduce the number of direct accesses? For instance, through the provision of new 
local road links; by consolidating existing lots so that they benefit from a direct frontage to a local 
road; or by preserving land for future local connections whether by a public road corridor, right of 
carriageway or otherwise.

TfNSW requests that when considering future planning matters Council are mindful of the potential traffic 
impacts to the greater road network, including the State Road. Traffic studies should be undertaken at 
rezoning stage to identify, design and cost appropriate upgrades as well as consideration given to the 
inclusion of appropriate planning mechanisms to ensure contributions for required upgrades can be obtained.

3. Road safety

TfNSW notes that there were 3 crashes at the Braidwood Road and Wallace Street/Lumly Road intersection 
in the period 2016-2021. 2 of these crashes involved cars heading westbound from Lumly Road. A stop sign 
was recently installed on Wallace Street approaching Braidwood Road along with enhanced signage to 
increase safety at the intersection of Braidwood Road and Lumley Street/Wallace Street.

4. Public Transport

At this stage, there are no plans to provide additional bus routes in Tarago. TfNSW highlights the important 
role of the S557 bus route which transports students in Tarago to schools in Braidwood and is currently the 
only bus service in Tarago. Tarago Train Station is served by 6 NSW TrainLink rail services (3 each way) 
which offer day-return options to Sydney, the Southern Highlands, Queanbeyan and Canberra.

5. Flooding

TfNSW agrees with the statement on page 31 that a Flood Risk and Management study should be undertaken 
for future planning proposals in Tarago. Braidwood Road is located within close proximity to the Mulwaree 
River. Furthermore, it appears that a flood study is required to identify the overall development potential, 
which subsequently would affect the potential traffic demand and the impacts to the road network and 
Braidwood Road.

6. Noise

It is TfNSW' view that the draft Tarago Village Strategy needs to consider the noise implications of future 
development and identify appropriate measures to mitigate any impacts in accordance with NSW 
Government’s Development Near Rail Corridors and Busy Roads -  Interim Guideline, 2008. These measures 
could include noise walls, mounding and/or setbacks. These measures could affect the future development 
yield and depending on the nature.

I ransport for NSW
Level 4, 90 Crown St, Wollongong NSW 2500 | PO Box 477, Wollongong NSW 2520 | ABN 18 804 239 602 3 of 7
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7. Prohibit new child care and education facilities along Braidwood Road

For safety reasons, TfNSW requests Council ensures that any new Child Care Centres or Schools are 
prohibited where such properties have direct frontage to Braidwood Road by including a clause in the LEP.

Transport for NSW
Level 4, 90 Crown St, Wollongong NSW 2500 | PO Box 477, Wollongong NSW 2520 1 ABN 18 804 239 602 4 of 7
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Attachment 2

John Holland Rail (JHR)

Please note: TfNSW is the rail authority for this section of railway line, however, JHR are responsible for 
the safe operation of the network and will also be responsible for the review as follows

1. Rail Infrastructure

The draft Strategy identifies two suitable areas including Investigation Area 1 and Investigation Area 2 for 
Tarago Village expansion. It appears that those areas are in close proximity to the rail corridor. TfNSW and 
JHR are of the view that it is appropriate to consider review rail infrastructure including a level crossing and 
culverts.

a) An existing level crossing

It is noted that there is an existing public crossing at Goulburn Street. JHR and TfNSW are of the view that 
in the event that those two areas are chosen for Village expansion, it is anticipated that there would be a 
significant increase in vehicular traffic using the existing public crossing in the future as a result of 
development permitted by the Strategy, subsequent draft Tarago Village Strategies and development 
applications.

Council is advised that prior to a final form of the Strategy is adopted and supported, an assessment of the 
need to upgrade the subject level crossing as a result of cumulative increase in the amount and 
composition of vehicular traffic will need to be undertaken. A comprehensive traffic study will be required to 
demonstrate the likelihood of a significant traffic increase. The results of the traffic study will need to be 
agreed and used together with a sight specific safety assessment to inform a further assessment based 
upon the Australian Level Crossing Assessment Model (ALCAM) to be undertaken to understand the 
change in relative risk at the level crossing. This assessment may identify the need to undertake further 
works at the level crossing to manage level crossing risks. If such works are required, they will need to be 
implemented at no costs to TfNSW.

b) Additional new rail infrastructure

JHR note that it is appropriate to consider construction of additional infrastructure including a new crossing 
or bridge to deal with the significant increase in vehicle volumes and type using the intersection between 
the rail corridor and other suitable roads.

As such, Council is requested to consider preparing and providing JHR and TfNSW with an assessment of 
suitability of a prospective level crossing or bridge at the suitable intersections. If the assessment finds that 
a level crossing or a bridge is an appropriate measure, please contact JHR’s Third Party Works’ team via 
CRN.3rdpartyworks@jhg.com.au for further consultation. In the meantime, please find attached a copy of 
Construction of New Level Crossings Policy adopted by TfNSW for Council’s consideration.

Furthermore, it is advised that Council will be required to enter into a Road Rail Interface Agreement with 
JHR in accordance with the Rail Safety National Law 2012 for a prospective level crossing or bridge in the 
intersection.

c) Culverts

JHR note that those identified areas may have impacts on various culverts on the rail corridor as a result of 
subsequent developments. It is requested that Council prepare a Flood Risk and Management Study on 
those areas identifying any flood risks or hazards on the culverts in the rail corridor in close proximity to 
those areas and consult with JHR and TfNSW in terms of the Flood Study.

Transport for NSW
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2. Contamination on the rail land

As the draft Strategy identifies, JHR has prepared Tarago lead management and developed an action plan. 
Please be advised that the management of lead at Tarago has a status of active and in progress. However, 
it is strongly recommended that Council should undertake independent local and regional contamination 
studies of the identified areas and also complete a Detailed Site Investigation for consultation with JHR and 
TfNSW.

3. Rail noise and vibration

As the identified Investigation Areas are in close proximity to the rail corridor which is currently in operation, 
potential rail noise and vibration impacts should be considered and incorporated in the final version of the 
Strategy. As such, the Strategy is to comply with the deemed-to-satisfy provisions in the Department of 
Panning’s document titled “Development Near Rail Corridors and Busy Roads -  Interim Guidelines”.

Finally, Council is advised to prepare a rail noise assessment identifying any impacts of rail noise on the 
Village expansion in those two areas and measures mitigating rail noise in accordance with clause 87 of 
ISEPP.

Transport for NSW
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Attachment 3

Sydney Trains

1. Investigation Area 1 is located at least 837m away from Tarago Station - as such, there are no 
issues to raise from ST perspective in regard to Investigation Area 1.

2. The northern part of Investigation Area 2 is located in close proximity to Tarago Railway Station. In 
this regard, Sydney Trains is to be consulted in regard to any future proposed works in the public 
domain that connect to or have an interface with the railway station.

3. Any future development proposed on site near the railway station must demonstrate that there will 
be no negative impact on the railway station.

Tr&in&port for NSW
Level 4, 90 Crown St, Wollongong NSW 2500 | PO Box 477, Wollongong NSW 2520 I ABN 18 804 239 602 7 of 7



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 3 Page 86 

  

Hi Kate,

TfNSW supports these suggestions that you have mentioned in your email below:

1. Amend the Draft Tarago Strategy to further explain the various technical studies required to support future 
rezoning as indicated in TfNSW' submission i.e., assessment of adequacy for the level crossing; traffic and 
network assessment o f intersection with Braidwood Road to determine adequacy (in relation to the scale of 
the development); drainage impacts on the railway line and flood impacts in relation to access roads etc.

2. TfNSW supports the Strategy but requests that future planning proposals/rezonings consider the matters 
raised in its letter dated 11 February 2022, and that Council require supporting technical studies addressing 
these matters.

3. Some matters (as discussed above) are included in a supporting site specific development control plan (DCP) 
chapter should rezoning actually occur.

♦

The original letter from TfNSW outlined the next steps that we will require should the draft Tarago Village Strategy 
proceed to finalisation and lead to a rezoning. This means that the traffic study and other studies (flood study, site 
contamination, etc.) that would inform TfNSW can occur during the finalisation process. As you have clarified, the 
draft Tarago Village Strategy does not immediately lead to this stage and merely crystallises the areas tha t can be 
investigated further for accommodating future growth.

Since the draft Tarago Village Strategy is a high level strategy that merely identifies land for further investigation, 
there is no need to undertake a detailed traffic study at this stage. Any traffic study would require a defined lot yield 
from the proposed investigation areas. The draft Tarago Village Strategy does not identify defined lot yields. A traffic 
study would be necessary if the investigation areas become land that is proposed for subdivision and/or increased 
densities, which would require a rezoning.

TfNSW agrees with the matters that could be included as considerations or constraints in a DCP (as stated in your 
email below) with the exception of the point that 'new development should not impact the existing railway station'. 
TfNSW has no issues with new development, however the station will need to have sufficient capacity to 
accommodate future growth and new development should not affect the safety or operations of the network 
without adequate mitigating measures.

Steven Yuan
Development Case Officer 
Community and Place I South Region 
Regional and Outer Metropolitan 
Transport for NSW

T +61 2 9983 2596
steven.yuan2@transport.nsw.gov.au
Level 4, 90 Crown Street, Wollongong NSW 2500
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Tarago and District Progress Association Incorporated 
-  -  •  ABN: 20 532 382 103
t a O p a i  Postal Address: 18 Wallace Street, Tarago, NSW, 2580

Email: tadpaisecretarv@amail.com

“Promoting the Social and Economic Development of Tarago Village and District”

14th March 2022

COMMUNITY PROPOSED TARAGO 
VILLAGE STRATEGY

References:
A. Goulburn Mulwaree Council: Draft Tarago Village Strategy (October 2021 -  Draft V.3)
B. Goulburn Mulwaree Council: Drop-in Communicative/Consultative Meeting at the Tarago Town 

Hall, 3 February 2022

Executive Summary
Those families and individuals living in and around Tarago, choose to do so for the rural and/or 
community lifestyles offered and centralised proximity to Canberra, Goulburn, Sydney and the Coast.. 
These lifestyles are sought after by many families and individuals; but with no to limited available 
properties to buy, lease or rent, and no future strategy for the release of land, opportunities to move to or 
to continue to live in Tarago are lost due to unavailability and unaffordability of land; and Village and 
District growth is also lost.

The village of Tarago and surrounding Districts is perceived to be more rural and affordable than 
properties on the fringe of Goulburn, and in and around Bungendore; whilst still catering for reasonable 
commute times to and from work, shops, social/medical services, etc. in Goulburn, Queanbeyan and 
Canberra.

Tarago was circa early 1900s a significant rural rail hub between Goulburn and Queanbeyan, and during 
this time was the planned juncture point of a second rail line to Braidwood. The importance and role of 
Tarago began to diminish once Canberra was established and the Federal Highway built to the north and 
west of Lake George. The large town of Tarago has since it’s boom days constricted to the small village 
that it is today; the District of Tarago has equally changed and the number of profitable farming 
businesses has declined, with many of the failed farms consolidated with other farms to be profitable 
ventures or sub-divided into lifestyle hobby farms.

The future and long term sustainability of Tarago and its lifestyle is now symbiotic on a mix of population 
growth and infrastructure development.

220211 Community Proposed Trago Village Strategy
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“Promoting the Social and Economic Development of Tarago Village and District”

Background
Goulburn Mulwaree Council developed and put on public exhibition in October 2021 for review and 
comment on a draft village strategy for Tarago Village (Reference A). The intent is believed to be centred 
on providing some level of certainty around long-term sustainability for the Tarago Village, through 
measured and controlled growth, within a context defined by planning considerations and constraints.
The intent is greatly appreciated by the Tarago Community, but the Community believes that the outcome 
thus far is not a ‘strategic’ plan but rather ‘a next step’.

Tarago and District Progress Association Inc. (TADPAI) established a sub-committee to review and 
comment on the draft village strategy, and to generate community discussion and feedback as to what we 
as a Community believe the long-term strategy should look like. This proposed Strategy for the 
sustainability of the Tarago Village is the Community’s and local residents' views of what needs to occur.

This paper is TADPAI’s strategic vision for the long-term growth of Tarago.

The objective of this paper is to provide the Goulburn Mulwaree Council with a local community 
perspective of how Tarago should develop and grow into the future, upon which Council can develop the 
full strategy for growth.

The Tarago Community is family orientated and ‘horse mad’. We have residents within 5km of the village 
itself quite happy to ride their horses into Tarago for a coffee, lunch, etc. It is this vision of rural 
connectivity that we the Tarago Community want to foster moving forward in the future. To do this we 
need to build into the Tarago Village design public passageways that separate pedestrians/cyclists/and 
riders from motorised vehicles. And to minimise the development of additional sealed road networks. 
Whilst this might seem improbable, there does exist an already documented informal public passageway 
network in and around Tarago. The concept is to resurrect these passageways/greenways as parcels of 
land are subdivided in the future.

There is also an emerging trend of people wanting to live off the grid for want of a better description. 
Technologies for doing this are now well developed and robust. We see this trend as providing 
opportunities in how properties just outside the Tarago Village boundaries can be subdivided, noting that 
there is now a lot of subdivided land that is no longer usable for profitable farming. And how future 
subdividing can be used to network this land and families to the Tarago Village.

220211 Community Proposed Trago Village Strategy
Tarago District: Home to the Headwaters of the Mulwaree River
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Review of Draft Village Strategy

TADPAI acknowledges the constraints identified in Reference A (page 5) as shown in figure 1 below:

[This Strategy has applied the known constraints to land use to various precincts in and around Tarago. Criteria used for 
assessment of suitable areas include:

• Are contiguous to existing RU5 Village zoned land.
• Are in excluded from areas where slope is greater than 15%.
• Proximity to water courses i.e. suitable buffer distances for onsite effluent management areas (EMAs) to water courses.
• Drainage and elevation in realtion to the Mulwaree flood plain/flood potential.
• Lack of obvious biodiversity value.
• Bushfire hazard and connectivity to existing road network for evacuation.
• Proximity to railway line (noise/potential contamination corridor).
• Proximity to haulage routes.
• Exclusion of Crown Land]

Figure 1: Extract from Draft Strategy

However, these constraints have, in the view of the Community, limited the visionary nature of the 
strategic development of Tarago. The draft Strategy provides little to no options, and in our view overlooks 
the importance and effectiveness of the development application and approval process when applied to 
individual applications. The draft Strategy is also an attempt at a big picture housing infrastructure 
solution; whereas in the Community opinion the Strategy should be a big picture community development 
strategy encompassing not only housing but also roads, paths, parks, etc.

For example, the residential area of Tarago, to the south and west of the railway line is based on three 
separate entry / exit points (Lime, Covan and King streets) with no interconnectivity in between as per the 
requirements of current bushfire planning guidelines. The natural terrain of Tarago will make it costly to 
connect up all three segments of Rosebery Street as a number of people are suggesting, but it is possible 
to establish a new public passageway from King Street to Lime Street (see Figure 2 below) as part of any 
subdivision of the two lots identified in the draft Strategy.

This passageway need not be a sealed road. Preference would be for this passageway to be a path / 
cycle / horse way, but wide enough to provide all weather access for emergency vehicles to use. So as to 
retain the rural lifestyle feel of the village. However, this passageway does traverse Crown land, and 
Crown land was excluded from consideration in the draft Strategy.

Hopefully this simple example explains why the draft Strategy is seen as a next step and not a long-term 
strategy for Tarago sustainable growth.

220211 Community Proposed Trago Village Strategy
Tarago District: Home to the Headwaters of the Mulwaree River

The longest naturally occurring chain of ponds river system in the Southern Hemisphere
3



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 3 Page 90 

  

Tarago and District Progress Association Incorporated 
- -  .  ABN: 20 532 382 103
t £ l ( l p « l l  Postal Address: 18 Wallace Street, Tarago, NSW, 2580

Email: tadpaisecretarv@.gmail.com

“Promoting the Social and Economic Development of Tarago Village and District”

Figure 2: Public Passageway for new Subdivision

Understanding the Tarago Community
The Tarago Community comprises the people who live in the village of Tarago, and those on farms and 
farmlets in the Tarago and surrounding districts. The Tarago Community is split across the local 
government areas of Goulburn-Mulwaree, and Queanbeyan-Palerang.

The Tarago Community is essentially a mix of farmers and graziers, and those seeking a rural lifestyle, 
with the latter being divided between retirees and those who commute for employment to and from 
Queanbeyan/Canberra or Goulburn on a daily basis.

Children commute to and from school in all directions: Tarago, Goulburn, Bungendore, Braidwood and 
Queanbeyan/Canberra via parents and buses.

Tarago is a District, and the Village the hub for District activities.

220211 Community Proposed Trago Village Strategy
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Lifestyle
Tarago sits on the crossing of the ‘Canberra to Nowra’, and ‘Goulburn to Batemans Bay’ road networks. 
The intersection on Braidwood Road and Wallace Street/Lumley Road has not been purposely designed 
or built with the current and future traffic volumes and vehicle types in mind. Articulated vehicles can not 
turn legally and at times safely on this intersection; yet this part of town has become the Community, 
commuter and tourist hub of the Village.

The Loaded Dog, CWA House, Tarago Hall, Mens Shed, and Tarago Sporting and Recreation Facility 
provides homes for many community groups and activities that exist within the Tarago Community. These 
venues are supported by the Tarago Shop, Service Station, Garage, Public School, Pre-school, Church, 
Cafe, and other small shops, and tree lined Lumley road next to the sporting ovals, walking track, the 
Mulwaree River and Memorial Gardens combine to create the Villages essence and the District’s heart.

The Village has a railway station on the Canberra to Sydney rail network, and is serviced by three trains 
each way each day. While it is possible to use the train service to commute to and from Goulburn each 
day, the Tarago Community do not use the train service in this way. Access to and how the train service 
is used forms part of the Tarago rural lifestyle, with overnight and/or over weekend trips to Sydney Central 
without the hassle and stress of driving in Sydney.

Dual occupancies of farmlets are no longer allowed and this is causing concerns among parents who 
cannot assist children in staying in the District. And equally children stress over not being close to elderly, 
but independent parents. In designing growth for Tarago, we need to include the capability of retaining 
people locally, and more importantly opportunities for people to return home.

The number of residential dwellings in the Village has doubled in the last three years. This and constant 
enquiries regarding the availability of rural properties to purchase and lease, coupled with proximity to 
Canberra, Goulburn and the Coast, all suggest the potential for growth exists. The challenge is to control 
and orientate the growth in such a manner as to preserve the current rural lifestyle. The Tarago 
Community believes the best way to do this is through coordinated optional subdivisions, resurrection of 
public passageways/greenways and guided developments.

Sustaining Families

Strategy for Growth

220211 Community Proposed Trago Village Strategy
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Tarago Village Strategy
We see the Tarago Village Strategy comprising of the following:

• the promulgation of a policy favouring the subdivision existing urban blocks where the blocks are
to be sold or gifted, to family or carer;

• option for the urban expansion to include Precinct 1 based on a subdivision plan/lot of around an
average 3,000 sqm RU5 block;

• option for the extension of the Village network to include a Village surround 3-5 kms of transitional 
land RU6;

• the extension of public pathways and greenways throughout the Village, and designed, 
connected and developed through the Village extension area;

• the upgrade of the intersection of Braidwood Road and Wallace Street/Lumley Road to better 
facilitate the movement of all users;

• the establishment of a public environmental and recreational area on the shore of Lake Bathurst; 
and

• guide / encourage / facilitate the development of a small over 55 lifestyle unit block and a small 
shopping complex at lots 100/1124085 and A/440822.

Subdivision of Existing Urban Blocks
The Draft Strategy (Reference A) identifies 24 lots within the village of Tarago that can be subdivided. We 
suggest and encourage Council to give consideration to developing and publishing a policy that actively 
supports the subdividing of urban blocks (where possible) where the blocks are to be sold or gifted, to 
family or carer. This should be a Council wide policy such that other communities and individuals can 
benefit from this approach too.

We also seek that Council investigate and implement the concept of dual occupancies and shared 
services on larger lots of land.

Recent experience through COVID lockdowns has highlighted the stress in individuals and families 
because of prolonged separation. The ability for extended families to be able to live independently yet 
close by will benefit many families and ease service loads on care providers. And within some cultures 
this is a way of life.

Urban Expansion to Include Precinct 1
To give the option to the two land owners of Precinct 1 to subdivide now or some future time to plan/lots of 
around an average 3,000 sqm RU5 block. This should allow for around 50 new house blocks and make 
the subdivision profitable for any developer.

