




Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 | 

iii 

Table of Contents 

1 Executive Summary ..................................................................................................................... 5 

2 Introduction .................................................................................................................................. 6 

2.1 Background ........................................................................................................................ 6 

2.2 Subject Site ........................................................................................................................ 6 

2.3 Locality ............................................................................................................................... 6 

2.4 Site Constraints .................................................................................................................. 7 

2.5 Development History .......................................................................................................... 7 

3 Consultation ................................................................................................................................. 9 

3.1 Goulburn Showground Users Group .................................................................................. 9 

3.2 Goulburn Mulwaree Council ............................................................................................. 10 

4 Proposed Development ............................................................................................................. 16 

4.1 Development Description ................................................................................................. 16 

4.2 Accompanying Documentation ........................................................................................ 16 

5 State and Regional Planning Framework .................................................................................. 17 

5.1 Environmental Planning and Assessment Act 1979 ........................................................ 17 

5.2 State Environmental Planning Policy (Resilience and Hazards) 2021  ............................ 17 

5.3 State Environmental Planning Policy (Biodiversity and Conservation) 2021 ................... 17 

5.4 State Environmental Planning Policy (Transport and Infrastructure) 2021 ...................... 18 

5.5 Environmental Planning and Assessment Regulation 2021 ............................................ 20 

5.6 Biodiversity Conservation Act 2016 ................................................................................. 20 

5.7 Section 9.1 Ministerial Direction ....................................................................................... 21 

5.8 Southeast and Tablelands Regional Plan ........................................................................ 22 

6 Goulburn Mulwaree Local Environmental Plan 2009 ................................................................ 24 

6.1 Overview .......................................................................................................................... 24 

6.2 Site Zoning ....................................................................................................................... 24 

6.3 Zone Objectives and Permissibility of Proposed Development ....................................... 24 

6.4 Principal Development Standards .................................................................................... 25 

6.5 Other Provisions ............................................................................................................... 25 

7 Goulburn Mulwaree Development Control Plan 2009 ............................................................... 26 

7.1 Indigenous Heritage and Archaeology ............................................................................. 26 

7.2 European (Non-Indigenous) Heritage Conservation ........................................................ 26 

7.3 Landscaping ..................................................................................................................... 27 

7.4 Vehicular Access and Parking ......................................................................................... 28 

7.5 Flood Affected Lands ....................................................................................................... 28 

7.6 Tree and Vegetation Preservation ................................................................................... 29 

7.7 Stormwater Pollution ........................................................................................................ 30 

7.8 Advertising and Signage .................................................................................................. 30 

7.9 Utility Services .................................................................................................................. 31 

7.10 Drainage and Soil and Water Management ..................................................................... 31 

8 Goulburn Recreation Area Crown Reserve Plan of Management ............................................. 33 

8.1 Existing Facilities .............................................................................................................. 33 

8.2 Plan of Management ........................................................................................................ 33 

9 Other Matters Raised by Council at Pre-Lodgement ................................................................. 35 

9.1 Accessibility at the Grace-Milsom Function Centre ......................................................... 35 

9.2 Noise ................................................................................................................................ 35 

9.3 Certain site plans requested at Pre-Lodgement .............................................................. 35 

9.4 Track Lighting - Spill Lighting ........................................................................................... 35 

10 Section 4.15(1) – Matters for Consideration .............................................................................. 36 

10.1 The provisions of any environmental planning instrument ............................................... 36 



Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 | 

iv 

10.2 Any Development Control Plan ........................................................................................ 36 

10.3 Likely Impacts of the Development .................................................................................. 36 

10.4 Suitability of the Site ......................................................................................................... 37 

11 Conclusion ................................................................................................................................. 38 

12 Appendices ................................................................................................................................ 39 

 

List of Figures 

Figure 2-1 Aerial image showing site, outlined in red, and context.  (Source: nearmap) 7 

Figure 5-1 Bush fire prone land map of site. 21 

Figure 6-1 Goulburn Mulwaree LEP 2009 zoning map showing zoning of subject site (Source: NSW 
Planning Portal) 24 