220211 Community Proposed Trago Village Strategy
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Notwithstanding that one landowner might want to subdivide before the other landowner, the subdivision 
layout for both blocks should be completed at the sametime, and future touch points,such as road and 
pathway join up are agreed and surveyed at the commencement of the first subdivision.

The full subdivision is to include:
• Loop road King Street to Covan Street, with footpath one side, with an option for a future road, to 

go further into the hills;
• the public passageway referred to above
• a second public passageway/greenway that runs through the centre of the subdivision
• a children's play area in the middle

Conceptually, we see Precinct 1 subdivided per Figure 3 below.

Figure 3: Precinct 1 Subdivision
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Extension of the Village Network
We propose the integration of land and people just outside of the village to be integrated to the Village by 
a series of passageways and greenways. Conceptually we propose that all the land in the area below be 
redesignated to transitional land RU6, and give the option to the landowners pre-approval to subdivide, 
but to manage each subdivision through the development approval process and subdivision size based 
on land available for development, proposed use, and novel ideas.

Rl 5 K, >«(tm '  IStXHqw

Figure 4: The Extended Village RU6 Area

Overlayed on this area would be a series of predefined and connected passageways/greenways that 
would need to be included in any specific subdivisions. We see that over time these passageways and 
greenways would interconnect and provide safe journeys for pedestrians/cyclists/horse riders to and from, 
and within the Village.
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Intersection of Braidwood Road and Wallace Street/Lumley Road
This intersection is a problem, and providing another route around this intersection - problematic too. We 
suggest that the intersection be upgraded, to include traffic lights and recessed stopping lines, such that 
the truck turning circle can be within an extended intersection. This should also include proper curbing, 
paths, and designed parking along Lumley Road to facilitate the safe parking of vehicles along this road.

Similarly, Braidwood Road should be curbed and pathed opposite The Loaded Dog, and provision made 
for the parking up of trucks and other extended vehicles.

The local school bus stop on Braidwood Road should be moved to Boyd Street, beside the School, 
including the upgrading of roads and intersections to support this.

Establishment of a public environmental and recreational area on 
the shore of Lake Bathurst
We propose that the properties along Lumley Road between the Quarry and Mayfield Road should have 
the option to subdivide near the road, and for the area behind to be established as an accessible public 
environmental and recreational area on the shore of Lake Bathurst. This would be a highly prized asset 
for the Community to access and use. The current arrangements lock this asset away from the 
Community, noting that once upon a time Lake Bathurst was a vibrant accessible community asset. It 
should return to being that again.

Development of a small over 55 lifestyle unit block and a small 
shopping complex
Lots 100/1124085 and A/440822 are two sizable lots that could be developed either as a small over 55 
lifestyle unit block or a small shopping complex. We look to Council to liaise with the owners of these 
blocks and to facilitate one to be developed into an over 55 lifestyle unit block and the other into a small 
shopping complex.

Concluding Remarks
The Village of Tarago is the District and surrounds hub for community based activities and lifestyle. Our 
way of life needs to be preserved but equally for us to be sustainable into the future, we need to be able 
to grow, and offer families the opportunity to remain together. We also need to provide opportunities, not
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necessarily to be acted on today or tomorrow, but at that point in the future when the need for change, or 
the need to reinforce financial security, the need for family assistance, etc. occurs.

The constraints imposed on developments is noted; however, it remains vitally important that there is a 
vision to aim for. TADPAI believes that the approach outlined in this strategy for the sustainability of the 
Tarago Village is something that can occur over time and at a pace that supports existing landowners 
preferences now and in the future.

Council’s role in all this is to provide leadership, coordination, facilitation and imagination.

Adrian Ellson
President
TADPAI
M: 0456 497 575 
E: tadpaipresident@qmail.com

220211 Community Proposed Trago Village Strategy
Tarago District: Home to the Headwaters of the Mulwaree River

The longest naturally occurring chain of ponds river system in the Southern Hemisphere



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 3 Page 97 

  

GOVERNMENT
NSW NSW RURAL FIRE SERVICE

Goulburn Mulwaree Council 
Locked Bag 22 
GOULBURN NSW 2580 Your reference: Dated 26/10/2021 

Our reference: SPI20211027000182

ATTENTION: Megan Trotter Date: Wednesday 24 November 2021

Dear Sir/Madam,

Strategic Planning Instrument
Other -  Exhibition
Draft Tarago Village Strategy

I refer to your correspondence dated 26/10/2021 inviting the NSW Rural Fire Service (NSW RFS) to comment on 
the above Strategic Planning document.

The NSW RFS has considered the information submitted and provides the following comments.

NSW RFS notes lands within Tarago Village are identified as bush fire prone land. Strategic planning needs to 
ensure that future residential and special fire protection purpose land uses are only located in appropriate areas 
to minimise the risk to life and property from bush fire attack. Based on an assessment of the draft document, 
the following advice is provided:

The preparation of a Strategic Bush Fire Study (SBFS), as part of the preliminary studies undertaken for any 
future planning study that proposes to introduce new residential areas, shall be carried out where land is located 
in proximity to bush fire risks. The SBFS shall be in accordance with the Strategic Planning Principles of Planning 
for Bush Fire Protection 2019 (PBP19) to ensure only appropriate development occurs in areas where bush fire 
hazards exist.

NOTE: the SBFS addresses a number of considerations which should inform the suitability of a site (and its 
surrounding location in the landscape) for the proposed land uses in consideration of strategic access networks, 
proposed densities and likely internal and external impacts as a result of bush fire impacts. The SBFS should 
address the contents of Table 4.2.1 of PBP19.

For any queries regarding this correspondence, please contact Anna Jones on 1300 NSW RFS.

Yours sincerely,

Martha Dotter
Supervisor Development Assessment & Plan 
Built & Natural Environment

1

Postal address Street address

NSW Rural Fire Service 
4 Murray RoseAve
SYDNEY OLYMPIC PARK NSW 2127

NSW Rural Fire Service 
Locked Bag 17 
GRANVILLE NSW 2142

T (02) 87415555 
F (02)87415550 
www.rfs.nsw.gov.au
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Department of
GOVERNMENT I Primary Industries

OUT21/17608

Mr Warwick Bennett
General Manager
Goulburn Mulwaree Council
Locked Bag 22
Goulburn NSW 2580
council@qoulburn.nsw.qov.au
cc. Megan.Trotter@goulburn.nsw.gov.au

Attention: Megan Trotter

Dear Mr Bennett

Draft Tarago Village Strategy

Thank you for the opportunity to provide comment on the Draft Tarago Village Strategy (the Strategy) 
as per your request of 25th October 2021. The NSW Department of Primary Industries (NSW DPI) 
Agriculture is committed to the protection and growth of agricultural industries, and the land and 
resources upon which these industries depend. Due to our interest we have considered the various 
options proposed for the future growth of the Tarago village.

The proposal to enable infill development in the north west of Tarago village by reducing the 
minimum lot size (from 1ha to 4000m2) is supported by NSW DPI. This option is preferred as it will 
utilise land already zoned RU5 -  Village and does not convert agricultural land to urban 
development. However, it is understood that this option will only yield a small number of lots and 
further land is needed for the future growth of housing in the village.

NSW DPI supports the view in the Strategy that precinct 1 and the northern part of precinct 2 are 
the most feasible greenfield options for future housing development in Tarago. From an agricultural 
perspective, the land has the lowest agricultural quality of all options (identified as class 6 on the 
Land and Soil Capability (L&SC) maps.

The Strategy also considered that the southern part of precinct 2 would not likely be suitable for 
future housing development, given its potential for flooding and water quality constraints. That land 
is also high-quality agricultural land, being identified as class 3 on the L&SC maps and identified as 
Biophysical Strategic Agricultural Land (BSAL). BSAL is land with high quality soil and water 
resources capable of sustaining high levels of productivity. The land is currently used for lucerne 
cropping, has high productivity and in NSW DPI’s view is more suited to agricultural production.

It is also understood that the southern part of precinct 2 is currently zoned RU6 Transition. NSW DPI 
considers that the zoning of that land should be more reflective of its current land use and high 
productive capacity, particularly given the high quality of soils and cropping potential. It is therefore 
recommended that the southern part of precinct 2 should be rezoned to RU1 Primary Production, 
with boundaries consistent with BSAL mapping.

The Strategy also concluded that precincts 3 to 6 are environmentally constrained and less suitable 
for the development of housing, subject to further study. Precinct 4, in particular, has relatively good 
quality agricultural land, being classed as 4 on the L&SC maps. The land has good agricultural 
productivity, is currently used for cattle grazing and is subject to flooding, making it a high risk for 
village development. NSW DPI considers that the land should remain as RU2 Rural Landscape 
zoned land to enable continued agricultural use.

NSW Department of Primary Industries - Agriculture 
Locked Bag 21, Orange NSW 2800 1105 Prince St, Orange NSW 2800 

Email: landuse.ag@dpi.nsw.gov.au | www.dpi.nsw.gov.au | ABN: 19 948 325 463
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It is also noted that further studies proposed to be undertaken on the preferred options include an 
agricultural viability study. NSW DPI supports the development of such a study for the preferred 
options. Such a study should include an assessment of the productive capacity of the land from 
sources such as the L&SC and BSAL maps.

Should you require clarification on any of the information contained in this response, please 
contact Wendy Goodburn, Agricultural Land Use Planning Officer, on 0402 069 605 or by email at
landuse.aq@dpi.nsw.qov.au

Yours sincerely

'  3/12/21
Tamara Prentice
Manager Agricultural Land Use Planning

Page 2 o f 2
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Date: 2nd November 2021

Subject: Draft Tarago Village Study.

The General Manager Goulburn Mulwaree Council 

Dear Sir,

I refer to the proposed rezoning for subdivision of area 2 on the Precinct map provided to 
me as the landholder of most of that area.

Firstly I don't believe much of this area would be suitable as in a wet season much of it is 
within a watercourse.

It also contains 3 bores and a lot of underground piping and electrical infrastructure, which 
is necessary for the farming enterprise my company operates there.

If Council goes ahead with rezoning, will this affect the rates payable on this land?

I don't believe, certainly in the remainder of my lifetime, or my beneficiaries lifetime, the 
property will be offered for subdivision.



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 102 

  

 

1 | P a g e  
 

 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 103 

  

 

2 | P a g e  
 

 

Version Comment Date 
1 For Exhibition  

 
October 2021 

2 Includes post exhibition 
revisions for adoption 

June 2022 

   
 

  



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 104 

  

 

3 | P a g e  
 

Contents  

1 Executive Summary .................................................................................................................................................................................................................. 4 

2 Purpose of this Strategy ........................................................................................................................................................................................................... 6 

3 Locality Map ............................................................................................................................................................................................................................. 7 

4 Regional Context ...................................................................................................................................................................................................................... 8 

5 Tarago Snapshot ...................................................................................................................................................................................................................... 9 

6 Tarago – Strengths/Weaknesses............................................................................................................................................................................................ 10 

7 Analysis .................................................................................................................................................................................................................................. 12 

 Geography .......................................................................................................................................................................... Error! Bookmark not defined. 

 Goulburn Mulwaree Local Environmental Plan 2009 ........................................................................................................ Error! Bookmark not defined. 

 Environment and Biodiversity ............................................................................................................................................ Error! Bookmark not defined. 

 Water Supply ...................................................................................................................................................................... Error! Bookmark not defined. 

 Effluent Management ........................................................................................................................................................ Error! Bookmark not defined. 

 Bushfire Hazard .................................................................................................................................................................. Error! Bookmark not defined. 

 Flooding .............................................................................................................................................................................. Error! Bookmark not defined. 

 Slope ................................................................................................................................................................................... Error! Bookmark not defined. 

 Site Contamination – Lead ................................................................................................................................................. Error! Bookmark not defined. 

8 Potential Investigation Areas – Urban Infill ........................................................................................................................................................................... 22 

9 Potential Investigation Areas – Urban Expansion .................................................................................................................................................................. 25 

10 Conclusion and Next Steps ................................................................................................................................................................................................. 32 

 

 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 105 

  

 

4 | P a g e  
 

Executive Summary 

Villages offer an alternate lifestyle to the larger towns, but are also limited due to distance, size, and servicing. For instance, the 

majority of the Goulburn Mulwaree local government area (LGA) is located within the Sydney drinking water catchment (SDWC), 

however, the only urban areas which have reticulated water and sewer services are Goulburn and Marulan.  This means that within 

villages, urban density is restricted to the environmental capacity of individual lots for the provision of on-site services such as 

effluent disposal whilst maintaining water quality in the drinking water catchment or avoiding the contamination of existing bores 

used to supplement residential water supply. 

Given the above context, the growth of villages is considered in relation to the environmental capacity of the locality rather than for 

the provision of land supply to meet the overall demand for housing in the Goulburn Mulwaree LGA.  Land supply is in effect 

already limited due to fundamental constraints such as the lack of reticulated water and sewer, water quality management, bushfire 

hazard, flooding, slope, access etc. 

The main factors in determining the potential for growth in Tarago are the identification of lot sizes which can support a dwelling 

and on site effluent disposal systems.  This is further complicated by the need to maintain water quality in the SDWC and the 

potential for contamination of local bores. 

The Mulwaree River and local groundwater cannot be relied upon to provide a consistent supply of water for a reticulated system.  

Further complications also arise as the costs of adding supplementary water sources adds to the cost of raw water treatment.  

Should reticulated water be proposed, then water usage would increase and reticulated sewer would also be required. 

Reticulated sewer is limited as the need to discharge treated water is problematic, as the Mulwaree River lacks consistent natural 

flows meaning that discharged waste water could pond and negatively affect the water quality of the river. 

Costs associated with reticulated water and sewer systems would be relatively high and would require connection of all residents.  

Given that existing residents have already paid for on site services, and given the limited potential for significant increases in 

density in the village, such systems may not be feasible (for either Council or the residents). 

Constraints are also likely due to sections of surrounding area affected by relatively steep slopes, or conversely, flat areas in vicinity 

of the Mulwaree River, likely to be affected by flooding or a high water table (limiting the effectiveness of on site sewer 

management) .  
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This Strategy has applied the known 

constraints to land use to various precincts 

in and around Tarago.  Criteria used for 

assessment of suitable areas include: 

 Are contiguous to existing RU5 Village zoned 

land. 

 Are in excluded from areas where slope is 

greater than 15%. 

 Proximity to water courses i.e. suitable  buffer 

distances for onsite effluent management areas 

(EMAs) to water courses. 

 Drainage and elevation in realtion to the 

Mulwaree flood plain/flood potential. 

 Lack of obvious biodiversity value. 

 Bushfire hazard and connectivity to existing 

road network for evacuation. 

 Proximity to railway line (noise/potential 

contamination corridor). 

 Proximity to haulage routes. 

 Avoidance of State significant agricultural 

land. 

 Exclusion of Crown Land. 

The most suitable area for village expansion 

is Precinct 1C (shown left).   

Further individual site specific studies would 

be required to determine suitablility for any 

extension to the RU5 Village zone, and prior 

to any reduction of minimum lot size.    
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Purpose of this Strategy 

Background 

A previous Tarago Village Plan (2017) was prepared by Elton Consulting for Veolia. This earlier Strategy was intended to provide guidance on 

the growth of Tarago in relation to the community seeking grants from the Veolia Foundation.  Whilst the Strategy considered future growth in 

relation to residential development and the RU5 Village zone it is unclear what data/information supported the conclusions reached.  Areas 

identified for growth in this earlier Strategy (upon further investigation) are generally deemed unsuitable for a variety of reasons (noting this 

area is largely identified as that land zoned RU6 Transition which is flood liable, low lying with a high water table and is located on State 

significant agricultural land).  The Strategy does provide a basis for planning moving forward in relation to potential capital works projects, 

urban design/street landscaping and recreational/open space planning. 

The Goulburn Mulwaree Local Strategic Planning Statement (2020) and  Goulburn Mulwaree Urban and Fringe Housing Strategy (2020) have 

identified that housing supply is to be focused on existing serviced centres (Goulburn and Marulan).  However, it is understood that existing 

villages also play a support role within the rural catchments around Goulburn and Marulan.  Furthermore, growth is important for sustaining 

existing services and ensuring the further development of villages into the future.  Villages offer an alternate lifestyle to the larger towns, but are 

also limited due to distance, size, and servicing. For instance, the majority of the Goulburn Mulwaree LGA is located within the Sydney drinking 

water catchment, however, the only urban areas which have reticulated water and sewer services are Goulburn and Marulan.  This means that 

within villages, urban density is restricted to the environmental capacity of individual lots for the provision of on-site services such as effluent 

disposal whilst maintaining water quality in the drinking water catchment or avoiding the contamination of existing bores used to supplement 

residential water supply. 

Given the above context, the growth of villages is considered in relation to the environmental capacity of the locality rather than for the provision 

of land supply to meet the overall demand for housing in the Goulburn Mulwaree local government area (LGA).  Land supply is in effect already 

limited due to fundamental constraints such as the lack of reticulated water and sewer, water quality management, bushfire hazard, flooding, 

slope, access etc. 

Purpose 

This Strategy: 

 assesses land use constraints and opportunities for housing; and  
 identifies areas for urban/village centre growth potential (i.e expansion of the RU5 Village zone). 
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Locality Map 
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Regional Context 
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Tarago Snapshot 

Population 
 
 

Total Population (incl. rural 
catchment) – 425 people and 195 
dwellings in 2016. 
 

Land Zones 
 
 

RU5 Village with RU2 Rural Landscape to W and NW; IN3 
Heavy Industrial to SW; RU6 Transition to S and SE and E3 
Environmental Management south of the RU6; RU1 Primary 
Production to East with E3 Environmental Management 
near Lake Bathurst. 
 

Internet Connection 
 
 

As at 2016 census only 71% had 
internet connectivity. 
 
 

Water Supply 
 

Bores and water tanks – no reticulated system. 

Unemployment 
 
 
 

–2.3% (lower than GM percentage of 
6.3%); higher than LGA percentages of 
older workers and pre retires and 
empty nesters and retirees. 

Sewer Supply Individual septic systems/on site effluent management. 

Lot sizes (LEP 
minimum) 
 

Lot sizes range from 1500m2 to 1ha 
(NW of Village) and 20ha (SW village). 
 
 

Haulage 
Routes & Rail 
 

Heavy haulage routes and rail through village. 
 

Land contamination 
 
 
 

Potential lead contamination along 
haulage routes and railway line. 

Bushfire 
hazard 

The area surrounding Tarago is identified as bushfire prone, 
a large portion of the village area is also identified as 
bushfire prone. 

Heavy Industry 
 

 

Proximity to IN3 Heavy Industrial 
(Veolia and Heron sites) 

Flooding 
 
 

Proximity to Mulwaree River may result in flooding in lower 
areas around the village.  Lack of formalized drainage within 
the village may also result in overland flows 
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Tarago – Strengths/Weaknesses 

Strengths  Weaknesses 
 
Rail 
Rail -Tarago is located along a railway line linking the Main Southern 
Line between Sydney and Melbourne to Canberra.  Tarago has its 
own railway station. 
 
 
 

 
Rail 
Rail - The train timetable does not provide for regular stops (the train 
needs to be booked to stop in advance).  The timetable does not 
provide for commuters (trains either too late or too early).  The 
railway line has also been historically used for freight with some 
contamination risk. 

 
Proximity to Employment 
Close proximity to heavy industry and extractives e.g. Veolia and 
Heron.  Some rural work may also be available. 
Within commuting distance by car to Goulburn, Canberra and 
Queanbeyan. 
 

 
Proximity to Employment 
Limited range of jobs associated with nearby rural or heavy industry. 
Reliance on local heavy industry/extractives. 
Internet coverage also an issue for working from home.  Otherwise 
main employment would be based in larger centres such as 
Goulburn, Canberra or Queanbeyan. 
 

 
Services/Facilities 
Primary School; Pre-school;  
Church; Hall; Park/tennis courts; Showground; Pony Club 
Telephone/internet/Electricity;  
Police Station; Rural Fire Station;  
Train/bus service (limited to school start/finish times). 
Council Waste collection –recycling only, rural waste vouchers for 
general waste at Lumley Road Transfer Station;  
Loaded Dog Hotel;  
Service Station/Australia Post/Take away;  
Real Estate Agent;  
Community Groups: CWA; Men’s Shed; Progress Association 
(Tadpai); Show Society; Pony Club; Land care Group. 
 
 

 
Services/Facilities 
No reticulated water system. 
No reticulated sewer – on site sewer systems only.  Growth resulting 
in increased on-site septic systems may result in impacts on 
groundwater collection (bores) resulting from on-site sewer 
contamination.  A relatively high water table in some locations limits 
on site effluent disposal systems. 
Telephone/internet – only 71% coverage as at the last census. This 
will impact those wanting to work from home, home businesses, 
education, and emergency assistance.   
Limited street drainage system (small sections only such as within 
the north Mulwaree Street area) other than table drains, possible 
issues with storm water and overland flows. 
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Strengths  Weaknesses 
 
Natural Hazards 
Some higher sections of Tarago would be likely to be above the flood 
level (1% AEP and PMF).  However, no flood studies are available at 
this stage to determine where the flood levels reach and impacts on 
access in/out of the village for evacuation etc. 
 
A central section of the village is not identified as bushfire prone. 
 
  
 

 
Natural Hazards 
Flooding on low lying areas in proximity to Mulwaree River.  Access 
to village would be cut from Goulburn via Braidwood Road during 
periods of inundation. 
 
Lack of formalised drainage infrastructure can lead to overland flows 
inundating Bungendore Road from surround slopes. 
 
Locality is identified as bushfire prone land around central section of 
the village. 
 

 
Environment 
Proximity to Mulwaree River, Lake George and Lake Bathurst. 
 
Biodiversity – Precincts 1 and 2 (Investigation Areas) are relatively 
free of native vegetation/habitat. 
 
 

 
Environment 
Steeply sloping sections contain remnant areas of native vegetation. 
 
Mulwaree River flood plain/flooding. 
 
Surrounded by bushfire prone land. 

 
Contamination 
Lead contamination is likely to be restricted to rail/haulage route 
corridors. 
 

 
Contamination 
Proximity to rail, haulage routes and heavy industry increases the 
risk of site contamination.   
 
There is known contamination from Transport for NSW works on the 
side line for the railway.  Lead contamination is also spread by 
wind/dust and through overland flows, so some contamination may 
be present outside the rail/haulage route corridor. 
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Analysis 

Geography 

Tarago village is located in a generally north south lineal arrangement which 

mainly follows the railway line to the west.  A small section of the village 

along Wallace and Boyd Streets expands to the east around road network 

connectors between Bungendore Road/Collector Road, Braidwood Road 

and, Lumley Road. 

 

The railway line itself runs in a predominantly north/south alignment through 

this valley and is roughly parallel to the Mulwaree River. 

 

The area containing the Mulwaree River is relatively flat (as shown in the 

diagram with 5m contours).  The area is located within the Sydney drinking 

water catchment.  Lake Bathurst is located to the north west of the village 

and has an immediate catchment which is largely separate from the 

immediate catchment for Tarago and the Mulwaree at that point. 

 

The land starts rising above the flood plain of the river to the west which is 

likely why the railway line is located  where it is (to both take advantage of 

the relative flat area and but with slightly increased elevation to avoid some 

levels of flooding). 

 

Ridges rising to the west/ south west of the village would assist with protecting the village from heavy industry located to the south west.  This 

would also assist with reducing visual and noise impacts. However, prevailing westerly and south westerly winds at certain times of year would 

potentially carry odour (Veolia) and dust. 
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Goulburn Mulwaree Local Environmental Plan 2009 - Zoning 

The central village area has a RU5 Village zoning which permits a wide range of 

uses including: 

Centre-based child care facilities; Community facilities; Dwelling houses; Light 

industries; Neighbourhood shops; Places of public worship; Recreation areas; 

Recreation facilities (indoor); Recreation facilities (outdoor); Respite day care 

centres;  and Schools. 

The area to the west and north-west of the village is zoned RU2 Rural 

Landscape. 

The area to the south west of the village is zoned IN3 Heavy Industrial and takes 

in the Veolia and Heron sites (former Woodlawn Mine). 

 A small area of RU6 Transition zone is located to the south of Wallace Street, 

east of the railway line and Bungendore Road and west of Braidwood Road.   

E3 Environmental Management Zone is located immediately south of the RU6 

Transition zone area also between Bungendore Road and Braidwood Road. 

RU1 Primary Production is located to the east with E3 Environmental 

Management zone identified around Lake Bathurst. 

 

 

 

 

Zoning – GMLEP 2009 
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 Goulburn Mulwaree Local Environmental Plan 2009: Minimum Lot 

Size 

The older sections of the village have a minimum lot size under GM LEP 2009 of 

1500m2.  A newer section of the village (North Mulwaree Street precinct) to the 

north west of the village has a 10 000m2 (1ha) minimum lot size. 

The RU6 Transition zone has a 10ha minimum in the northern section (south of 

Wallace St) and a 20ha minimum in the southern section (north of the Mulwaree 

River). 

In rural villages (especially those within the Sydney drinking water catchment) 

minimum lot sizes are typically based on water quality impacts from development 

as a result of on- site effluent disposal systems.  Different areas have varying 

capacity for on-site waste water management systems based on rainfall, soil 

type, slope, proximity to water courses etc. 

A basic assessment of further growth capacity for the RU5 Village zoned area 

based upon existing zoning and minimum lot sizes in Attachment 3 (excluding 

any consideration of individual site constraints) has found that: 

- There are currently 47 lots that are vacant which meet the lot size 

requirements for a dwelling.* 

 

- There are currently only 24 lots with any subdivision potential, of the lots a 

maximum of 69 lots can be created – which is a net increase of 45 lots. *  

 

A further increase of 45 dwellings at an occupancy rate of 2.4 people per 

household would see a maximum population increase of 108 people.  Census 

data from 2016 suggests a slightly lesser occupation rate of 2.17 people per 

household. 

Tarago (including some catchment outside the GM LGA) had only 195 dwellings in 2016 (census).  The identified growth potential 

would be significant in relation to the existing number of dwellings and population. * Note these figures are approximations only. 
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Environment and Biodiversity 

Areas to the east, west and south of Tarago are mapped under GM LEP 2009 

as being of high environmental value (shown yellow on the map). 

 

Areas such as the Mulwaree River and Lake Bathurst are also mapped on the 

NSW BOSET mapping as being of biodiversity value (Attachment 1). 

 

The South East and Tablelands Regional Plan identifies a State and regional 

biodiversity corridor running north south between Bungendore and Goulburn. 

 

The minimum searchable area on the BioNet Atlas is a 10 x 10 km square.   

Centring this on Tarago means the search area includes a large part of the 

nearby wetlands at Lake Bathurst, which has numerous recorded species listed 

as threatened species under the NSW BC Act and/or MNES under the 

Commonwealth EPBC Act. However BioNet mapping shows that there are no 

recent records for any of these in the immediate vicinity of Tarago Village.  The 

majority of threatened species known or predicted to be present in the general 

area by database searching are either wetlands species or woodland/forest 

species that are not likely to be significantly impacted by development of 

previously cleared land. 
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 Water Supply 

There is no reticulated water system in place for the village of Tarago.  Water is 

currently sourced on site from bores (as indicated left on the map in blue) or from 

roof water tanks. 

There is no reliable raw water source for the establishment of a reticulated water 

service for Tarago.  Surface water relies on the Mulwaree River, which does not 

continually flow and ponds in drier conditions.  Ponds are difficult for water quality as 

they tend to have issues with de-solved oxygen and other contaminants.  Another 

potential supply would be the use of groundwater as well as the use of existing 

rainwater tanks.  There are complexities associated with a water treatment plant that 

treats water from two distinctly different water types of raw water due to the different 

chemical regimes required and would be significantly more expensive.  It is also not 

known whether the groundwater supply can be sustained for a village supply given the 

data appeared fairly anecdotal in nature.   

Dual raw water supply sources for Goulburn has taken a lot of work including 

modifications to the Goulburn water treatment plant as the Wingecarribee water 

(supplied via the Highland Source Pipeline) is chemically different to water sourced 

from local catchments and water treatment plants are designed specifically around raw 

water quality.  This cost of treating water from various sources (i.e. the river and 

groundwater) would similarly then be passed on to Tarago ratepayers, making the 

typical residential bill very expensive.  

The 2011 Goulburn Mulwaree Integrated Water Catchment Management Plan (IWCM) 

recommended the status quo due to the significant cost with the provision of any water 

and sewer services. 
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 Effluent Management 

Tarago is located within the Sydney drinking water catchment (SDWC) 

and in close proximity to the Mulwaree River.  Maintaining water quality is 

clearly an important consideration for future planning. 

Currently there is no reticulated sewerage system, with effluent 

management occuring on site within individual lots.  On site effluent 

management areas (EMAs) within the SDWC are not permitted within 

100m of a water course.  As can be seen from the opposing map, there 

are a significant number of identified water courses (including the river) in 

and around Tarago 

Another complicating factor is that the increase in on site effluent 

management systems may also affect groundwater quality for the village 

which is partly reliant on water supply from bores. 

A section of Tarago between Braidwood Road and the Railway Line has a 

high water table which is around 0.7m below ground level (GL), this would 

make onsite effluent management very problematic. 

Should reticulated water be proposed, then water usage would increase 

and reticulated sewer would also be required.  Reticulated sewer is limited 

as discharging treated water into the Mulwaree River is inappropriate due 

to inconsistent natural flows that may result in discharged waste water 

ponding and negatively affecting riverine water quality. A sewer system in 

this area would require therefore require irrigation. The costs of a sewer 

system are high and will require the connection of all residents to obtain 

the nutrient load for the plant to function noting that separate investment 

by existing households has already been made into on site systems. 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 119 

  

 

18 | P a g e  
 

 Bushfire Hazard 

The village is surrounded and partly encroached by area identified as 

bushfire prone land (as indicated in yellow and red left on the map). 

 

Considerations include: the overall ability to defend the village, evacuation, 

connectivity, water supply for fire fighting purposes would all need to be 

considered as a part of  any proposal for viallage expansion or significant 

increase in density from levels currently planned. 

 

Issues with communications may also need to be addressed given poor 

levels of existing internet connectivity. 

 

A Bushfire Strategy prepared in accordance with the NSW Planning for 

Bushfire Protection Guidelines 2019 would need to be undertaken. 
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 Flooding 

The location of the Mulwaree River to the east of the village and the extent 

of the flood plain around the river is suggestive of potential flood risk.  The 

contour map identifies a relatively wide section of floodplain between the 

Mulwaree River and Braidwood Road/Railway line. 

Currently there are no flood studies available for the Mulwaree River in the 

Tarago locality. 

Flood affectation and risk would need to be considered before any further 

consideration of additional development could occur. 

Braidwood Road in Lake Bathurst is subject to inundation.  Council’s 

Operations Business Unit has been in discussions with Transport for NSW 

in relation to mitigation measures for Braidwood Road. 

Areas of overland flow from the slopes to the west of the village result in 

inundation of local streets such Roseberry Street through to Bungendore 

Road.  This is as a result of a lack of a street drainage system in Tarago.  

It is noted that there are some sections of kerb and gutter but this does not 

link up into a managed system. 

Future developemnt will also need to assess drainage impacts on  the 

railway line and downstream development. 
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 Slope 

The areas to the north west of the village and immediately to the south are 

considered to be too steep to support additional residential development 

(especially if on site effluent disposal is proposed). 

Slope also poses greater risk in relation to bushfire hazard and presents difficulties 

for access. 

Erosion on steeper sites is also considered to be a constraint. 
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 Site Contamination – Lead 

Extracts from the Tarago Lead Management: Action Plan prepared by 

Ramboll (July 2020) for John Holland (copied from Google Source). 

 

“Lead contaminated ballast within the rail formation and surrounding soils 

occur within an area of approximately three hectares within the corridor and 

this area is here-in referred to as “the site”.” 

 

“Potential for offsite migration of contamination (lead) from the site has been 

considered through assessment of lands adjacent the site and (where 

requested) more broadly within the surrounding area. High lead 

concentrations arising from the site appear limited to adjacent land and have 

migrated through surface water and airborne dust. Specific impacts have 

been identified in soil, surface water, internal dust and sediment within 

rainwater tanks. Affected property owners have been notified and rectification 

works are underway. 

 

The main routes of ecological exposure appear to be via dust deposition and 

overland flow.” 

 

Further consideration of potential contamination in relation to the 

above would need to occur as a part of any planning assessment 

of the village for development capacity. 
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Potential Investigation Areas – Urban Infill 

Urban infill within the existing RU5 Village Zone, is largely limited by the lack of reticulated sewer services.  Therefore water quality impacts 

from development in relation to the Sydney drinking water catchment is the main constraint to the reduction of minimum lot sizes for 

development.  Accordingly Water NSW was consulted in the preparation of this Draft Strategy as it has undertaken Strategic Land and Water 

Capability Analysis (SLWCA – refer Attachment 4) for the drinking water catchment which identifies land in terms of risk to water quality based 

on sewered and unsewered scenarios and on the size of lots. 

In relation to the potential for infill (the reduction of lot sizes within the existing RU5 zone), Water NSW has advised: 

“Capacity for reduction of lot sizes (if any) in the existing RU5 area, and capacity for any expansion?  

 

The existing RU5 area in the North-West  [Precinct 1A] has a 10,000m2 Minimum Lot Size (MLS). For unsewered lots 4,000m2 to 2 ha, 

the relevant SLWCA water quality risk varies from LOW to EXTREME. Most of the site carries a MODERATE risk to water quality 

except for areas along the existing waterways where the risk to water quality from unsewered development varies from HIGH to 

EXTREME. This area has some capacity to be reduced to smaller allotments (4,000m2 (min)), subject to constraints presented by 

existing watercourses and the need to accommodate Effluent Management Area (EMA) buffers. This area is not well suited for small 

lots of 2,000 – 4,000m2 as most of the risk across the site then becomes HIGH. So there is some capacity here to reduce the MLS 

below the current 10,000m2 lot size. 

 

The existing RU5 areas in the South-West already have a MLS of 1500m2. Given the current MLS, the residential unsewered SLWCA is 

largely irrelevant. Applying the most relevant SLWCA (lot sizes of 2,000 – 4,000m2), the risk across these site varies from MODERATE 

to EXTREME with areas of HIGH and EXTREME risk being located around existing watercourses. Water NSW does not have SLWCAs 

that go as low as 1,500m2 for unsewered areas. As the risk is already MODERATE for a MLS of 2,000m2, we would generally not be 

supportive of a further reduction of lot sizes below the current 1,500 m2 MLS for this area. 

 

The RU5 zoning also occurs in the North-East of Tarago. This area has a MLS of 1,500m2.  The SLWCA for unsewered residential 

development for lots sizes 2,000 – 4,000 m2 indicates that the risk varies from MODERATE to EXTREME, with HIGH and EXTREME 

risks to water quality being associated with waterways. As the risk is already MODERATE for a MLS of 2,000 m2, we would generally 

not support a further reduction of lot sizes below the current 1,500m2 MLS for this area. 

 

Conclusion: Based on the above, the only real opportunity for further development within the existing RU5 zone is in the North-West 

where there is an opportunity for the MLS to be reduced to 4,000m2 on lands with MODERATE risk.  
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We also note that there may be opportunity to expand 

the current village zone slightly further in the north and 

west beyond the limits of the current RU5 zoning. 

However, steep slopes start to become a significant site 

constraint and more detailed site investigations 

regarding slopes and soils would need to be conducted 

to consider this possibility further.” 

 

Based on the above, there is some potential for the 

existing RU5 Village zoned area (where the 10 000m2 or 

1ha minimum lot size applies) to have a reduction in 

minimum lot size down to 4000m2.  However, it should 

be noted that this area is steeply sloping and contains a 

number of water courses.  Effluent Management Areas 

(EMAs) must be located at least 100m from a water 

course in the Sydney drinking water catchment, 

therefore capacity for infill is somewhat limited in this 

area. 

 

As per the Water NSW advice above, the reduction of 

lot sizes within the RU5 Village zone where the current 

minimum lot size is 1500m2 would not be supported. 

 

 

Based on the above, opportunities for urban infill within the RU5 Village zone are very limited (i.e. only some select few lots within the Precinct 

1A area with a 1ha minimum lot size) have any capacity for subdivision. 

 

 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.3- Attachment 4 Page 125 

  

 

24 | P a g e  
 

A basic assessment of further growth capacity for the RU5 Village zoned area (refer Attachment 3) using existing zoning and minimum lot 

sizes (excluding any consideration of individual site constraints) has found that: 

 There are currently 47 lots that are vacant which meet the lot size requirements for a dwelling.* 

 

 There are currently only 24 lots with any subdivision potential, of these lots a maximum of 69 lots can be created – which is a net 

increase of 45 lots. * 
 

* Note:  The assessment of development potential has only used minimum lot size requirements and existing lots sizes to determine capability site constraints have not 

been factored into the above figures and so actual lot yields may be significantly lower.  

 

A further increase of 45 dwellings at an occupancy rate of 2.4 people per household would see a maximum population increase of 108 people.  

Census data from 2016 suggests a slightly lesser occupation rate of 2.17 people per household. 

Therefore, based on current zoning and minimum lot sizes in the LEP there is some small capacity for growth in the short term. 
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Potential Investigation Areas – Urban Expansion 

Criteria for the identification of potential village expansion are largely based on land development constraints and the identification of sites 

which are contiguous to existing urban areas.   

It is assumed that due to the costs and environmental constraints relating to the introduction of reticulated water and sewer servicing, that this 

infrastructure would unlikely in Tarago.  Therefore, assumptions are made in relation to lots capacity for development based on water quality 

impacts from sewer, proximity to water courses, slope etc. 

The following critera has been applied to  the Tarago village to ensure that investigation sites: 

 Are contiguous to existing RU5 Village zoned land. 

 Are in excluded from areas where slope is greater than 15%. 

 Proximity to water courses (given the 100m effluement management area (EMA) buffer). 

 Drainage and elevation in relation to the Mulwaree flood plain/flood potential. 

 Lack of obvious biodiversity value. 

 Bushfire Hazard and connectivity to existing road network for evacuation. 

 Proximity to railway line (noise/potential contamination corridor). 

 Proximity to haulage routes. 

 Avoidance of State Significant Agricultural Land. 

 Excludes Crown Land (Attachment 5). 

 

Tarago has been categorised based on the above criteria into precincts.   
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Precincts 1 C and 2 in green were identified for 

further investigation for the expansion of the 

RU5 Village zone.  Precinct 1C is considered to 

be relatively unconstrainted due to slope 

(elevated above the flood plain but not steep), 

lesser density of water courses, cleared land 

with non native grass land, two road access 

from Covan and King Streets (for bushfire 

evacuation) and is contiguous.  Water NSW has 

advised:   

 
For the smaller western area, the SLWCA for 
unsewered lots of 4,000 m2 - 2 ha shows that the 
water quality risk varies from LOW to EXTREME with 
most of the land having a LOW to MODERATE risk 
except for the edge of the waterway in the north 
which has an EXTREME Risk. For lots 2,000 – 4,000m2 
the water quality risk varies from LOW to EXTREME 
with the land generally having a LOW, MODERATE 
and HIGH risk with a small area of EXTREME risk in 
the north associated with the waterway.  
 
Conclusion: Based on the above, the smaller 
western investigation area [1C] has some capacity 
for unsewered development, with the least risk to 
water quality being presented for a minimum lot 
size (MLS) of 4,000m2 – 2 ha. Smaller lot sizes (2,000 
– 4,000 m2) may be possible in areas of LOW to 
MODERATE risk, but this would need further site 
investigation regarding site constraints. We would 
generally not be supportive of any MLS below 2,000 
m2.  
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Above- Precinct 1C – View from King Street 

looking south toward the end of Covan Street 

 

 

 

Precinct 1C – Extent of Investigation Area (ha). 

 

Precinct 1 B was identified during the public consultation period of the Strategy.  This precinct contains the norther portion of Lot A DP 440822 

with the southern portion zoned RU5 Village and the northern portion zoned RU1 Primary Production.  This site is contiguous with the RU5 

village zone and has potential access from Boyd Street.  Water NSW have advised in relation to a rezoning of the northern portion: 

 “We have assessed the site’s capability for residential development based on the land being unsewered and taking into account preliminary 

Strategic Land and Water Capability assessments for the site (see below).  
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For unsewered residential development of lots 2000m2 – 4000m2, 

the risk to water quality varies from MODERATE to EXTREME (see 

Map 1). The areas of EXTREME risk are associated with the water 

course that cuts across the middle of the site. Areas of EXTREME 

risk have a very low land use capability while areas of HIGH risk 

have a low land use capability. The site is generally unsuitable for 

unsewered development with lot sizes of 2000m2 – 4000m2.  

 

For unsewered development of lots 4000m2 – 2ha, the risk to water 

quality similarly varies from MODERATE to EXTREME (see Map 2). 