Figure 8-1 Community land categories for the Goulburn Recreation Area 34 

List of Tables 

Table 2-1 Existing Planning Approvals for the Site 8 

Table 3-1 Issues raised in Pre-Lodgement Meeting 10 

Table 7-1 Additional planning controls for FPCC1 land. 29 

Table 7-2 Drainage and Soil and Water management controls with responses. 31 

 



Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 
5 

1 Executive Summary 

This Statement of Environmental Effects (SEE) has been prepared for Greyhound Racing NSW (GRNSW), 
who are acting in conjunction with the Goulburn Greyhound Racing Club (GGRC).  This club is located on 
the corner of Bungonia Road and Braidwood Road Goulburn within the Goulburn Recreation Area (GRA), 
one of Goulburn's most unique multi-use facilities.  The GRA is situated in the southeast corner of Goulburn, 
is bordered by Braidwood and Bungonia Roads and the Mulwaree River.  The GRA provides for sporting, 
leisure, tourism, agricultural goods and services, community and cultural events and uses. 

The subject land is a Crown Reserve managed by Goulburn Mulwaree Council under the Crown Land 
Management Act 2016 (CLM Act) and is zoned RE1- Public Recreation, which has the following objectives:  

•  To enable land to be used for public open space or recreational purposes. 

•  To provide a range of recreational settings and activities and compatible land uses. 

•  To protect and enhance the natural environment for recreational purposes. 

The GRA is a multi-use community resource with over 24 regular user groups, delivering social sustainability 
outcomes that are broad and inclusive.  The reserve is approximately 44.192 hectares and is comprised of 
the whole of Lot 7049 DP 1005051, Lot 7302 DP 1151976, and part of Lot 370 DP 750015, in Parish of 
Goulburn, County of Argyle, within the Goulburn Mulwaree local government area. 

Greyhound racing has a long history on the site, with the first race meet held on or about 20th October 1934.   

To ensure the continued safe operation of greyhound racing on the site, and to support the greyhound 
welfare objectives of GRNSW, consent is sought for the following development: 

> Construction of straight greyhound racetrack, 305 metres in racing length, (total length including catching 
pen of approximately 410 metres). 

> Demolition and removal of the combined stair and bleacher structure in front of the Grace Milsom 
Function Centre.  

> Removal and realignment of the sand track to avoid conflict with greyhound racing operations. 

> Improvements to site stormwater management. 

> Civil works, bulk earthworks, hydrology and utilities upgrade including the installation of lighting and 
industry specific facilities and equipment to support the operations of greyhound racing. 

These works have an estimated construction Cost is $3.8M. 

This Statement confirms that the matters for consideration have been satisfied: the development will comply 
with relevant planning legislation as the proposed development meets the zone objectives for the RE1 Public 
Recreation zone and use as a racecourse is a permissible use under the Goulburn Mulwaree Local 
Environmental Plan (GMLEP) 2009.  It also confirms the way the development will address the provisions of 
State Planning Policies and the Goulburn Mulwaree Development Control Plan (GMDCP) 2009 for 
recreational facility development, in addition to other relevant Chapters of the GMDCP.  The land is flood 
prone, which can be addressed as detailed in the recommendations of the specialist reports accompanying 
the application. 

The new track aligns with the GRNSW Strategic Plan which includes substantial investment in safety at 
greyhound racing tracks in New South Wales consistent with the expectations of the NSW Government 
Safety & Welfare Capital Grants Program for the greyhound racing industry. 

GRNSW has demonstrated its commitment to the Strategic Plan with a capital investment over the past two 
years of more than $7M from the $30M Safety & Welfare Capital Grants Program as of 2021.  The 25% 
spend of funds to date have been used to upgrade, rebuild, and remediate tracks to meet new standards for 
greyhound safety and welfare. 

This SEE indicates that there are no adverse impacts, and the proposed development is a suitable outcome 
for the site and accordingly council approval is sought. 
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2 Introduction 

2.1 Background 

The Goulburn Recreation Area is located at 47-131 Braidwood Road, Goulburn, on the corner of Bungonia 
Road.  The Recreation Area is a “Crown Reserve” with Goulburn Mulwaree Council acting as Trustee 
managing the complex. 