The areas of EXTREME risk are associated with the water course 

that cuts across the middle of the site. As indicated above, areas of 

EXTREME risk have a very low land use capability while areas of 

HIGH risk have a low land use capability. However, there is more 

available land in the MODERATE risk category which has a 

corresponding moderate land use capability. These areas occur in 

the south of the site (Map 2) and mainly overlap with the current 

RU5 Village zoned portion of the lot, although a small area of 

MODERATE risk also occurs immediately north of the RU5 land. 

There is some capacity of the site to accommodate unsewered lots 

of 4000m2 – 2ha in size in the MODERATE risk areas.  Further site-

specific investigations would need to be conducted including flood 

risk, ground water and water quality considerations. Development 

capability may also be influenced by the need to accommodate 

Effluent Management Areas (EMAs) and appropriate buffer 

distances from the water course and farm dams etc.  

 

Based on the above there is some cpacity for reduction of  the lot size for the northern portion to lots with aminimum lot size of 4000m2. This 

would be subject to consideration of flooding and more detailed water quality assessment analysis. 
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Precinct 2 is low lying and whilst contiguous may be affected by flooding furthermore it is also identified as State Significant Agricultural Land 

by NSW Department of Primary Industries (Agriculture).  It would appear to be dominated by introduced plant species and has been cropped 

for lucerne. It is currently zoned Ru6 Transition which is limiting for agiculture and a zone change to a more flexible rural zone should be 

considered as a part of any future Agricultural Land Use Strategy.  

It is closer to the railway line/corridor and may be more affected by potential contaimination.  It is also close to the haulage routes of Braidwood 

Road and Bungendore Road.  Water NSW has advised that “the water table in the flat area (between Braidwood Rd and the railway, i.e. the 

investigation area over the larger parcel of land in the south-east) is around 0.7m below GL. this would make onsite effluent management very 

problematic”. 

Water NSW further advised in relation to minimum lot size: 

“The larger parcel of land in the south-east is much more 
constrained. The southern half of the investigation area is 
effectively floodplain and therefore potentially flood-prone. For 
unsewered lots, 4,000m2 to 2 ha, the water quality risks varies 
from LOW to EXTREME, with most of the site having a 
MODERATE or EXTREME water quality risk. The EXTREME 
water quality risk is associated with the floodplain area in the 
south and the tributaries of the waterways in the north. For lots 
2,000 – 4000m2, the water quality risk varies from MODERATE 
to EXTREME. Again the floodplain areas in the south carry the 
EXTREME risk with EXTREME risk being associated with 
waterways in the north. A larger proportion of the site is affected 
by a HIGH risk rating than compared with the SLWCA for lots 
4,000m2 – 2 ha.  Based on our information, the two main 
watercourses are deeply incised and would require 100m 
Effluent Management Area (EMA) buffers. Additionally we 
understand that the area has groundwater bores that are used 
for potable supply (e.g. the hotel).” 
 
Left – Precinct 2 from Goulburn Street 
 
 

Conclusion: The larger eastern area is highly constrained. It may be possible to extend the existing village zone slightly southwards, 
with a larger lot size of 4,000m2 (min) but these areas would also need to comply with a 100m EMA buffer distance. The remainder of 
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the land has a very low capability for urban development with high risks for water quality. Overall we believe there is very limited 
opportunity for unsewered development in this investigation area.  

 

Precinct 2 is considered to be more constrained than Precinct 1 and less likely to have development potential.  However, Precinct 2 is currently 

zoned RU6 Transition which was traditionally applied to areas around villages where there may have been potential for expansion.  Although 

the use of the RU6 Transion zone does not mean that a site will in fact be suitable subject to further investigation of constraints etc. 

Precinct 3 is dominated by the Mulwaree River and its flood plain and is considered to be unlikely to support development based on flooding 

and drainage constraints. 

 

Left-Precinct 3 and 4 – View across Precinct 3 – to Precinct 4 

and Lumley Road. 
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Below-Precint 5 – North Mulwaree Street looking to the South over the Village and flood plain 

 

Precincts indicated in red (4 – 6) are not identified for further development 

as they are steeper, have a greater density of watercouses, or, in the case 

of Precint 4 – are not contiguous with existing zoned RU5 Village areas.  
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 Conclusion and Next Steps 

In conclusion, the main factors in determining the potential for growth in Tarago are the identification of lot sizes which can support 

a dwelling and on site effluent disposal systems.  This is further complicated by the need to maintain water quality in the SDWC and 

the potential for contamination of local bores. 

The Mulwaree River and local groundwater cannot be relied upon to provide a consistent supply of water for a reticulated system.  

Further complications also arise as the costs of adding supplementary water sources adds to the cost of water treatment.  Should 

reticulated water be proposed, then water usage would increase and reticulated sewer would also be required. 

Reticulated sewer is limited as the need to discharge treated water remains.  Again, the Mulwaree River is a limiting factor as the 

lack of consistent natural flows would mean that discharged waste water could pond and negatively affect the water quality of the 

river. 

Costs associated with reticulated water and sewer systems would be relatively high and would require connection of all residents.  

Given that existing residents have already paid for on site services, and given the limited potential for significant increases in 

density in the village, such systems may not be feasible (for either Council or the residents). 

Constraints are also likely due to sections of surrounding area affected by relatively steep slopes, or conversely, flat areas in vicinity 

of the Mulwaree River, likely to be affected by flooding.  Further assessment of bushfire constraints and preparation of a bushfire 

strategy would be required. 

Responsibility and assessment of extent of potential lead contamination beyond the rail corridor should also be considered. 

Three potential areas have been identified based on known constraints identified in this draft Strategy (Precincts 1A, 1B, and 1C), 

however further individual site specific studies would be required to determine suitablility for any extension to the RU5 Village zone, 

and prior to any reduction of minimum lot size.   

Technical studies required for any future planning proposals would include: 

 Flood Risk and Management Study 

 Bushfire Strategy 

 Water Quality Assessment 

 Contamination Assessment 
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 Cost/Feasibility Analysis for Reticulated Water and Sewer (this would be required if any increase in existing minimum lot 

sizes are proposed within the current RU5 Village zone, such as within the North Mulwaree St precinct). 

 Biodiversity Assessment 

 Aboriginal Cultural Heritage Assessment. 

 Agricultural Viability Study. 

 Road and Rail Infrastructure including:  

 An assessment of adequacy for the level crossing on Goulburn Street;  

 Traffic and network assessment of intersection with Braidwood Road to determine adequacy (in relation to the scale of 

the development); 

 Adequacy of the level crossing on Goulburn Street; 

 Drainage impacts on the railway line 

 Flood impacts in relation to access roads etc. 

 

Site Specific Development Control Plan for Tarago: 

Should any rezoning occur a site specific amendment to the Goulburn Mulwaree Development Control Plan (DCP) may be required 

and would need to include the following detail: 

 

 Road connectivity within new subdivisions to form a link between King and Covan Streets (Precinct 1). 

 Restriction on development directly accessing Braidwood Road such as child care centres, education facilities and schools.  

Generally new residential development should also use secondary road access where available and avoid primary access 

to Braidwood Road. 

 Management of noise and vibration for development near road/rail corridors. 

 Facilitation of walking /cycling. 

 New development should not impact the existing railway station. 

 Identification of pathways and passive recreational routes through the village. 
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Attachment 1 - Biodiversity Values Map and SEED – Vegetation Types 
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Attachment 2 -Results of EPBC Protected Matters Search and BioNet Atlas Searches.  
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Threatened entities predicted or known to be present within 5 km of Tarago Village.  

 

V = Vulnerable 

E = Endangered 

CE = Critically Endangered 

M = Migratory species listed under EPBC Act as MNES 

 

The minimum searchable area on the BioNet Atlas is a 10 x 10 km square.   Centring this on Tarago means the search 

area includes a large part of the nearby wetlands at Lake Bathurst, which has numerous recorded species listed as 

threatened species under the NSW BC Act and/or MNES under the Commonwealth EPBC Act. However BioNet mapping 

shows that there are no recent records for any of these in the immediate vicinity of Tarago Village.  The majority of 

threatened species known or predicted to be present in the general area by database searching are either wetlands 

species or woodland/forest species that are not likely to be significantly impacted by development of previously cleared 

land. 
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Common Name Scientific Name Commonwealth NSW 

Natural Temperate Grassland of the South Eastern Highlands CE  

White Box – Yellow Box – Blakely’s Red Gum Grassy Woodland and Derived 
Native Grassland 

CE CE 

Austral Toadflax Thesium australe V V 

Australasian Bittern Botaurus poicilopterus E E 

Australian Painted Snipe Rostratula australis E E 

Basalt Peppercress Lepidium hyssopifolium E E 

Black Faced Monarch Monarcho melanopsis M  

Black Falcon Falco subniger  V 

Black Gum Eucalyptus aggregate V V 

Blue Billed Duck Oxyura australis  V 

Buttercup Doubletail Orchid Diurus aequalis E E 

Button Wrinkelwort Rutidosis leptorhynchoides E E 

Curlew Sandpiper Calidris ferruginea CE E 

Delicate Pomaderris Pomaderris delicata CE CE 

Dwarf Kerrawang Commersonia prostrata E E 

Eastern Curlew Numenius madagascariensis CE  

Freckled Duck Stictonetta naevosa  V 

Glossy Black Cockatoo Calyptorhynchus lathamii  V 

Golden Sun Moth Synemon plana CE E 

Greater Glider Petauroides volans E  

Green and Golden Bell Frog Litoria aurea V E 

Grey Falcon Falco hypoleucos V E 
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Grey Head Flying Fox Pteropus volans V V 

Hoary Sunray Leucochrysum albicans tricolor E  

Koala Phascolarctos cinereus V V 

Large Eared Pied Bat Chalinolobus dwyeri V V 

Large Fruited Groundsel Senecio macrocarpus V  

Little Eagle Hieraatus morphnoides  V 

Macquarie Perch Macquaria australasica E  

Magpie Goose Anseranas semipalmata  V 

Mauve Burr Daisy Calotis glandulosa V V 

Omeo Stork’s Bill Pelargonium sp. Striatellum E E 

Painted Honeyeater Grantiella picta V V 

Pink Tailed Worm Lizard Aprasia parapulchella V V 

Regent Honeyeater Anthochaera phrygia CE E 

Round Leaved Wilsonia Wilsonia rotundifolia  E 

Rufous Fantail Rhipidura rufifrons M  

Satin Flycatcher Myiagra cyanoleuca M  

Scarlet Robin Petroica boodang  V 

Silky Swainson Pea Swainsona sericea  V 

Spotted Tail Quoll Dasyurus maculatus E V 

Striped Legless Lizard Delma impar V V 

Superb Parrot Polytelis swainsonii V V 

Tarengo Leek Orchid Prasophyllum petilum E E 

Thick Lipped Spider Orchid Caladenia tesselata V E 

Trailing Hop Bush Dodonaea procumbens V V 
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White Bellied Sea Eagle Haliaeetus leucogaster  V 

White Fronted Chat Epthianura albifrons  V 

White Throated Needletail Hirundapus caudacutus V  

Yellow Spotted Tree Frog Litoria castanea CE E 

Yellow Wagtail Motacilla flava M  
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Attachment 3 

Existing RU5 Village Zoned Land – Remaining Potential (Desk top only without consideration of constraints). 

Property No. Lot and 
Deposited Plan 

Address Dwelling on 
GIS/SSA map? 

Dwelling 
Approval? 

minimum lot 
size(s) FOR lot 

minimum lot 
size(s) OF lot 
Tech1 

Subdivision 
Potential? 

1017256 6//612707 2 Boyd Street  Yes  1500m2 3035 Yes into 2 

1017257 1//1073462 Boyd Street  No  No 1500m2 1545 No 

1021524 1//871782 1-3 Braidwood 
Road  

Retail   1500m2 1875 No 

1017266 1//1064485 2 Braidwood 
Street  

Service Centre   1500m2 1352 No 

1015855 3//871782 2124 Braidwood 
Road  

No  No 1500m2 1859 No 

1017264 831//1176447 2135 Braidwood 
Road  

Yes  1500m2 2441 No 

1017264 A//440822 2135 Braidwood 
Road  

Yes  100HA and 
10000m2 

3.195ha No - Split min 
lot 

1020883 3//1155857 2329 Braidwood 
Road  

No   100HA and 
10000m2 

144.9ha No - Split min 
lot 

1017267 1//217733 4-6 Braidwood 
Street  

No   1500m2 2359 No 

1014846 1//347182 5 Braidwood 
Street  

Church   1500m2 670.3 No 

1017231 1//371482 7 Braidwood 
Road 

Pre School   1500m2 1113 No 

1017268 90//750033 8-22 Braidwood 
Road  

School   1500m2 809m No 

1017268 1//795089 8-22 Braidwood 
Road  

School   1500m2 809m No 

1023685 2/7/448719 Bungendore 
Road  

No Yes 1500m2 6576m Yes into 4 lots 

1023692 3/7/448719 Bungendore 
Road  

No  No 1500m2 5615m Yes into 3 lots 
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1017335 130//793043 10 Goulburn 
Street  

Yes   1500m2 1608m No 

1023516 8//1234223 11 Goulburn 
Street  

No   100HA and 
10000m2 

8393m No - Split min 
lot 

1017336 131//793043 12 Goulburn 
Street  

Yes Yes 1500m2 1610m No 

1017337 132//793043 14 Goulburn 
Street  

Yes Yes 1500m2 1612m No 

1017338 1//843893 16-18 Goulburn 
Street  

Yes   1500m2 3231m Yes into 2 lots 

1023658 7//1234223 17 Goulburn 
Street  

No Yes 1500m2 3394m2 Yes into 2 lots 

1017331 126//793043 2 Goulburn St No No 1500m2 1599m No 

1017339 135//793043 20 Goulburn 
Street  

No  No 1500m2 1618m No 

1023657 6//1234223 21 Goulburn 
Street  

Yes Yes 1500m2 2938m No 

1017340 1/6/448719 22 Goulburn 
Street  

Yes   1500m2 1366m No 

1023403 5//1234223 25 Goulburn 
Street  

Yes Yes 1500m2 5571m Yes into 3 lots 

1017293 9/5/448719 26 Goulburn St Yes Yes 1500m2 1391m No 

1017293 8/5/448719 26 Goulburn St No No 1500m2 1391m No 

1023401 4//1234223 31 Goulburn 
Street  

Yes Yes 1500m2 5063m Yes into 3 lots 

1017280 100//1124085 32 Goulburn 
Street  

Yes   1500m2 6179m2 Yes into 4 lots 

1023418 3//1234223 37 Goulburn 
Street  

Yes Yes 1500m2 2733m No 

1017332 127//793043 4 Goulburn 
Street  

Yes Yes 1500m2 1614m No 

1023417 2//1234223 41-43 Goulburn 
Street  

Yes Yes 1500m2 2869m No 
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1023416 1//1234223 47 Goulburn 
Street  

No  No 1500m2 6581m Yes into 4 lots 

1017333 128//793043 6 Goulburn 
Street  

Yes   1500m2 1603m No 

1017334 129//793043 8 Goulburn 
Street  

Yes Yes 1500m2 1606m No 

1024171 10/5/448719 Goulburn St No  No 1500m2 1265m No 

1017279 20//1120182 3 King Street  Yes   1500m2 ?  

1017279 19//1120182 3 King Street  Yes   1500m2 ?  

1017302 20//800406 7 King St Yes Yes 1500m2 1416 No 

1017302 19//800406 7 King St Yes Yes 1500m2 1416 No 

1014848 1//90435 8 King St Yes   1500m2 5666m Yes into 3 lots 

1017329 21//800406 9 King St Yes Yes 1500m2 173.0m No 

1017329 22//800406 9 King St Yes Yes 1500m2 173.0m No 

1022593 1/7/448719 11 Lime Street  Yes   1500m2 6045 Yes into 4 lots 

1023252 4/7/448719 19 Lime Street  Yes Yes 1500m2 ?  

1022731 7//1212719 101 Mulwaree 
Street  

Yes Yes 100HA and 
10000m2 

10000m No - Split min 
lot 

1022746 22//1212719 102 Mulwaree 
Street  

Yes Yes 10,000m2 10200m No 

1022732 8//1212719 109 Mulwaree 
Street  

Yes Yes 100HA and 
10000m2 

10000m No - Split min 
lot 

1017277 A//157114 11 Mulwaree 
Street  

Yes   1500m2 1739m No 

1022745 21//1212719 114 Mulwaree 
Street  

Yes Yes 10,000m2 11800m No 

1022744 20//1212719 116 Mulwaree 
Street  

Yes Yes 10,000m2 10000m No 

1022733 9//1212719 121 Mulwaree 
Street  

?  No 100HA and 
10000m2 

10100m No - Split min 
lot 

1022742 18//1212719 122 Mulwaree 
Street  

No Yes 10,000m2 10100m No 

1022734 10//1212719 123 Mulwaree 
Street  

Yes Yes 100HA and 
10000m2 

10100m No - Split min 
lot 
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1022735 11//1212719 129 Mulwaree 
Street  

Yes Yes 100HA and 
10000m2 

10100m No - Split min 
lot 

1017276 1415//1148755 13 Mulwaree 
Street  

Yes   1500m2 2580m No 

1022736 12//1212719 131 Mulwaree 
Street  

No  No 100HA and 
10000m2 

13100m No - Split min 
lot 

1022737 13//1212719 141 Mulwaree 
Street  

Yes Yes 10,000m2 10100m No 

1017290 9//800406 14-16 Mulwaree  No  No 1500m2 1416m No 

1017290 10//800406 14-16 Mulwaree  No  No 1500m2 1412m No 

1022743 19//1212719 142 Mulwaree 
Street  

Yes Yes 10,000m2 10000m No 

1022741 17//1212719 144 Mulwaree 
Street  

Yes Yes 10,000m2 10100m No 

1022738 14//1212719 145 Mulwaree 
Street  

Yes Yes 10,000m2 10000m No 

1022739 15//1212719 149 Mulwaree 
Street  

No  No 10,000m2 10000m No 

1022740 16//1212719 150 Mulwaree 
Street  

No No 10,000m2 10000m No 

1017289 8//800406 18 Mulwaree St Yes Yes 1500m2 1416m No 

1017275 12/1/448719 19 Mulwaree 
Street  

No Yes 1500m2 1492m No 

1017275 13/1/448719 19 Mulwaree 
Street  

Yes Yes 1500m2 1492m No 

1017275 11/1/448719 19 Mulwaree 
Street  

No Yes 1500m2 1492m No 

1017292 6/5/448719 2 Mulwaree St Yes Yes 1500m2 1416m No 

1017292 7/5/448719 2 Mulwaree St Yes Yes 1500m2 1417m No 

1017288 7//800406 20 Mulwaree St Yes   1500m2 1416m No 

1017287 6//800406 22 Mulwaree 
Street  

Yes   1500m2 1416m No 

1017286 5//800406 24 Mulwaree 
Street  

Yes Yes 1500m2 1416m No 
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1017285 4//800406 26 Mulwaree 
Street  

Yes   1500m2 1416m No 

1017284 3//800406 28 Mulwaree 
Street  

Yes   1500m2 1416m No 

1017283 1//800406 30 Mulwaree 
Street  

Yes Yes 1500m2 1416m No 

1017283 2//800406 30 Mulwaree 
Street  

Yes Yes 1500m2 1416m No 

1022754 30//1212719 36 Mulwaree 
Street  

Yes Yes 10,000m2 10700 No 

1022726 2//1212719 41 Mulwaree 
Street  

No  No 10,000m2 17300 No 

1017291 4/5/448719 4-12 Mulwaree 
St 

No No 1500m2 1416m No 

1017291 5/5/448719 4-12 Mulwaree 
St 

No No 1500m2 141rm No 

1017291 3/5/448719 4-12 Mulwaree 
St 

No  No 1500m2 1416m No 

1017291 1/5/448719 4-12 Mulwaree 
St 

Yes   1500m2 1416m No 

1017291 2/5/448719 4-12 Mulwaree 
St 

Yes   1500m2 1416m No 

1022753 29//1212719 44 Mulwaree 
Street  

Yes Yes 10,000m2 10000 No 

1022752 28//1212719 54 Mulwaree 
Street  

Yes Yes 10,000m2 10100 No 

1022727 3//1212719 69 Mulwaree 
Street  

No  No 100HA and 
10000m2 

1.05ha No - Split min 
lot 

1022751 27//1212719 70 Mulwaree 
Street  

Yes Yes 10,000m2 10000 No 

1022750 26//1212719 72 Mulwaree 
Street  

Yes Yes 10,000m2 10100 No 

1022728 4//1212719 79 Mulwaree 
Street  

No  No 100HA and 
10000m2 

1.01ha No - Split min 
lot 
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1022749 25//1212719 82 Mulwaree 
Street  

No Yes 10,000m2 10000 No 

1022729 5//1212719 83 Mulwaree 
Street  

No Yes 100HA and 
10000m2 

10000 No - Split min 
lot 

1022748 24//1212719 84 Mulwaree 
Street  

No  No 10,000m2 10100 No 

1017278 B//157114 9 Mulwaree 
Street  

Yes  1500m2 1562m No 

1022730 6//1212719 95 Mulwaree 
Street 

Yes Yes 100HA and 
10000m2 

10000 No - Split min 
lot 

1022747 23//1212719 96 Mulwaree 
Street  

Yes Yes 10,000m2 10100 No 

1017317 125//793043 1 Rosebery 
Street  

No No 1500m2 975.5m No 

1017322 105//793043 10 Rosebery 
Street  

Yes Yes 1500m2 3231m Yes into 2 lots 

1017312 120//793043 11 Rosebery 
Street  

Yes Yes 1500m2 2046m No 

1017323 106//793043 12 Rosebery 
Street  

Yes Yes 1500m2 3402m Yes into 2 lots 

1017311 119//793043 13-15 Rosebery 
Street  

No  No 1500m2 2323m No 

1017311 118//793043 13-15 Rosebery 
Street  

No  No 1500m2 2600m No 

1020019 4/8/448719 14 Rosebery 
Street  

Yes Yes 1500m2 3541m Yes into 2 lots 

1017310 117//793043 17 Rosebery 
Street  

Yes Yes 1500m2 2876m No 

1017309 116//793043 19 Rosebery 
Street  

Yes Yes 1500m2 2450 No 

1017318 101//793043 2 Rosebery 
Street  

Yes Yes 1500m2 2995m No 

1020018 1/8/448719 20 Rosebery 
Street  

Yes   1500m2 3815m Yes into 2 lots 
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1020018 2/8/448719 20 Rosebery 
Street  

Yes   1500m2 3815m Yes into 2 lots 

1020018 3/8/448719 20 Rosebery 
Street  

No  No 1500m2 3815m Dam 

1017308 115//793043 21 Rosebery 
Street 

Yes   1500m2 1425m No 

1017325 107//793043 22-24 Rosebery 
Street  

No No 1500m2 5195m Yes into 3 lots 

1017307 114//793043 23 Rosebery 
Street 

Yes Yes 1500m2 1424 No 

1017306 113//793043 25 Rosebery 
Street 

Yes Yes 1500m2 1424m No 

1017326 108//793043 26-28 Rosebery 
Street  

Yes Yes 1500m2 5190m Yes into 3 lots 

1017305 112//793043 27 Rosebery 
Street 

Yes Yes 1500m2 1423m No 

1017304 111//793043 29 Rosebery 
Street  

Yes   1500m2 1424m No 

1017316 124//793043 3 Rosebery 
Street  

Yes Yes 1500m2 938.2m No 

1017327 109//793043 30-32 Rosebery 
Street  

No Yes 1500m2 5185m Yes into 3 lots 

1017328 110//793043 34 Rosebery 
Street  

Yes   1500m2 5179m Yes into 3 lots 

1017319 102//793043 4 Rosebery 
Street  

Yes Yes 1500m2 2791m No 

1017301 18//800406 45 Rosebery 
Street  

Yes Yes 1500m2 1416m No 

1017330 1//813262 46-54 Rosebery 
Street  

No No 1500m2 10300m No 

1017300 17//800406 47 Rosebery 
Street  

Yes   1500m2 1416m No 

1017299 16//800406 49 Rosebery 
Street  

Yes   1500m2 1416m No 
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1017315 123//793043 5 Rosebery 
Street  

No  No 1500m2 1215m No 

1017298 15//800406 51 Rosebery 
Street  

Yes Yes 1500m2 1416m No 

1017297 14//800406 53 Rosebery 
Street  

Yes Yes 1500m2 1416m No 

1017296 13//800406 55 Rosebery 
Street  

Yes Yes 1500m2 1416m No 

1017295 12//800406 57 Rosebery St Yes   1500m2 1416m No 

1017294 11//800406 59 Rosebery St Yes Yes 1500m2 1416m No 

1017320 103//793043 6 Rosebery 
Street  

Yes   1500m2 2889m No 

1022725 1//1212719 61 Rosebery 
Street  

Yes Yes 10,000m2 11800 No 

1017314 122//793043 7 Rosebery 
Street  

No  No 1500m2 1492m No 

1017321 104//793043 8 Rosebery 
Street  

No  No 1500m2 3061 Yes into 2 lots 

1017313 121//793043 9 Rosebery 
Street  

No  No 1500m2 1769m No 

1017270 1//194348 12 Stewart 
Street 

Yes   1500m2 1230m No 

1020453 4/1/448719 14 Stewart 
Street  

Yes   1500m2 1290m No 

1021523 3/1/448719 16 Stewart 
Street  

Yes   1500m2 1366m No 

1021522 2/1/448719 18 Stewart 
Street  

Yes   1500m2 1442m No 

1017274 10/1/448719 2 Stewart Street  Yes   1500m2 1024.5m No 

1017274 9/1/448719 2 Stewart Street  Yes   1500m2 1024.5m No 

1021521 1/1/448719 20 Stewart 
Street  

Yes Yes 1500m2 1467m No 

1017273 8//736734 6 Stewart Street  Yes Yes 1500m2 1009m No 

1017272 7//736734 8 Stewart Street  Yes carport 1500m2 1062m No 
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1017224 2//714595 Stewart Street  No  No 1500m2 2420m No 

1017246 1//69163 The Loaded Dog 
Hotel 1 Wallace 
Street  

Motel   1500m2 8094m Yes  

1017255 5//612707 12 Wallace 
Street  

Yes   1500m2 1011m No 

1017255 4//612707 12 Wallace 
Street  

Yes   1500m2 1011m No 

1017247 2//38590 13-17 Wallace 
Street  

Yes   1500m2 822m No 

1017247 1//38590 13-17 Wallace 
Street  

Yes   1500m2 822m No 

1017247 3//38590 13-17 Wallace 
Street  

Yes   1500m2 822m No 

1017258 1//784245 14 Wallace 
Street  

Yes   1500m2 1016m No 

1017261 1//196429 16 Wallace 
Street  

Yes   1500m2 2164m No 

1017261 Y//409861 16 Wallace 
Street  

No  No 1500m2 2164m No 

1017262 A//342871 18 Wallace 
Street  

No  No 1500m2 556.4m No 

1017262 1//342870 18 Wallace 
Street  

Yes  1500m2 556.4m No 

1017263 X//409861 20-22 Wallace 
Street  

Men's Shed   1500m2 2200m No 

1017251 7//38590 5 Wallace Street  Yes   1500m2 721m No 

1017251 8//38590 5 Wallace Street  Yes   1500m2 721m No 

1017250 6//38590 7 Wallace Street  Yes   1500m2 1037m No 

1017254 X//158242 8 Wallace Street  Yes   1500m2 1081m No 

1022207 5//38590 9-11 Wallace 
Street  

Yes Yes 1500m2 822m No 

1022207 4//38590 9-11 Wallace 
Street  

No No 1500m2 822m No 
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1021626 2//1110154 Wallace Street  Yes   1500m2 550m No 

1021626 1//1110154 Wallace Street  No No 1500m2 550m No 

1021626 Y//158242 Wallace Street  Yes   1500m2 550m No 

0 6/1/448719   Yes   1500m2 ?  

0 PT1//595856   No  No 10,000m2 55360 Yes into 5 lots 
 2//342870   No  No 1500m2 1012m No 
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Attachment 4 – Water NSW Strategic Land and W 
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Attachment 5 – Crown Land 
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1.0 Introduction 
 
Martin Morris & Jones Pty Limited (MMJ Wollongong) has been engaged by Land 
Team and the landowners to coordinate the preparation and lodgement of a Planning 
Proposal (PP). This PP seeks to amend Goulburn Mulwaree Local Environmental Plan 
2009 (GMLEP 2009) to allow for a change in the minimum lot size and land zoning of 
certain land at Boxers Creek and Brisbane Grove, NSW. 
 
The sites are legally referred to as: 
 

• Lot 117 &118 DP 126140 - 292 Rosemont Road, Boxers Creek 
• Lot 21 DP 811954 - 46 Mountain Ash Road, Brisbane Grove  

 
The PP seeks to provide opportunity for additional residential development in the 
Goulburn Fringe, that is contextually appropriate, and consistent with the Urban and 
Fringe Housing Strategy – Goulburn and Marulan 2020, the Goulburn Mulwaree Local 
Strategic Planning Strategy, Urban and Fringe Housing Strategy – Goulburn Mulwaree 
and the South East and Tablelands Regional Plan 2036.  
 
In essence, this PP seeks the following amendments: 
 
 Existing Proposed 
Lot 21 DP 811954 
 
Zoning  

 
RU6 Transition 

R5 Large Lot Residential 
C2 Environmental 

Conservation 
 
Minimum Lot Size 

 
100ha 

 
2ha over R5 

100ha over C2 
 
Lot 117 & 118 DP 126140 
 
Zoning  

 
RU6 Transition 

R5 Large Lot Residential 
C2 Environmental 

Conservation 
 
Minimum Lot Size 

 
20ha 

 
2ha over R5 

100ha over C2 
   
 
  



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.4- Attachment 1 Page 159 

  

 

         Page | 2              

1.1 Conceptual Framework 
 
This report provides a description of the subject site and surrounds, a summary of the 
existing and relevant legislative framework applying to the site, an identification of the 
future land use outcome sought by this Planning Proposal (PP) and a preliminary 
environmental review of those relevant matters generally considered for development.  
 
This PP has been prepared for Goulburn Mulwaree Council in consideration of the 
requirements under Section 3.33(2) of the Environmental Planning and Assessment 
Act 1979 (the Act), together with the NSW Department of Planning and Environment’s 
“A guide to preparing planning proposals” (December 2018). In general, this PP 
comprises the following considerations as required:- 
 

Part 1 A statement of the objectives or intended outcomes of the proposed 
instrument. 

Part 2 An explanation of the provisions that are to be included in the proposed 
instrument. 

Part 3 The justification for those objectives, outcomes and the process for their  
  implementation based on technical studies.  
Part 4 The existing controls that apply to the site based on the Council’s LEP 

Maps. 
Part 5 Details of the community consultation to be undertaken on the planning 

proposal. 
Part 6 Project timeline. 

 
1.2 Subject Land 
 
The subject land is legally referred to as Lot 117 and 118 DP 126140, 292 Rosemont 
Road, Boxers Creek and Lot 21 DP 811954, 46 Mountain Ash Road, Brisbane Grove 
NSW located within the Goulburn Mulwaree Local Government Area.  
 
The subject land is located in the suburb of Boxers Creek and Brisbane Grove, south 
east of Goulburn and north east of the Goulburn Airport. The sites are located 
generally south of the Hume Highway, along Mountain Ash Road and Rosemont Road. 
The sites are rural allotments characterised by existing rural land uses (see Figure 1 
and Figure 2 below.  
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Figure 1: Subject Sites, Brisbane Grove & Boxers Creek - Aerial Photo (*Source: Nearmap)  

 
Figure 2: Subject Sites, Brisbane Grove & Boxers Creek – Site Plan (*Source: Nearmap) 

1.2.1 Lot 117 & 118 DP 126140 – 292 Rosemont Road, Boxers Creek  
 
The site at 292 Rosemont Road is made up of two allotments, Lot 117 & 118 DP 
126140 and is approximately 325,725m2 (32.5ha) in size.   
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The site is predominantly undeveloped land used for livestock grazing, has grassed 
ground cover and at least one (naturally occurring) farm dam. The site generally falls 
south from the front boundary at Rosemont Road and from the south-west of the site, 
down towards the Gundary Creek tributary which dissects the middle of the site in a 
east-west direction. The site is affected by a high voltage transmission line easement 
60.96m wide which runs to the north and parallel with the creek line.  
 
Surrounding development immediately adjoining the site is detailed as follows:- 
 
To the north: Rosemont Road is located immediately north of the site with rural 

properties and the Hume Motorway located further north.  
To the south: Rural properties and Mountain Ash Road is located to the south of 

the site.  The additional site subject to this PP is located to the south-
west, as is “Homeden” a locally significant heritage item, Windellama 
Road and Goulburn Airport.  

To the east:  East of the site is characterised by rural properties. Approximately 
4.8km south east is the Pomaderris Nature Reserve. 

To the west: The west of the site is characterised by further rural properties, 
including “Wyoming” a locally significant heritage item. Beyond the 
Hume Motorway is the Goulburn Clay Target Club and Goulburn 
CBD.  

 
The site photos below illustrate the site and surrounding conditions.  
 

Figure 3 - Subject Site – Rosemont Road Site (Source: 
MMJ Planning) 

Figure 4 - Subject Site – Rosemont Road Site (Source: 
MMJ Planning) 

 
1.2.2 Lot 21 DP 811954 – 46 Mountain Ash Road, Brisbane Grove  
 
Lot 21 in DP 811954 is a large rural allotment with road access to the north east on 
Mountain Ash Road, and to the south west on Windellama Road. The site is 
approximately 406,808m2 in size.   
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The site is a rural allotment used for livestock grazing, contains a rural shed, is 
predominately grassed ground cover and contains at least two (naturally occurring) 
farm dams. The Gundary creek tributary runs parallel with the property boundary to 
Mountain Ash Road. The site is affected by a high voltage transmission line easement 
60.96m wide which dissects the middle of the site and runs generally in an east west 
direction.  
 
Surrounding development immediately adjoining the site is detailed as follows:- 
 
To the north: The north of the site is made of rural properties, one of which 

contains “Homeden”, a locally significant heritage item which is part 
of a number of dwellings in Brisbane Grove which were built between 
1869 and 1893. Further to the north is the Hume Motorway and the 
Goulburn Clay Target Club, and Goulburn CBD.  

To the south: To the south is  rural properties and further, the Goulburn Airport.  
To the east:  The east of the site is characterised by rural land uses. In a north-

east direction, is the additional site subject to this PP.  
To the west: Windellama Road runs to the west of the site, which services a 

number of rural properties.  Further to the west is Gundary Creek.  
 
The site photos below illustrate the site and surrounding conditions.  
 

Figure 5 - Subject Site – Mountain Ash Road – Existing 
Rural Shed in the distance (Source: MMJ Planning) 

Figure 6 - Mountain Ash Road Site Looking North-East
(Source: MMJ Planning) 
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Figure 7 – North of the Mountain Ash Road Site - 
"Homeden" (Source: MMJ Planning) 

Figure 8 - Mountain Ash Road Site Looking West towards 
Brisbane Grove Road (Source: MMJ Planning) 

 

2.0 Part 1 – Statement of Objectives or 
Intended Outcomes 

 
The objective of this PP is to amend GMLEP 2009 to allow for a change in the minimum 
lot size and land zoning of certain land at Boxers Creek and Brisbane Grove, NSW.  
 
The sites are legally referred to as Lot 117 and 118 DP 126140, 292 Rosemont Road, 
Boxers Creek and Lot 21 DP 811954, 46 Mountain Ash Road, Brisbane Grove. 
 
This PP seeks to initiate this assessment and determination process in accordance 
with the provisions of the Environmental Planning & Assessment Act, 1979, and 
recommends amendment criteria to GMLEP 2009 to achieve the preferred long-term 
land use strategy for the subject land. This PP seeks to amend GMLEP 2009 by:  
 

• Amending the minimum lot size from 20ha and 100ha, to 2ha and 100ha; and 
• Rezoning the land currently zoned RU6 Transition to R5 Large Lot Residential 

and C2 Environmental Conservation  
 

The concise statement setting out the objective or intended outcome of this Planning 
Proposal is as follows:- 
 

“Proposed amendment to the minimum lot size at certain lands at Boxers Creek 
and Brisbane Grove from 20ha and 100ha to 2ha and 100ha; and rezoning from 
RU6 Transition to R5 Large Lot Residential and C2 Environmental 
Conservation.” 
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3.0 Part 2 – Explanation of Provisions 
 
The Planning Proposal seeks to amend GMLEP 2009 to allow for a change in the 
minimum lot size, floor space ratio and land zoning of certain land at Boxers Creek 
and Brisbane Grove.  
 
The proposed outcome will be achieved by amending the following mapping layers 
that apply to the above-mentioned lots: 

• The Goulburn Mulwaree Local Environmental Plan 2009 Land Zoning Maps 
LZN_001 and LZN_001E in accordance with the proposed zoning map (refer 
Part 4 Mapping). 

• The Goulburn Mulwaree Local Environmental Plan 2009 Lot Size Maps 
LSZ_001 and LSZ_001E in accordance with the proposed lot size map (refer 
Part 4 Mapping). 

 

4.0 Part 3 – Justification 
 
As outlined in Part 1, the proposal seeks to amend the land zoning and minimum lot 
size for certain lands at Boxers Creek and Brisbane Grove, being part of the existing 
GMLEP 2009. In accordance with Clause 3.33 of the EP&A Act 1979, this Planning 
Proposal has been prepared on behalf of LandTeam for consideration by the planning 
authority. This section of the PP explains the intended effect of the proposed 
instrument and sets out the justification for making the proposed instrument in 
accordance with Clause 3.33(2) and (3) of the EP&A Act 1979.  
 
4.1 Planning Secretary Requirements 
 
Clause 3.33(3) of the EP&A Act allows the Planning Secretary to issue requirements 
with respect to the preparation of a planning proposal as outlined in NSW DPIE’s 
“Guide to Preparing Local Environmental Plans”. The Secretary’s requirements 
include:  
 

• Specific matters that must be addressed in the justification of the planning 
proposal (included within Part 3 of this PP); and   

• A project timeline to detail the anticipated timeframe for the plan making 
process for each planning proposal. The project timeline forms Part 6 of this 
PP.   
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4.2 Section A – Need for the Planning Proposal 
 
4.2.1 Is the Planning Proposal a result of an endorsed local strategic planning 

statement, strategic study or report? 
 
Yes, the basis and strategic merit of this PP is a direct result of the Urban and Fringe 
House Strategy (UFHS).  The UFHS was prepared on behalf of Council to identify 
areas for residential growth to accommodate the growing population and associated 
housing demand. This PP is proponent initiated following the completion and adoption 
of the UFHS by Council in July 2020. The following is an assessment of the PP against 
the relevant local strategic planning statement.  
 
Goulburn Mulwaree Local Strategic Planning Statement 
 
Goulburn Mulwaree Council endorsed its Local Strategic Planning Statement (LSPS) 
in August 2020.  The LSPS provides a 20-year land use vision for the future of the 
Goulburn Mulwaree Local Government Area (LGA). It provides details on which 
Council can base planning decisions and drive future land use planning and 
management of growth in the City based on its economic, social and environmental 
needs over the next 20 years. This plan builds on the community’s aspirations 
expressed in the Tablelands Regional Community Strategic Plan 2016-2036 (CSP).  
 
Council has chosen ten areas of Planning Priorities which include: 
 

• Infrastructure; 
• City, Town and Village Centres; 
• Community Facilities, Open Space and Recreation; 
• Housing; 
• Primary Industry; 
• Industry and Economy; 
• Sustainability; 
• Natural Hazards; 
• Heritage; and 
• Natural Environment.  
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The PP is consistent with the Housing Planning Priority which references the Draft 
UFHS, and outlines the need to provide a range and diversity in housing type, which 
is contextual, affordable and is primarily centred around Goulburn and Marulan. 
Increased residential development around these two centres is prioritized due to 
their existing and superior access to employment, services and transport, whilst 
Goulburn is the focus for housing growth for the region. The Draft UFHS informed 
the planning priorities and actions in the LSPS, identifying the subject sites of this 
PP in Attachment 2a (of the LSPS) as having opportunity to increase large lot 
dwellings available in the ‘Mountain Ash’ area, thereby directly supporting this PP. 
See Section 4.3.2 and Figure 9 in this PP for further details on the LHS. 
 