The complex occupies 45 hectares of land alongside the Mulwaree River.  The site has a long history as a 
public sports ground in Goulburn, with the site opening as the Olympic Sports Ground on 26th April 1886.  
Racing of various codes has long taken place on the site, with thoroughbred racing on site until 1999, and a 
continuing association with harness racing at the ground.  Review of Sydney Morning Herald archives 
indicate that the first greyhound race meet took place on or about 20th October 1934. 

Greyhound Racing NSW (GRNSW) has for some time proposed the upgrade of racing facilities to improve 
animal welfare and to comply with Racing NSW track requirements.  This includes development of a straight 
track which provides for better safety for dogs. 

 

2.2 Subject Site 

The Goulburn Recreation Area is made up of 4 lots being part Lot 370 DP750015, Lot 461 DP1162598, Lot 
7049 DP1005051 and Lot 7302 DP1151976.  The property is approximately 441,600m2 in area and irregular 
in shape.  The site has a front (west) boundary of approximately 798m to Braidwood Road, a north side 
boundary of 788m to Bungonia Road, ending at the Lansdowne Bridge, and an irregular southern boundary 
of 737m, adjacent to a paddock.  The site has a rear (east) boundary, also irregular in shape, of 
approximately 690m in length abutting the Mulwaree River. 

The site is almost flat, with a very sight slope down from the western boundary at Braidwood Road towards 
the Mulwaree River which forms the site’s eastern boundary.  While most of the site is Crown Land, Lot 461 
DP1162598 is owned by a deceased estate. 

The existing site is primarily cleared open land, with a harness track dominating much of the space, and the 
current oval greyhound racetrack within.  The siting of buildings is primarily to the west and north-west of the 
site, with the Goulburn Basketball Centre, a grandstand for the racetracks, stables to the northwest, and 
various other buildings. 

 

2.3 Locality 

The subject site is located within an established low density mixed-use area on the outskirts of the regional 
city of Goulburn, adjacent to the railway and at the confluence of the Mulwaree and Wollondilly Rivers, the 
latter of which flows to Lake Burragorang and Warragamba Dam.  The surrounding area is primarily 
comprised of industrial developments of varying ages to the west, including railway maintenance facilities, 
automotive repairs and engineering workshops.  There is a small residential development to the north-west 
composed of modest scaled dwellings.  Towards the north and northeast, there is more rural development, 
including stables and homesteads.  There are numerous heritage items in the vicinity of the site, including 
parts of the Goulburn Railway Station, yard group and movable relics, Old Goulburn Brewery, Lansdowne 
Park, and Homestead, as well as a number of dwellings (see Figure 2-1). 
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Figure 2-1 Aerial image showing site, outlined in red, and context.  (Source: nearmap) 

 

2.4 Site Constraints 

A review of Council's online mapping informed that the site is not constrained by road widening or road 
realignment, or any form of land instability or subsidence.  The site does not contain an item of 
environmental heritage, nor is it located within a heritage conservation area. 

The land is however recorded in Council’s records as flood-prone land and Council’s mapping indicates that 
this land is located within a Flood Planning Area, hence the application is accompanied by a Flood Impact 
Assessment (refer to discussion in Section 7.5 of this Statement).  The subject site is adjacent to a riparian 
watercourse, and the edges of the site are considered bushfire prone land. 

 

2.5 Development History 

Review of historical commentary suggests that the site has been solely used as a place of public recreation 
since 1886.  A search of Council’s development application register identified a range of development 
consents or building approvals as applying to the subject land, No.47 Braidwood Road, Goulburn (see Table 
2-1). 
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Table 2-1 Existing Planning Approvals for the Site 

Application 
Reference 

Lodgement 
Date 

Works Description Application Type 

CC/0086/1213 21/09/2012 Demolition of existing buildings Relocation of Control Tower 
& Erection of Temporary Building 

Construction Certificate 

CC/0089/0809 22/09/2008 Establish a temporary campground for events staged at 
Goulburn Recreational Area. 

Construction Certificate 

CC/0092/1819 13/09/2018 Extension to dressage shed/club house plus connection of 
electricity to shed/club house where available. 

Construction Certificate 

CC/0224/1516 23/12/2015 Internal Alterations Construction Certificate 

CC/0246/1213 14/03/2013 Multi-use Function Centre Construction Certificate 

CC/0302/1920 19/05/2020 Proposed new stairs at Veolia Arena front entrance 
DA/0093/1213 

Construction Certificate 

DA/0093/1819 13/09/2018 Extension to dressage shed/club house plus connection of 
electricity and shed/club house where available 

Development Application 

DA/0016/0708 10/07/2007 Amenities Block WITHDRAWN Development Application 

DA/0040/1415 5/08/2014 Shed (Including Demolition) Development Application 

DA/0212/1213 30/01/2013 Horse Stables and wash down facility. Development Application 

DA/0336/1213 4/06/2013 Shed Development Application 

DA/0007/0809 10/07/2008 Commercial Development - Construction of a new facility for 
the Goulburn Greyhound Racing Club 

Development Application 

DA/0093/1213 24/09/2012 Multi Use Hall, Function Facility and Associated Services 
(Paid $1350.00 27.5.2013 for 10 water Sewer inspections) 

Development Application 

DA/0476/0708 6/06/2008 Establish Temporary Campground Development Application 

DA/0076/1213 10/09/2012 Demolition of existing buildings & relocation of control tower 
& erection of temporary building 

Development Application 

DA/0366/0809 15/06/2009 Relocatable building & lighting for dog club facilities Development Application 

DA/0109/0809 29/09/2008 Stage Event (Ute Muster) at Recreational Area Development Application 

MOD/0040/1112 19/10/2011 Sec 96 (1) Minor error or correction ($55) Modification 

MOD/0010/1516 28/07/2015 Multi Use Hall, Function Facility and Associated Services 
(Paid $1350.00 27.5.2013 for 10 water Sewer inspections) 

Modification 

MOD/0061/1516 23/12/2015 Internal Alterations Modification 

 

  



Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 
9 

3 Consultation 

3.1 Goulburn Showground Users Group 

As noted above, the Recreation Area is a “Crown Reserve” with Goulburn Mulwaree Council acting as 
Trustee managing the complex.  Council is assisted by a "Committee of Management" consisting of 
representatives from each of the main users including: 

• Greyhound Racing 

• Harness Racing and Training 

• AP&H Society (Show Society) 

• Basketball 

• Poultry Fanciers 

• Rodeo, and  

• Dressage. 

These stakeholders form an important ‘users’ group’ which work cooperatively in the management and use 
of the Goulburn Recreation Area. 

GRNSW has worked with the users’ group to address some of the concerns related to the proposed 
development, which have been identified as: 

• The track acts as barrier to crossing Showground 

• Loss of north-south road 

• Anticipated impact on vehicle and pedestrian access along the front of the grandstand and to the 
outside fence of the harness track 

• Impact on presentation area for harness racing events 

• Potential obstruction accessing paddocks between the Recreation area and the freeway near the 
rodeo yards.  Harness club intends to construct vehicle and horse access across culvert between the 
recreation area and the block of land near the rodeo yards where the straight is proposed to start 

• Difficulties when training horses and the risk of horses shying should the straight track be in use for 
trials/training, and/or when the straight track is being maintained, e.g., grading/dragging of the track  

• Increased constriction on when harness horses can be trained should the straight track be used for 
racing during the day – i.e., no access to main track or to the jog track to train and condition horses 

• Loss of general-purpose space 

• Loss of Woodchop competition area 

• Effects of track on rainwater runoff and drainage and  

• Construction timetable impinging on site’s ability to act as Showground in first full weekend of March 
each year. 
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3.2 Goulburn Mulwaree Council 

GRNSW has maintained a close relationship with Council regarding plans for the current and proposed 
operations at the Recreation Area. 

On 8th September 2022, a pre-lodgement meeting (Ref: FWA/0018/2223 DOC ID 1643755) was held with 
representatives of Council, GRNSW and Cardno (now Stantec) to present the proposal for a new greyhound 
track including re-alignment of the main circular track, establish a new straight track, earthworks, drainage 
works, alterations and additions to the Grace Milson Building and other miscellaneous works to facilitate the 
proposal.  It was noted that the proposed works are proposed to be undertaken in one continuous package 
of works but in stages yet to be defined. 