This Planning Priority reinforces strategies and directions within The Tablelands 
Regional Community Strategic Plan 2016-2036 and South East and Tablelands 
Regional Plan 2036, specifically: 
 
The Tablelands Regional Community Strategic Plan 2016-2016 
• Strategy C01 - facilitate and encourage equitable access to community 

infrastructure and service, such as health care, education and transport  
• Strategy C05 - maintain our rural lifestyle 

 
South East and Tablelands 2036 
• Direction 24: deliver greater housing supply and choice  
• Direction 25: focus housing growth in locations that maximises infrastructure 

and services  
• Direction 27: deliver more opportunities for affordable housing  
• Direction 28: manage rural lifestyles 

 
Additionally, the PP supports Planning Priority 10 – Action 10.1: Review LEP 
provisions relating to management of watercourses through the proposed treatment 
of the riparian corridor.  The riparian corridors on both the Rosemont Road and 
Mountain Ash Road sites are both proposed for C2 Environmental Conservation 
zoning with a minimum lot size of 100 hectares to reduce any development conflicts 
and provide adequate protection for the waterways.  
 
The PP is consistent with the LSPS through its alignment with the planning priorities 
and actions.  
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4.2.2 Is the Planning Proposal the best means of achieving the objectives or 
intended outcomes, or is there a better way? 

 
Yes. The Planning Proposal is the best means of achieving the intended outcomes.  
 
The following options are available to Council: 
 

a. Amend the GMLEP 2009 to allow for a change in the minimum lot size and land 
zoning via Mapping. 
 
This option is the best means of achieving the intended outcome. The proposal 
has strategic merit as it is an identified precinct for increased large lot residential 
as per the UFHS. It is likely that the surrounding area is likely to undergo similar 
changes in the future, as demanded, and applying the changes to the land use 
zoning and the minimum lot size is the most reasonable and transparent way 
to achieve the priorities and objectives of the UFHS and LSPS.   

 
b. Amend the GMLEP 2009 to allow for a change in the minimum lot size and land 

zoning via Additional Permitted Use. 
 
This option is not favoured as the amendment is for multiple changes over 
multiple parcels of land in a fringe location that is not an entire precinct or 
release area. In addition, the proposal to rezone and amend the minimum lot 
size is consistent with strategy. 
 
The LEP Practice Note Preparing LEPs using the Standard Instrument: 
standard clauses (PN 11-001) states that wherever possible, land uses should 
be governed by the Land Use Table and Schedule 1 should only be used where 
council has demonstrated why this cannot be achieved. In this instance, the 
change in zone can be achieved through using the Land Use Table and Clause 
4.1 Minimum Lot Size to achieve the intended outcome, and therefore a 
Schedule 1 should not be used.   
 
Therefore, the Planning Proposal, in this form to amend the GMLEP 2009 
mapping layers is the best means of legally achieving the objectives and 
intended outcomes. 
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4.3 Section B – Relationship to Strategic Planning 
Framework 

 
4.3.1 Is the planning proposal within the objectives and of the applicable 

regional, or district plan or strategy (including any exhibited draft plans 
or strategies)? 

 
The Planning Proposal (PP) is generally consistent with the South East and 
Tablelands Regional Plan 2036 (SETRP) which identifies increased demands / targets 
for housing within the region. In this regard, the SETRP is focused on creating “a 
borderless region in Australia’s most geographically diverse natural environment with 
the nation’s capital at its heart”. To achieve this, four goals have been set for the 
SETRP together with the NSW Government’s commitment to working with the ACT to 
capitalize and make use of opportunities from the borderless ‘Canberra region’. The 
goals include: 
 

• A connected and prosperous economy 
• A diverse environment interconnected by biodiversity corridors  
• Healthy and connected communities  
• Environmentally sustainable housing choices 

 
In terms of the above goals, the most relevant in this instance is “Goal 4 – 
Environmentally sustainable housing choices”. The PP proposes to provide 
opportunity for additional large lot residential land in an existing rural setting, that is in 
close proximity to the existing Goulburn CBD. The subject sites are located on the 
fringe of Goulburn, their location in comparison to Goulburn CBD offers a number of 
benefits, such as access to a number of existing services and infrastructure including 
education, employment, transport and health. Access to these services and 
infrastructure ensures that the PP is consistent with the following Directions in the 
SETRP: 
 
• Direction 24: deliver greater housing supply and choice  
• Direction 25: focus housing growth in locations that maximises infrastructure 

and services  
• Direction 28: manage rural lifestyles 
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4.3.2 Is the planning proposal consistent with the local Council’s Community 
Strategic Plan, or other local strategic plans? 

 
Urban and Fringe Housing Study – Goulburn and Marulan 

The Urban and Fringe Housing Study – Goulburn and Marulan (UFHS) was 
completed by Elton Consulting on behalf of Goulburn Mulwaree Council and 
adopted in July 2020 (Resolution 2020/261). 
 
The UFHS aims to establish areas that are considered appropriate for additional 
housing in the Goulburn and Marulan areas, in response to expected population 
growth and housing demand through to 2036. The UFHS has been prepared 
consistent with the directions of South East and Tablelands Regional Plan 2036. 
 
The UFHS identifies opportunities for urban residential land, future urban land, and 
large lot residential land.  The UFHS suggests that opportunity areas for large lot 
residential must ensure that a minimum 2 hectare lot size is maintained to take into 
consideration the Strategic Land and Water Capability Assessment results, the 
buffer distances required for effluent management areas and the required ‘neutral 
or beneficial effect’ of development on water quality within the Sydney Drinking 
Water Catchment area. 
 
In the Goulburn area, there are 11 opportunity areas identified, one of which is 
Precinct 10 Mountain Ash which is where the subject sites are located (see Figure 
9 below).  
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Figure 9: Extract from Urban and Fringe Housing Study – Goulburn and Marulan (Elton Consulting, 2020) 

The Mountain Ash opportunity area has the potential to provide up to 164 large lot 
residential dwellings and the Brisbane Grove opportunity area has the potential to 
provide 132 large lot dwellings. The PP proposes to rezone the subject sites to R5 
Large Lot Residential and C2 Environmental Conservation, with a minimum lot size of 
2 hectares over the proposed R5 zoning, and a 100 hectare minimum over the 
proposed C2 zoning.  

The dwelling yield to result from the PP is 15 dwellings on properties based on a 
indicative subdivision proposal that reflects the subject sites opportunities and 
constraints.  The indicative allotments range in size from 2 hectares through to 14.72 
hectares in size and take into consideration required building envelopes with 
appropriate buffers to watercourses, easements for transmission lines, on site effluent 
disposal and native vegetation. 
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The recommendations for the Mountain Ash precinct include: 
• Rezone the land that is least constrained by topography and environmental 

constraints to a Large Lot Residential zone.  
• Amend GMLEP to address anomalies in split zone created by Highway.  
• Priority – High   

 
The PP is consistent with the UFHS through its alignment with the 
recommendations and priorities.   

 
The Tablelands Regional Community Strategic Plan 2016-2036 

The Integrated Planning and Reporting Framework provides Councils in NSW the 
opportunity to work with their communities to develop a long-term plan for their Local 
Government areas, known as a Community Strategic Plan (CSP). The Framework is 
a legislative requirement which forms part of the Local Government Act 1993.  
 
The Tablelands Regional Community Strategic Plan 2016-2036 reflects the 
community’s aspirations and needs for the future across the Goulburn Mulwaree, 
Upper Lachlan Shire and Yass Valley Local Government Areas. The Tablelands CSP 
is informed by relevant information and community consultation relating to five 
strategic pillars of Environment, Economy, Community, Infrastructure and Civic 
Leadership. Each pillar has its own objectives, Council responsibilities, areas of focus, 
KPIs and relevant stakeholders. The PP is directly consistent with the following 
objectives across the five pillars: 
  
EN1 
 
EN3 

Protect and enhance the existing natural environment, including flora and 
fauna native to the region. 
Protect and rehabilitate waterways and catchments.

EN4 Maintain a balance between growth, development and environmental 
protection through sensible planning.

CO5 Maintain our rural lifestyle.
 
The PP is directly consistent with EN1 which has the following relevant means for 
implementation: 
• Maintain rural landscapes. 
• Good planning practices that take environmental protection into account. 

 
The PP is directly consistent with EN3 which has the following relevant means for 
implementation: 
• To ensure planning policies and LEPs support the protection of waterways and 

catchments. 
• Ground water / sub surface water and stormwater management. 

 
The PP is directly consistent with EN4 which has the following relevant means for 
implementation: 
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• To ensure local planning policies and strategies protect and enhance the 
natural environment. 

• To make high-impact planning decisions consistent with the planning scheme, 
to consider social and environmental impacts and community sentiment.  

• Future planning for growth has to be undertaken now to ensure long term 
harmonious and balanced development.  

 
The PP is directly consistent with CO5 which has the following relevant means for 
implementation: 
• To implement planning and development decisions that ensure the protection 

of our rural and village lifestyles while planning for population growth and 
community sustainability.  

• Large minimum lot sizes need to be protected, with some suggestions that few 
small ‘urban’ areas have smaller lots and / or apartments to provide a range of 
living choices for new residents. 

 
The PP is consistent with the CSP by proposing to change the zoning and minimum 
lot size to R5 Large Lot Residential and C2 Environmental Conservation, with a 
respective minimum lot size of 2 hectares and 100 hectares.  The proposal is 
consistent with the UFHS and ensures that the future development of the Boxers 
Creek and Brisbane Grove areas maintains a rural character and is respective of 
the existing rural landscape, whilst providing increased residential development 
opportunities to accommodate housing needs and diversity for the current and 
growing Goulburn-Mulwaree community. In addition, the PP aims to protect the 
riparian corridors on the subject sites, by appropriately zoning them for 
environmental conservation, to limit development opportunity within the corridor and 
offset areas and allow for their protection.  
 
4.3.3 Is the planning proposal consistent with applicable State Environmental 

Planning Policies? 
 

Yes. A review and assessment against the proposal’s consistency with the applicable 
State Environmental Planning Policies (SEPP) is attached as Appendix 1 of this report.  
 
Whilst a number of the SEPPs are applicable, most are not relevant to this PP. The 
following SEPPs are relevant to this PP: 
 
SEPP (Biodiversity and Conservation) 2021 
 

Chapter 8 Sydney Drinking Water Catchment in SEPP (Biodiversity and Conservation) 
2021 is aimed at ensuring healthy water catchments that will deliver high water quality 
while permitting development that is compatible with that goal, ensuring development 
has a neutral or beneficial effect on water quality, and support the water quality 
objectives for the Sydney drinking water catchment.  
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The subject sites are located in the outer catchment of the Sydney drinking water 
catchment. Chapter 8 of the SPP requires that a basic Water Cycle Management 
Study be carried out to assess the effect of the development on the receiving of waters 
which form part of the catchment controlled by Water NSW. This site must be capable 
of having a sustainable effluent disposal system, with the assessment based on the 
guidelines in “On-Site Sewerage Management for Single Household” produced by the 
Department of Local Government and others. 
 
The PP is supported by an Onsite Wastewater Management Assessment (refer to 
Appendix 3) for each site.  The assessments have determined that the resulting large 
lot residential allotments are able to accommodate 4 bedroom dwelling with 8 
residents using 100 L/day of tank water each. The lots were modelled and assessed 
considering the use of an Aerated Wastewater Treatment System (AWTS) draining 
secondary treated effluent into an absorption bed. 
 
The PP is also supported by a Music Model Assessment which assesses the rezoning 
and future subdivision of the land on water quality and provides recommendations as 
per Chapter 8 of the SEPP (Biodiversity and Conservation) 2021. The results of the 
assessment and modelling conceptually indicate that a Neutral or Beneficial Effect on 
water quality can be achieved for the proposed development if the following 
recommended treatment measures are implemented as part of the future development 
of the subject land: 
 

• Bioretention basins for each catchment, and 
• Drainage swales directing flows from each catchment.  

 
An assessment of dwellings or other development can be adequately assessed in 
future as part of a Development Application subject to assessment in accordance with 
Section 4.15 of the EP&A Act.   
 
The Planning Proposal is not inconsistent with the SEPP and any future development 
will be subject to the provisions of the SEPP.  
 
SEPP (Resilience and Hazards) 2021 
 

Chapter 4 Remediation of Land in SEPP (Resilience and Hazards) 2021 is aimed at 
reducing the risk of harm to human health or any other aspect of the environment, in 
the context of planning proposals, by specifying certain considerations that are 
relevant in rezoning land. The SEPP applies across NSW and therefore applies to the 
subject site. The subject sites are zoned RU6 Transition and are proposed to be zoned 
R5 Large Lot Residential and C2 Environmental Conservation. 
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A Preliminary Soil Characterisation and Assessment Report has been undertaken by 
Dr Upsilon Environments Pty Ltd for the subject sites.  A copy of the full assessment 
is provided as an Appendix to this PP. The assessment notes the current use of the 
land as grazing modified pastures and the proposed use as Residential A with small 
farms.  Visual observations and assessments concluded that the site contains: 
 

- Lush vegetation was observed throughout. 
- No building rubbles was observed. 
- No building rubbles was observed on soil surfaces. 
- No vegetation stress was observed. 
- No visible evidence of odour and staining was identified at the time of the 

inspection. 
- No stored chemicals / drums were identified at the time of the inspection. 

 
Due to the proposed land use change to large lot residential, the Residential A 
assessment criteria was employed in order to assess the potential contaminants of 
concern in soils. Samples collected indicated concentrations of potential chemicals of 
environmental concern, namely Heavy Metals.  However, the assessment noted that 
the concentrations recorded were either below the NEPC (2013) NEPM land use 
guidelines for Residential A land use (HIL -A/HSL-A) or not detected above the 
laboratory limit of reporting.  
 
Review of the analytical results of samples collected for the preliminary soil 
characterisation indicates concentrations of the tested potential chemicals of 
environmental concern of TRHs were either below the Management Limits or not 
detected above the laboratory limit of reporting.  
 
Based on the results of the preliminary investigation, Dr Upsilon Environments Pty Ltd 
concluded that the subject soils are considered suitable for inclusion within the 
development from a contamination perspective only, subject to the implementation of 
the below recommendations: 
 

- No additional investigation and assessment were considered warranted. 
- Should unexpected finds such as asbestos containing material or any other 

contaminating features such as asbestos containing material or any other 
contaminating features such as buried waste, staining or odours be 
encountered during disposal, relocation and/or placement of the material, 
further assessment will be required to reassess the suitability for off-site 
disposal or no-site reuse based on further waster classification reports.  

 
The above can be individually addressed in future as part of a Development 
Application subject to assessment in accordance with Section 4.15 of the EP&A Act.   
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The Planning Proposal is not inconsistent with the SEPP and any future development 
will be subject to the provisions of the SEPP.  
 
4.3.4 Is the planning proposal consistent with applicable Ministerial Directions 

(Section 9.1 Directions)? 
 

Yes. A review and assessment against the proposal’s consistency with the applicable 
Section 9.1 Local Planning Directions is attached as Appendix 2 of this report. The PP 
is consistent with the relevant current strategic State-based planning initiatives 
applying to the site. This PP is deemed to be generally consistent with the applicable 
Section 9.1 Directions and any inconsistency is considered minor given the justification 
below.   
 
Focus Area 1 – Planning Systems: 
1.2 Implementation of Regional Plans 
The subject sites are located in the Goulburn Mulwaree LGA, which is covered by the 
South East and Tablelands Regional Plan 2036 (SETRP). Section 4.3.1 of this PP 
assesses and concludes that the PP is consistent with SETRP, and will specifically 
contribute towards achieving Goal 4 – Environmentally sustainable housing choices, 
and Directions 24, 25 and 28 through the provision of large lot residential housing 
opportunities that have access to a number of existing services and infrastructure 
including education, employment, transport and health. 
 
This PP is therefore not inconsistent with this Direction.  
 
1.4  Approval and Referral Requirements 
The PP does not propose to include additional concurrence, consultation or referral 
requirements to a Minister or public authority.  
 
This PP is therefore not inconsistent with this Direction.  
 
1.5 Site Specific Provisions 
The PP does not include site specific provisions.   
 
This PP is therefore not inconsistent with this Direction.  
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Focus Area 3: Biodiversity and Conservation  
3.1 Conservation Zones 
The PP includes provisions to protect and conserve environmentally sensitive areas, 
specifically the zoning of the watercourse and its buffer areas on both subject sites as 
C2 Environmental Conservation, with respective minimum lot size of 100 hectares. 
The proposed planning provisions reduce opportunity for any development within the 
watercourse and buffer area, whilst providing adequate protection for the waterway. 
 
This PP is therefore not inconsistent with this Direction.  
 
3.2 Heritage Conservation 
The subject sites are not identified as having heritage significance and are not listed 
on any register.  
 
The subject land at Mountain Ash Road contains a mapped Heritage Item (I014 - 
Dwelling, “Homeden”) in GMLEP 2009, however the proposed LEP Amendments do 
not extend over the area mapped as heritage significant.  Figure 10 illustrates the 
location of the heritage item.  
 

 
Figure 10: Heritage Map (Source: ePlanning Spatial Viewer) 

The statement of significance for the heritage item, “Homeden” states: 
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“Homeden” was built by the Taylor brothers as a residence for Samuel Taylor 
c. 1890. “Homeden” is of local significance because of its association with 
Samuel Traylor and his brother William who built the residences of “Weston” 
and “Homeden” in 1890. This property continues to reflect th4e colonial rural 
ambiance so prominent in the Brisbane Grove area. Together with the 
substantial gardens, this property provides a good and intact example of the 
areas history / heritage.  

 
The PP is supported by a Statement of Heritage Impact (refer to Appendix 3) and 
assesses the impact of the proposal on the existing heritage item and heritage value 
of the area. The statement concludes that the PP and resulting subdivision will have 
no adverse impact on the heritage values on Homeden or the heritage values of the 
area.   
 
The PP is also supported by an Aboriginal Cultural Heritage Assessment Due 
Diligence Report for both sites (refer to Appendix 3) which has been prepared in 
accordance with the Due Diligence Code of Practice for the Protection of Aboriginal 
Objects in NSW (DECCW 2010a).  The report identifies that future development of the 
resulting large lot residential lots within the identified building envelopes will involve 
the following impacts: 
 

• Construction of housing foundations involving removal of top and subsoils 
within Building Envelopes  

• Connection to infrastructure, such as water, communications and electricity  
• Effluent management area  
• Installation of boundary fencing around house lot and potential impacts from 

landscaping  
• Construction of access roads from Windellama Road to the Building Envelopes 

 
An assessment of the building envelopes has resulted in no heritage sites or areas of 
potential identified within their boundaries. Based on landform and a review of the 
predictive modelling for the region, the areas of the access road placement are 
considered to hold low potential for unrecorded heritage sites or subsurface deposits. 
The project area has suffered a moderate degree of disturbance and soils appear to 
be thin and overlaying base clays and shale. Due to the general lack of depth of 
topsoils, this area is considered to hold low potential for unrecorded sites or 
subsurface deposits. The undulating low gradients along most of the route are 
considered to hold low potential for unrecorded heritage sites or subsurface deposits 
A confirmatory field survey was undertaken with Aboriginal Representatives which did 
not identify any heritage sites or areas of potential. 
 
Recommendations have been made following the Due Diligence assessment which 
include: 
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• Recommendation 1: Works to proceed without further heritage assessment 

with caution. 
• Recommendation 2: Discovery of Unidentified Aboriginal cultural material 

during works.  
• Recommendation 3: Alteration of impact footprint 

 
Each recommendation has its associated process, which is outlined in the Due 
Diligence assessment. Further assessment can be addressed, if necessary, in future 
as part of a Development Application subject to assessment in accordance with 
Section 4.15 of the EP&A Act.   
 
3.3 Sydney Drinking Water Catchments 
The subject sites are located in the outer catchment of the Sydney drinking water 
catchment. Chapter 8 of the SPP requires that a basic Water Cycle Management 
Study be carried out to assess the effect of the development on the receiving of waters 
which form part of the catchment controlled by Water NSW. This site must be capable 
of having a sustainable effluent disposal system, with the assessment based on the 
guidelines in “On-Site Sewerage Management for Single Household” produced by the 
Department of Local Government and others. 
 
The PP is supported by an Onsite Wastewater Management Assessment (refer to 
Appendix 3) for each site.  The assessments have determined that the resulting large 
lot residential allotments are able to accommodate 4-bedroom dwelling with 8 
residents using 100 L/day of tank water each. The lots were modelled and assessed 
considering the use of an Aerated Wastewater Treatment System (AWTS) draining 
secondary treated effluent into an absorption bed. 
 
The PP is also supported by a Music Model Assessment which assesses the rezoning 
and future subdivision of the land on water quality and provides recommendations as 
per Chapter 8 of the SEPP (Biodiversity and Conservation) 2021. The results of the 
assessment and modelling conceptually indicate that a Neutral or Beneficial Effect on 
water quality can be achieved for the proposed development if the following 
recommended treatment measures are implemented as part of the future development 
of the subject land: 
 

• Bioretention basins for each catchment, and 
• Drainage swales directing flows form each catchment.  

 
The PP has been assessed against Chapter 8 of the SEPP (Biodiversity and 
Conservation) 2021 and is considered not inconsistent with the SEPP and any future 
development will be subject to the provisions of the SEPP.  
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An assessment of dwellings or other development can be adequately assessed in 
future as part of a Development Application subject to assessment in accordance with 
Section 4.15 of the EP&A Act.   
 
This PP is therefore not inconsistent with this Direction.  
 
3.5 Recreation Vehicle Areas 
The PP proposes to protect sensitive land associated with the watercourse and buffers 
areas by zoning part of the subject land C2 Environmental Conservation. This will 
ensure that the sensitive areas are suitably protected and do not enable land to be 
developed for the purpose of a recreational vehicle area. 
 
This PP is therefore not inconsistent with this Direction.  
 
Focus Area 4: Resilience and Hazards 
4.1 Flooding 
The Mountain Ash and Rosemont site are not identifies as flood prone land in the  
Goulburn Mulwaree LEP 2009. Part of the Mountain Ash site is mapped as flood prone 
land in the 1% AEP in Wollondilly and Mulwaree Rivers Flood Study 2016. 
 
A C2 Conservation Zone with a minimum lot size of 100HA is proposed to apply to the 
land  identified as being flood affected in the 1% AEP flood affection in the Wollondilly 
and Mulwaree Rivers Flood Study 2016. The planning proposal has been prepared in 
accordance with the relevant Flood study and does not rezone land within the flood 
planning area from Recreation, Rural, Special Purpose or Conservation Zones to a 
Residential, Business, Industrial or Special Purpose Zones.  
 
This PP is therefore not inconsistent with this Direction.  
 
4.3 Planning for Bushfire Protection 
The subject sites are mapped as bushfire affected, specifically as Vegetation Category 
3.  A Strategic Bushfire Study has been completed to support the PP.    
 
This Strategic Bushfire Study has followed the Aim and Objectives of Planning for 
Bushfire Protection 2019, Section 2.3 Strategic Planning, and specifically addressed 
the requirements of Chapter 4 – Strategic Planning. Three methods have been used 
to consider the bushfire risk at both landscape scale and subdivision scale. All three 
methodologies support the conclusion that the land is suitable for rural residential 
development. 
 
In relation to the PP the assessment concludes that the PP demonstrates it is 
consistent with Section 2.3 Strategic Planning (p. 19):  
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Strategic bush fire planning and studies are needed to avoid high risk areas, 
ensure that zoning is appropriate to allow for adequate emergency access, 
egress, and water supplies, and to ensure that future compliance with this 
document is achievable.  
 
The most important objective for strategic planning is to identify whether new 
development is appropriate subject to the identified bush fire risk on a 
landscape scale. An assessment of proposed land uses and potential for 
development to impact on existing infrastructure is also a key element of the 
strategic planning process in bush fire prone areas.  
 
Once development has been assessed as being appropriate in its bush fire 
prone context, it will need to be capable of complying with PBP. The ability of 
proposed land uses and associated future developments to comply with PBP 
will be assessed at the strategic planning stage. The expectation will be that 
the development will be able to comply with PBP at the DA stage. 

 
The indicative subdivision layout has been assessed against Planning for Bushfire 
Protection Chapter 5 – Residential and Rural Residential Subdivisions to satisfy the 
requirements of Section 4.4.1 regarding indicative development layout. The future 
subdivision can satisfy all the detailed criteria to be assessed at the next stage of the 
process. All proposed lots are large enough to support the minimum APZ requirements 
for 29kW/m2 and the specific APZ and BAL detail will be determined at the subdivision 
and subsequent individual dwelling applications. 
 
Further assessment of bushfire can be considered as part of a future Development 
Application subject to assessment in accordance with Section 4.15 of the EP&A Act.   
 
This PP is therefore not inconsistent with this Direction.  
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4.4 Remediation of Contaminated Land 
A Preliminary Soil Characterisation and Assessment Report has been undertaken by 
Dr Upsilon Environments Pty Ltd for the subject sites.  A copy of the full assessment 
is provided in Appendix 3 to this PP. The assessment notes the current use of the land 
as grazing modified pastures and the proposed use as Residential A with small farms.  
The preliminary investigation noted that: 
 

• Concentrations recorded were either below the NEPC (2013) NEPM land use 
guidelines for Residential A land use (HIL -A/HSL-A) or not detected above the 
laboratory limit of reporting.  

• Review of the analytical results of samples collected for the preliminary soil 
characterisation indicates concentrations of the tested potential chemicals of 
environmental concern of TRHs were either below the Management Limits or 
not detected above the laboratory limit of reporting.  

 
Based on the results of the preliminary investigation, Dr Upsilon Environments Pty Ltd 
concluded that the subject soils are considered suitable for inclusion within the 
development from a contamination perspective only, subject to the implementation of 
the below recommendations: 
 

• No additional investigation and assessment were considered warranted. 
• Should unexpected finds be encountered during works, further assessment will 

be required to reassess the suitability for off-site disposal or no-site reuse based 
on further waster classification reports.  

 
The above can be individually addressed in future as part of a Development 
Application subject to assessment in accordance with Section 4.15 of the EP&A Act.   
 
This PP is therefore not inconsistent with this Direction.  
 
Focus Area 5: Transport and Infrastructure 
5.1 Integrating Land Use and Transport 
The PP is generally consistent with this Direction as it promotes the creation of new 
large lot residential lots on the fringe of Goulburn, and within close proximity to 
Goulburn CBD. The PP supports the principles and objectives of Improving Transport 
Choice – Guidelines.  
 
The PP is not inconsistent with this Direction. 
 
Focus Area 6: Housing 
6.1 Residential Zones 
The PP is consistent with this Direction as it proposes to increase housing supply and 
choice of housing types on the fringe of Goulburn CBD, as per the adopted UFHS.  
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The subject sites can connect to existing power and telecommunications networks. As 
a large lot residential subdivision, each resulting site will have their own tank water 
and onsite wastewater management system.  The PP is supported by an Onsite 
Wastewater Management Assessment (refer to Appendix 3) for each site. 
 
Further details on service availability can be provided post Gateway and prior to public 
exhibition.   
 
This PP is not inconsistent with this direction.  
 
Focus Area 9: Primary Production 
9.1 Rural Zones 
This Direction requires that a PP does not rezone land from a rural zone to a 
residential, business, industrial, village or tourist zone. The PP is inconsistent with this 
Direction as it proposes to change the zone of the subject land from RU6 Transition to 
R5 Large Lot Residential and C2 Environmental Conservation. 
 
The inconsistency is justified as: 

• The subject sites are utilised as grazing modified pastures and are not 
considered to have agricultural production value. 

• The proposal is consistent with the adopted UFHS through its alignment with 
the recommendations and priorities and therefore has strategic merit. 

• The proposal is consistent with the Goulburn Mulwaree LSPS, CSP and 
SETRP.  

• The proposal maintains a rural character and is respective of the existing 
rural landscape, whilst providing increased residential development 
opportunities to accommodate housing needs and diversity for the current 
and growing Goulburn-Mulwaree community.  

• The PP aims to protect the riparian corridors on the subject sites, by 
appropriately zoning them for environmental conservation, to limit 
development opportunity within the corridor and offset areas and allow for 
their protection.  

 
It is considered that the extent of the inconsistency with this Direction is suitably 
justified. 
 
9.2 Rural Lands 
The PP proposes to rezone land from RU6 Transition to R5 Large Lot Residential and 
C2 Environmental Conservation, with respective changes to the minimum lot size of 2 
hectares over the R5 zone and 100 hectares over the C2 zone.  
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The PP is consistent with this Direction, as the PP is consistent with the Goulburn 
Mulwaree LSPS, CSP, SETRP, and the adopted UFHS through its alignment with the 
recommendations and priorities and therefore has strategic merit. 
 
The proposed LEP Amendments will allow for the opportunity for new large lot 
residential supply in the Goulburn fringe area, that is in close proximity and accessible 
to a range of services including education, health, employment, transport, recreation 
and more. The PP will allow for the future subdivision of the land to be respectful of 
the existing rural landscape whilst providing increased residential development 
opportunities to accommodate housing needs and diversity for the current and growing 
Goulburn-Mulwaree community. 
 
The proposed zoning of the watercourse and buffer area as C2 Environmental 
Conservation, with associated 100 hectare minimum lot size aims to protect the 
riparian corridors on the subject sites, by appropriately zoning them for environmental 
conservation, to limit development opportunity within the corridor and offset areas and 
allow for their protection. 
 
The creation of large lot residential allotments in the Brisbane Grove and Boxers Creek 
locality is appropriate given its proximity to the Hume Highway and Goulburn CBD, 
and does not inhibit potential for future rural land uses and related enterprises, 
including supporting infrastructure and facilities that are essential to rural industries or 
supply chains to occur on the subject sites.  
 
This PP is not inconsistent with this direction.  
 
4.4 Section C – Environmental, Social and Economic Impact 
 
4.4.1 Is there any likelihood that critical habitat or threatened species, 

populations or ecological communities, or their habitats, will be adversely 
affected as a result of the proposal? 

 
No. The Planning Proposal is to allow for a change in the minimum lot size and land 
zoning. The subject lands are not identified as currently being affected by critical 
habitat or threatened species, populations or ecological communities, or their habitats 
and there is unlikely to be any environmental impact directly caused by the Planning 
Proposal.  
 
There are existing areas of vegetation and watercourses, and the sites are mapped 
partly (Rosemont) and wholly (Mountain Ash) as terrestrial Biodiversity, containing 
Environmentally Sensitive Land. A Flora and Fauna Report has been prepared and 
submitted with this PP (refer to Appendix 3). 
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The report acknowledges that the subject land has been historically cleared and 
managed for agricultural purposes for over 100 years. Most of the subject land 
consists of non-native (exotic) pasture-improved and regularly grazed grassland.  
 
On the Rosemont subject land, a small area in the north-east of the subject land 
contains native grassy woodland, however, it is severely weed-infested.  
 
On the Mountain Ash subject land a small area on a hill top in the east of the subject 
land contains native grassland, however, this grassland is in poor condition. Of the >1 
hectare of grassland, a maximum area of 0.4 hectares will be directly impacted for the 
future subdivision. All trees and shrubs in the subject land are historically planted 
paddock trees or wind rows. All native trees and shrubs will be retained. A small 
number of non-native trees may need to be removed. 
 
No native vegetation will be directly impacted by the rezoning and future subdivision 
of land.  
 
The native grassland vegetation belongs to one distinct plant community type (PCT):  
 

• PCT 1330: Yellow Box - Blakely's Red Gum grassy woodland on the tablelands, 
South Eastern Highlands Bioregion.  

 
The area of PCT 1330 within the subject land comprises an occurrence of ‘White Box 
Yellow Box Blakeley’s Red Gum Woodland’ which is listed as a Critically Endangered 
Ecological Community under the NSW Biodiversity Conservation Act 2016. The 
condition of this vegetation is poor. It is historically disturbed, isolated and weed 
infested.  
 
Upon completion of a Test of Significance and Serious and Irreversible Impacts assessment, 
the Report concludes that it is satisfied that the proposed development will not incur 
significant effects to a local occurrence of ‘White Box Yellow Box Blakeley’s Red Gum 
Woodland’ nor any potentially occurring threatened species or ecological community 
as listed under the NSW Biodiversity Conservation Act 2016. Recommendations have 
been put forward to reduce impacts of the proposed development upon biodiversity. 
 
Future Development Applications will be subject to further environmental assessment 
through the Section 4.15 Assessment process.  
  
4.4.2 Are there any other likely environmental effects as a result of the planning 

proposal and how are they proposed to be managed? 
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Environmental impacts associated with the PP have been assessed against the 
relevant SEPPs and Local Planning Directions, and include but are not limited to 
bushfire, contamination, flora and fauna, and water quality. 
 
Supporting assessments have been undertaken by relevant and suitably qualified 
consultants, each of which have generally concluded that the PP does not result in 
adverse environmental impacts.  Copies of the consultant reports are provided in 
Appendix 3. 
 
Bushfire 
Management of bushfire impacts will be determined in future as part of the subdivision 
and subsequent individual dwelling DA stage.  Bushfire risk will be managed through 
design and compliance with Planning for Bushfire Protection. 
 
Future DAs over the subject sites will be classed as Integrated Development and will 
require concurrence from NSW Rural Fire Service. Specific APZ and BAL detail will 
be determined at the subdivision and subsequent individual DA stage. 
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Contamination 
Management of contamination impacts include: 
 

• No additional investigation and assessment were considered warranted. 
• Should unexpected finds be encountered during works, further assessment will 

be required to reassess the suitability for off-site disposal or no-site reuse based 
on further waster classification reports.  

 
Flora and Fauna 
Management of flora and fauna impacts are recommended as follows: 
 

• Ensure all contractors employed to work within the subject land are suitably 
qualified, experienced and informed of the sensitive ecological features and 
potentially occurring threatened species. 

• Assign a Project Ecologist to conduct and oversee all ecological compliance 
requirements associated with conducting a proposed development in line with 
all relevant state and commonwealth legislation and guidelines. 

• Ensure an Ecologist is present during the clearing of all vegetation both native 
and exotic related to the proposed activity. 

• Implement all relevant biological hygiene protocols and requirements as per 
NSW Government guidelines.  

• Ensure ongoing management of priority weeds according to statutory 
requirements.  

• Ensure all trees that occur outside of the development footprint are protected 
from harm during earthworks and construction.  

• Remediate the small patches of White Box Yellow Box Blakeley’s Red Gum 
Woodland and revegetate the riparian corridor with locally indigenous flora. 

 
Water Quality 
Management of water quality impacts are recommended to be implemented at the 
subdivision stage, and include the provision of: 
 

• Bioretention basins for each catchment, and 
• Drainage swales directing flows from each catchment.  

 
The above impacts, and any other impacts associated with the future subdivision and 
development of the sites can be individually addressed in future Development 
Applications subject to further environmental assessment through the Section 4.15 
Assessment process.   
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4.4.3 How has the planning proposal adequately addressed any social and 

economic effects? 
 
The PP is to allow for a change in the minimum lot size and land zoning.  
 
The PP will result in social and economic benefits by providing an opportunity for 
increased housing variety and supply to accommodate the growing population of the 
Goulburn Mulwaree LGA.  
 
The proposal is consistent with the adopted UFHS and will ensure that future 
development of this area is consistent with the rural character of the Brisbane Grove 
and Boxers Creek localities.  
 
4.5 Section D – State and Commonwealth Interests 

4.5.1 Is there adequate public infrastructure for the planning proposal? 

Yes. The subject sites can connect to existing power and telecommunications 
networks. As a large lot residential subdivision, each resulting site will have their own 
tank water and onsite wastewater management system to provide water and sewer 
services to future dwellings.  The PP is supported by an Onsite Wastewater 
Management Assessment (refer to Appendix 3) for each site.  The assessments have 
determined that the resulting large lot residential allotments are able to accommodate 
4 bedroom dwelling with 8 residents using 100 L/day of tank water each. The lots were 
modelled and assessed considering the use of an Aerated Wastewater Treatment 
System (AWTS) draining secondary treated effluent into an absorption bed. 
 
Further details on service availability can be provided post Gateway and prior to public 
exhibition.   
 
In addition, access to the subject sites are gained via the public roads, which services 
the immediate rural area. The traffic generation characteristics will not be altered by 
this Planning Proposal, and there is ample capacity within the existing/proposed public 
road network to accommodate existing traffic levels.  
 
4.5.2 What are the views of State and Commonwealth Public authorities? 

No consultation has occurred with State and Commonwealth Public authorities prior 
to the lodgement of this Planning Proposal. Consultation with the relevant State and 
Commonwealth authorities will be undertaken as required by the Gateway 
Determination during public exhibition. It is acknowledged that the following State 
Public authorities will be consulted: 
 

• NSW Rural Fire Service, and 
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• WaterNSW. 
 
Consultation has occurred with Goulburn Mulwaree Council on 2 June 2021 who were 
generally in support of the proposal pending submission requirements.   
 

5.0 Part 4 Mapping 
 
The Planning Proposal proposes to amend Goulburn Mulwaree Local Environmental 
Plan 2009 (GMLEP 2009) to allow for a change in the minimum lot size and land 
zoning of certain land on Mountain Ash Road, Brisbane Grove and Rosemont Road, 
Boxers Creek.  
 
The existing zoning and lot size maps are included in Figures 11 to 14 below.  

 

 
Figure 11 (Left): Current Land Zoning – 46 Mountain Ash Road, Brisbane Grove (Source: LandTeam) 

Figure 12 (Right): Current Land Zoning – 292 Rosemont Road, Boxers Creek (Source: LandTeam) 
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Figure 13 (Left): Current Lot Size Map – 46 Mountain Ash Road, Brisbane Grove (Source: LandTeam) 

Figure 14 (Right): Current Lot Size Map – 292 Rosemont Road, Boxers Creek (Source: LandTeam) 

 
The proposed outcome will be achieved by amending the above mentioned sites and 
the: 

• Goulburn Mulwaree Local Environmental Plan 2009 Land Zoning Maps 
LZN_001 and LZN_001E in accordance with the proposed zoning map in 
accordance in Figures 15 and 16.  

• Goulburn Mulwaree Local Environmental Plan 2009 Lot Size Maps LSZ_001 
and LSZ_001E in accordance with the proposed lot size map in accordance in 
Figures 17 and 18. 
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Figure 15 (Left): Proposed Zoning Map – 46 Mountain Ash, Brisbane Grove (Source: LandTeam) 

Figure 16 (Right): Proposed Zoning Map - 292 Rosemont Road, Boxers Creek (Source: LandTeam) 

Figure 17 (Left): Proposed Lot Size Map – 46 Mountain Ash, Brisbane Grove (Source: LandTeam) 

Figure 18 (Right): Proposed Lot Size Map - 292 Rosemont Road, Boxers Creek (Source: LandTeam) 
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6.0 Part 5 Community Consultation 
 
The Gateway Determination will confirm community consultation requirements. If the 
Planning Proposal is supported, community consultation will involve an exhibition 
period for a minimum of 28 days. The community are likely to be notified of the 
commencement of the exhibition period via a notice in a local newspaper and through 
publication on Council’s website. Additionally, notification letters will be distributed to 
surrounding and nearby property owners.  
 
The written notice will likely: 
 

• Give a brief description of the objectives or intended outcomes of the Planning 
Proposal;  

• Indicate the land affected by the Planning Proposal;  
• State where and when the Planning Proposal can be viewed/inspected;  
• Give the name and address of the relevant planning authority (Council) for the 

receipt of submissions; and  
• Indicate the last date for submissions.  

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

• The Planning Proposal (as amended following Gateway Determination 
requirements);  

• The Gateway Determination; 
• Historic Title Information relating to the properties; and 
• Any studies relied upon by the Planning Proposal.  
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7.0 Part 6 Project Timeline 
 
The timeframe for completion of the PP is expected as follows: 
  
Task Time Period Anticipated 

Timeframe 
Submit Planning Proposal to Goulburn Mulwaree 
Council for consideration  

- April 2022 

Planning Proposal Submitted to NSW DPIE 
requesting Gateway Determination 

2 Months June 2022 

Issue of Gateway Determination - July 2022 
Completion of Gateway Determination 
Requirements 

3 Months October 2022 

Public Exhibition 28 Days November 2022 
Post exhibition consideration of PP – report to 
Council and submission of Final PP to NSW DPIE 
requesting finalisation 

2 Month January 2023 

Finalisation and notification of Plan by Council (if 
delegated authority) and / or Parliamentary 
Counsel Office 

2 Month March 2023 

 
Given the indicative timeline provided, a Gateway Determination period of 12 Months 
is requested for completion of any Gateway Determination requirements, Public 
Exhibition, Council Reporting, submission of the final Planning Proposal and 
finalisation of the Local Environmental Plan Amendment.  
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8.0 Conclusion 
 
This Planning Proposal seeks to amend Goulburn Local Environmental Plan 2009 
(GMLEP 2009) to allow for a change in the minimum lot size and land zoning of certain 
land at Mountain Ash Road, Brisbane Grove and Rosemont Road, Boxers Creek. 
 
As such, this Planning Proposal report has been prepared for Council in consideration 
of the requirements under Section 3.33 of the EP&A Act, together with the NSW DPI’s 
“A guide to preparing planning proposals” (December 2018), the Planning Secretary 
Requirements and the LEP Practice Note PN16-001.  
 
A review of the relevant planning matters for consideration in this instance has been 
undertaken, and it is considered that the proposed change in the minimum lot size and 
land zoning of certain land on Mountain Ash Road, Brisbane Grove and Rosemont 
Road, Boxers Creek has strategic merit and should proceed. 
 
The proposed land use will be in keeping with current community expectations for the 
appropriate use of available land and will provide an improved land use outcome for 
the area through the provision of large lot residential land that is consistent with the 
UFHS and respectful of the existing rural landscape character. 
 
It is concluded that the Planning Proposal can be justified relative to environmental, 
social and economic effects and will be in the public interest. Accordingly, the Planning 
Proposal should be forwarded to the Department of Planning & Infrastructure for 
Gateway Determination in accordance with Section 3.34 of the EP&A Act, 1979. 
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Appendix  1: State Environmental Planning Policy Checklist Review 

SEPP Applicable Relevant Not 
Inconsistent 

SEPP (Biodiversity and 
Conservation) 2021 

Yes Yes Yes 

SEPP (BASIX) 2004  Yes No - 

SEPP (Exempt and Complying 
Development Codes) 2008  

Yes No - 

SEPP (Housing) 2021  Yes No - 

SEPP (Industry and Employment) 
2021  

Yes No - 

SEPP No. 65 - Design Quality of 
Residential Apartment Development  

Yes No - 

SEPP (Planning Systems) 2021 Yes No - 

SEPP (Precincts - Central River City) 
2021 

No No - 

SEPP (Precincts - Eastern Harbour 
City) 2021 

No No - 

SEPP (Precincts - Regional) 2021  No No - 

SEPP (Precincts - Western Parkland 
City) 2021  

No No - 

SEPP (Primary Production) 2021  Yes No - 

SEPP (Resilience and Hazards) 
2021  

Yes Yes Yes 

SEPP (Resources and Energy) 2021 Yes No - 

SEPP (Transport and Infrastructure) 
2021  

Yes No - 
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Appendix  2: Section 9.1 Local Planning Directions Checklist Review 

Local Planning Direction Applicable Relevant Not Inconsistent 

Focus Area 1: Planning Systems 

1.1 Implementation of the 
Minister’s Planning Principles 
(Revoked) 

- - - 

1.2 Implementation of Regional 
Plans 

Yes Yes Yes 

1.3 Development of Aboriginal 
Land Council Land 

Yes No - 

1.4 Approval and Referral 
requirements 

Yes Yes Yes 

1.5 Site Specific Provisions Yes Yes Yes 

Focus Area 1: Planning Systems – Place-based 

1.6 Parramatta Road Corridor 
Urban Transformation Strategy 

No No - 

1.7 Implementation of North West 
Priority Growth Area Interim Land 
Use and Infrastructure 
Implementation Plan 

No No - 

1.8 Implementation of Greater 
Parramatta Priority Growth Area 
Interim Land Use and 
Infrastructure Implementation 
Plan 

No No - 

1.9 Implementation of Wilton 
Priority Growth Area Interim Land 
Use and Infrastructure 
Implementation Plan 

No No - 

1.10 Implementation of Glenfield 
to Macarthur Urban Renewal 
Corridor 

No No - 
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1.11 Implementation of Western 
Sydney Aerotropolis Plan 

No No - 

1.12 Implementation of Bayside 
West Precincts 2036 Plan 

No No - 

1.13 Implementation of Planning 
Principles for the Cooks Cove 
Precinct 

No No - 

1.14 Implementation of St 
Leonards and Crows Nest 2036 
Plan 

No No - 

1.15 Implementation of Greater 
Macarthur 2040 

No No - 

1.16 Implementation of Pyrmont 
Peninsula Place Strategy 

No No - 

1.17 North West Rail Link 
Corridor Strategy 

No No - 

Focus Area 2: Design and Place 

Focus Area 3: Biodiversity and Conservation 

3.1 Conservation Zones Yes Yes Yes 

3.2 Heritage Conservation Yes Yes Yes 

3.3 Sydney Drinking Water 
Catchments 

Yes Yes Yes 

3.4 Application of C2 and C3 
Zones and Environmental 
Overlays in Far North Coast 
LEPs 

No No - 

3.5 Recreation Vehicle Areas Yes Yes Yes 

Focus Area 4: Resilience and Hazards 

4.1 Flooding Yes No Yes 

4.2 Coastal Management  No No - 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.4- Attachment 1 Page 197 

  

 

         Page | 40              

4.3 Planning for Bushfire 
Protection 

Yes Yes Yes 

4.4 Remediation of Contaminated 
Land 

Yes Yes Yes 

4.5 Acid Sulfate Soils No No - 

4.6 Mine Subsidence and 
Unstable Land 

No No - 

Focus Area 5: Transport and Infrastructure 

5.1 Integrating Land Use and 
Transport 

Yes Yes Yes 

5.2 Reserving Land for Public 
Purposes 

Yes No - 

5.3 Development Near regulated 
Airports and Defence Airfields 

No No - 

5.4 Shooting Ranges No No - 

Focus Area 6: Housing 

6.1 Residential Zones Yes Yes Yes 

6.2 Caravan Parks and 
Manufactured Home Estates 

Yes No - 

Focus Area 7: Industry and Employment 

7.1 Business and Industrial 
Zones 

No No - 

7.2 Reduction in non-hosted 
short-term rental accommodation 
period 

No No - 

7.3 Commercial and retail 
Development along the Pacific 
Highway, North Coast 

No No - 

Focus Area 8: Resources and Energy 
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8.1 Mining, Petroleum Production 
and Extractive Industries 

No No - 

Focus Area 9: Primary Production 

9.1 Rural Zones Yes Yes Inconsistency 
is justified  

9.2 Rural Lands  Yes Yes Yes 

9.3 Oyster Aquaculture No No - 

9.4 Farmland of State and 
Regional Significance on the 
NSW Far North Coast 

No No - 
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Appendix  3: Supporting Documents 
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DAVID HOBBES HERITAGE CONSULTANT 
 
42/87 CROZIER CIRCUIT, KAMBAH ACT 2902 
tel 0421 915 499              email: daverhobbes@gmail.com 
abn: 58630721835 
 
Item 
Planning proposal for subdivision of: 
292 Rosemont Rd 
46 Mountain Ash Rd 
 
Heritage Status 
In the vicinity of: 
  
Homeden - Heritage Item 014 
Nooga -  Heritage Item  003 
 
Matter 
This area stands in relatively close proximity to the two Brisbane Grove planning proposals I 
recently provided comments on (Allfarthing and Sofala). 
  
The proposal seeks to rezone the two areas to R5 large lot residential with a 2ha minimum 
lot size in accordance with the Goulburn Mulwaree Urban and Fringe Housing Strategy. The 
resulting subdivision will create a total of 5 lots on the Rosemont site and 10 lots on the 
Mountain Ash site. 
  
The Homeden locally listed heritage item (Item 014) stands directly adjacent the Mountain 
Ash site (46 Mountain Ash Rd) and Nooga (Item 003) stands opposite the Rosemont Rd 
site. 
  
The Planning Proposal is accompanied by a Statement of Heritage Impact (SOHI) prepared 
by Eric Martin & Associates. 
   
Advice 
In my opinion the SOHI has some ommissions which should be corrected: 
 

1. The SOHI states that ‘the proposed subdivision will have no adverse impact on the 
heritage values of Homeden or the heritage values of the area’ however it goes on to 
state ‘ the setting of Homeden will be affected by the increased development…’ 

 
Given that the proposed subdivision will lead to far more intensive development of 
built form in the current open rural landscape this will certainly alter the character of 
the setting of Homeden. This should be identified as a potential impact and 
discussed more fully in the SOHI.  

 
2. The SOHI does not identify Nooga as an adjacent heritage item which may be 

affected. This should be considered in the SOHI.    
 

  
Notwithstanding shortcomings of the SOHI I generally support the proposal, noting the 
design guidelines which David Kiernan and I have drafted which aim to mitigate adverse 
impacts of more intensive development. 
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David Hobbes 
Heritage Advisor to Goulburn Mulwaree Council  
19.5.22 



Ordinary Council Meeting Attachments 21 June 2022 

Item 15.4- Attachment 4 Page 203 

  

FLORA AND FAUNA IMPACT ASSESSMENT 

Planning Proposal at 46 Mountain Ash Road, Brisbane Grove, NSW 2580 

Report prepared by Land Eco Consulting on behalf of John Taylor 

30 March 2022 

 

Reviewed by Brian Faulkner, Environment & Biodiversity Assessment Officer, GMC 

 

The Flora and Fauna Impact Assessment report provides an assessment of potential impacts on 

biodiversity of a Planning Proposal and DA for a subdivision at 46 Mountain Ash Road, Brisbane 

Grove, NSW 2580. 

The planning proposal is to rezone part of the land from RU6 to R5 (with minimum lot size 2 

hectares) and part to C2 (100 hectares). Lower lying, environmentally sensitive riparian zones prone 

to flooding are proposed to be rezoned C2. 

The report identifies that the land has been historically cleared and managed for agricultural 

purposes. Most of the land is pasture improved and is dominated by exotic pasture species. 

The land has been identified as containing PCT 1330 Yellow Box – Blakely’s Red Gum grassy 

woodland on the tablelands, South Eastern Highlands Bioregion prior to clearing.  

This is a component of the ecological community known as White Box - Yellow Box - Blakely’s Red 

Gum Grassy Woodland and Derived Native Grassland in the NSW North Coast, New England 

Tableland, Nandewar, Brigalow Belt South, Sydney Basin, South Eastern Highlands, NSW South 

Western Slopes, South East Corner and Riverina Bioregions.  

This ecological community is listed as Critically Endangered under both NSW and Commonwealth 

legislation. 

The report identifies a small area of the land comprising approximately 1.14 hectares as containing 

derived native grassland, and therefore requiring consideration as the CEEC. Of this area, 0.4 

hectares is to be impacted by the proposed rezoning and subdivision. 

Threatened fauna and flora species that have potential to be present on the site and that may be 

impacted by the proposed activity have been identified and assessed, and a Threatened Species Test 

of Significance analysis has been conducted for the following species: 

 Dusky Woodswallow 

 Spotted Harrier 

 Varied Sitella 

 White-fronted Chat 

 White-bellied Sea Eagle 

 Little Eagle 

 Scarlet Robin 

 Flame Robin 

 White Box Yellow Box Blakely’s Red Gum Grassy Woodland CEEC 
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The report has assessed potential impacts of the proposed clearing and concludes that there will not 

be a significant impact on the CEEC or any other biodiversity values on the land.  

The BOS area clearing threshold for the property is 1 hectare and this is not triggered. 

 

Review comments 

The report is well researched and presented. Desktop and field surveys have been conducted 

appropriately. Review of the available data and Threatened Species Test of Significance conclusions 

are supported. Field surveys have followed BAM requirements and the appropriate number of BAM 

plots have been utilised to collect data. 

IBRA, Sub IBRA and Mitchell Landscapes have been identified correctly. 

A site inspection was conducted by GMC Officers Brian Faulkner (Environment & Biodiversity 

Assessment Officer) and David Kiernan (Senior Strategic Planner) on 27/04/2022 to ground truth and 

verify findings of the report. 

At the time of the site inspection the land was being used for grazing cattle and horses. 

It was confirmed that the majority of the site is dominated by exotic pasture species such as Phalaris 

(Phalaris aquatica, Tall Fescue (Festuca arundinacea), Rye Grass (Lolium spp.) and Cocksfoot Grass 

(Dactylis glomerata). 

There was found to be significant levels of infestation by weed species including Chilean Needle 

Grass (Nassella neesiana), African Lovegrass (Eragrostis curvula), Sheep’s Sorrel (Acetosella vulgaris), 

Fleabane (Conyza sp.), Flatweed (Hypochoeris radicata) and Spear Thistle (Cirsium vulgare). 

With the exception of a small planted shelter belt that has been planted with a variety of Eucalypts 

and Wattles, trees on the land were found to be exotic species, including Elms, Radiata Pines and 

Oaks. The report has identified that the native trees in the shelter belt are to be retained and will 

not be cleared. 

While some areas of the property were found to contain some native grassland species, even in the 

area identified in the report as comprising derived native grassland, the land was found to be 

dominated by exotic species, with considerably less than 50% native groundcover. 

No threatened flora or fauna species were found to be present on the property during the site 

inspection. 

Following desktop review and site inspection, it has been confirmed that the findings of the report 

are broadly supported and the proposed rezoning and subdivision of the land is not likely to have 

any significant adverse impacts on biodiversity. 
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SUPPORTING PHOTOGRAPHS 

The land is used for grazing and is dominated by exotic pasture species and weeds. 
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FLORA AND FAUNA IMPACT ASSESSMENT 

Residential subdivision at 292 Rosemont Road, Boxers Creek, NSW 2580 

Report prepared by Land Eco Consulting on behalf of M. Taylor 

30 March 2022 

 

Reviewed by Brian Faulkner, Environment & Biodiversity Assessment Officer, GMC 

 

The Flora and Fauna Impact Assessment report provides an assessment of potential impacts on 

biodiversity of a Planning Proposal and DA for a subdivision at 292 Rosemont Road, Boxers Creek, 

NSW 2580. 

The Planning Proposal is to rezone the land from RU6 to R5 and C2 (100 m buffers from riparian 

land) with a minimum lot size of 2 hectares (R5) AND 100 hectares (C2). 

The report identifies that the land has been historically cleared and managed for agricultural use. 

Most of the land has been pasture improved and is now dominated by exotic pasture species and 

weeds. However some remnant native trees remain, comprising Yellow Box (Eucalyptus melliodora) 

and the land is identified as containing a small amount of highly degraded PCT 1330 Yellow Box – 

Blakely’s Red Gum grassy woodland on the tablelands, South Eastern Highlands Bioregion. 

This is a component of the ecological community known as White Box - Yellow Box - Blakely’s Red 

Gum Grassy Woodland and Derived Native Grassland in the NSW North Coast, New England 

Tableland, Nandewar, Brigalow Belt South, Sydney Basin, South Eastern Highlands, NSW South 

Western Slopes, South East Corner and Riverina Bioregions.  

This ecological community is listed as Critically Endangered under both NSW and Commonwealth 

legislation. Proposed subdivision design has placed locations of access tracks and building envelopes 

to avoid impacts on remnant White Box - Yellow Box - Blakely’s Red Gum Grassy Woodland and 

Derived Native Grassland. 

The report identifies that no native vegetation belonging to PCT 1330 (or any other native vegetation 

community) will be removed for the proposed development. Two drainage lines flow from north 

east to south west, merging into one creek line near the western boundary. This is a tributary of the 

Gundary Creek. The drainage lines and adjacent lands are proposed to be rezoned C2 and will not be 

impacted by the proposed development. 

Two threatened fauna species were found to be present on the property, these being Dusky 

Woodswallow (Artamus cyanopterus cyanopterus) and Diamond Firetail (Stagonopleura guttata). A 

further 11 threatened species have been assessed as possibly present, these being: 

Regent Honeyeater (Anthochaera phrygia) 

Little Lorikeet (Glossopsitta pusilla) 

Swift Parrot (Lathamus discolor) 

Gang Gang Cockatoo (Callocephalon fimbriatum) 

Scarlet Robin (Petroica boodang) 
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Flame Robin (Petroica phoenica) 

Eastern False Pipistrelle (Falsistrellus tasmaniensis) 

Corben’s Long Eared Bat (Nyctophilus corbeni) 

Greater Broad Nosed Bat (Scoteanax rueppellii) 

Eastern Coastal Free Tail Bat (Micronomus norfolkensis) 

Yellow Bellied Sheathtail Bat (Saccolaimus flaviventris) 

A Threatened Species Test of Significance has been conducted for possible impacts on these 

threatened species and for White Box - Yellow Box - Blakely’s Red Gum Grassy Woodland and 

Derived Native Grassland. The TOS has determined that there is not likely to be any significant 

impact on any threatened species. 

Approximately 4.19 hectares of exotic dominated grassland, 20 exotic shrubs and 2 dead trees are to 

be removed. The BOS area clearing threshold is not triggered. 

Potential for Koala (Phascolarctos cinereus) to be present on the land has been assessed and it has 

been determined that the remnant trees do not provide sufficient breeding or foraging habitat, and 

are not connected to substantial suitable Koala habitat. 

The report concludes that the proposed development will of no significant consequence to 

biodiversity in the locality, region or bioregion. 

 

Review comments 

The report is well researched and presented. Desktop and field surveys have been conducted 

appropriately. Review of the available data and Threatened Species Test of Significance conclusions 

are supported. Field surveys have followed BAM requirements and the appropriate number of BAM 

plots have been utilised to collect data. 

IBRA, Sub IBRA and Mitchell Landscapes have been identified correctly. 

A site inspection was conducted by GMC Officers Brian Faulkner (Environment & Biodiversity 

Assessment Officer) and David Kiernan (Senior Strategic Planner) on 27/04/2022 to ground truth and 

verify findings of the report. 

This has confirmed findings of the report. Remnant canopy trees in the areas proposed to be 

rezoned R5 are Yellow Box (Eucalyptus melliodora).  

The groundcover is almost entirely dominated by exotic species and there is a significant component 

of weed species including Chilean Needle Grass (Nassella neesiana), Buchan Weed (Hirschfieldia 

incana), Fleabane (Conyza sp.), St John’s Wort (Hypericum peforatum), Spear Thistle (Cirsium 

vulgare) and Saffron Thistle (Carthamus lanatus).  

Woody weeds on the site include African Box Thorn (Lycium ferocissimum), Hawthorn (Crataegus 

monogyna), Sweet Briar (Rosa rubiginosa) and Blackberry (Rubus fruticosus aggregrate). 

The findings of the report that the proposed development will not involve removal of native 

vegetation is supported. Areas to be impacted are clearly dominated by exotic species. No 

threatened species of flora or fauna were found to be present during the site inspection. 
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Drainage lines were found to have scattered remnant Ribbon Gum (Eucalyptus viminalis). Some of 

these are large trees and provide significant potential habitat for fauna. These are not likely to be 

impacted by the proposed development, but it is recommended that if the proposed development is 

to be approved, formal measures are put into place to provide protection for these remnant trees. 

Ribbon Gum is listed as a Koala feed tree under SEPP (Koala Habitat Protection) 2020 and a Koala use 

tree under SEPP (Koala Habitat Protection) 2021. However the trees are isolated from any significant 

Koala habitat, no Koalas have been found to be in the area and there are no records of Koalas within 

10 km of the property. It is unlikely that Koalas are present on the site. 

The drainage lines are mapped as Key Fish Habitat. As such they are protected under the Fisheries 

Management Act 1994. 

Areas adjacent to drainage lines have potential to contain Aboriginal artefacts, but as already noted, 

these areas are not likely to be adversely impacted by the proposed rezoning and subdivision. 

Based on the available information and the findings of the site inspection, the conclusion of the 

report that the proposed development will of no significant adverse consequence to biodiversity in 

the locality, region or bioregion is broadly supported. 

However it is recommended that if the proposed subdivision is approved, a S88B Instrument be 

created over each lot, with the following suggested wording: 

All trees and all native vegetation on the burdened lot are protected for conservation purposes. 

A person must not remove, cut down, damage, kill, ringbark, poison, burn, top, lop or trim any trees 

or native vegetation on the burdened lot without a permit granted by Council. 

For the purposes of this instrument, native vegetation is as defined under the NSW Local Land 

Services Act 2013: 

60B   Meaning of “native vegetation” 

(1)  For the purposes of this Part, native vegetation means any of the following types of plants native 

to New South Wales— 

(a)  trees (including any sapling or shrub or any scrub), 

(b)  understorey plants, 

(c)  groundcover (being any type of herbaceous vegetation), 

(d)  plants occurring in a wetland. 

(2)  A plant is native to New South Wales if it was established in New South Wales before European 

settlement. The regulations may authorise conclusive presumptions to be made of the species of 

plants native to New South Wales by adopting any relevant classification in an official database of 

plants that is publicly accessible. 
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SUPPORTING PHOTOGRAPHS 

Remnant Yellow Box (Eucalyptus melliodora). Groundcover layer dominated by exotic species. 

 

Most of the property has been cleared and is now dominated by exotic pasture species. 
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Drainage lines are mapped as Key Fish Habitat 
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Below: Remnant Ribbon Gum (Eucalyptus viminalis). These trees should be protected. 
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