 
Council has issued detailed notes of the meeting which area summarised below (see Table 3–1) together 
with a summary comment and location where the matter is addressed in this report. 
 

Table 3-1 Issues raised in Pre-Lodgement Meeting 

Condition Response and Reference Complies 

2. Overview of request 

2.3. The proposal is to realign the main circular track, establish a new straight track, 
earthworks, drainage works, alterations and additions to the Grace Milson Building 
and other miscellaneous woks to facilitate the proposal. 

2.4. The works are proposed to be undertaken in one continuous package of works 
but in stages yet to be defined. 

While these proposals are part of a package of 
overall redevelopment works, this 
development application only refers to the 
works outlined in Section 4.1. 

Other works (including the new circle track, vet 
clinic) shall be the subject of a separate 
Development Application. 

NA 

3. Site inspection 

3.1. The nature of the advice being requested did not require a specific site inspection 
to be undertaken in this instance.  Further to this, aerial imagery, local knowledge of 
the locality and staff advice have informed these minutes, based on the information 
provided prior to the meeting being held. 

 

GRNSW and Goulburn Greyhound Racing 
Club have an intimate knowledge of the site.  
The consultant team has inspected the site 
several times. 

NA 

4. Utilities 

4.1. Water supply 

4.2. Metered water service exists for this Lot.  If any changes are required to this a 
water application will need to be submitted and assessed by Council. 

4.3. Sewerage 

4.3.1. Sewer connection already exists on the Lot.  An easement exists on the Lot 
over the sewer; therefore, Councils clearances and easements policy will need to be 
adhered to.  Any changes to this sewer connection or sewer will require the 
submission of a sewer application and assessment by Council. 

4.5. s.305 Application 

4.5.1. S.305 application will be required as works will be undertaken in close 
proximity to the sewer main that is under part of the Grace Milson Centre see figure 
1.  It is also likely that new stairs will be required to the north elevation and that the 
stairs may need to be built over the sewer main 

4.6. Policies and Construction Standards 

4.6.1. Construction work must comply with the following: 

• Clearance and Easement Requirements for Structures Adjacent to 
Sewer and Stormwater Mains Policy. 

• Water Metering and Connection Policy. 

• GMC Water Construction Standards. 

• GMC Sewer Construction Standards. 

 

It is not proposed to make changes to metered 
water service.  There is no change to demand 
for water supply anticipated. 

 

No changes to the sewer main are being 
proposed.  All clearances and easements are 
to be maintained as per policy.  No change to 
sewerage demand is anticipated. 

 

 

A Section 305 application will be made at 
Construction Certificate stage.  

 

 

Compliance with these building works can be 
made condition of consent.  All works are 
proposed to take place in accordance with all 
relevant policies. 

 

NA 

 

 

 

NA 

 

 

 

 

 

Noted 

 

 

Noted 

 

5. Building Surveying 

5.1. BCA General 

5.1.1. The Building Surveying information provided as part of this pre-lodgement 
meeting has not been the subject of a detailed compliance check against the BCA. 

5.2. BCA Fire Egress 

5.2.1. The proposal requires the demolition and removal of the fire egress stairs to 
the Grace Milson Centre.  Any application proposing such works will need to be 
supported by a BCA report that addressed fire egress.  The report must demonstrate 

 

 

Compliance against the BCA is demonstrated 
in the report at Appendix K. 

 

As above. 

 

 

Complies 

 

 

Complies 
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Condition Response and Reference Complies 

that the Grace Milson Centre will not be detrimentally impacted or disadvantaged by 
the proposed staircase removal and any required upgrade works. 

5.2.2. The DA must be supported by a set of plans that clearly denote all demolition 
works and proposed remedial and BCA compliance works required to the Grace 
Milson Centre. 

 

 

These plans are included at Appendix A. 

 

 

Complies 

 

 

6. Development Engineering 

6.1. Stormwater 

6.1.1. Discussion occurred around the requirements for Music modelling, clearly 
articulated stormwater plans are required to demonstrate that Neutral or Beneficial 
Effects on water quality (NorBE) will be achieved. 

6.1.2. The DA is to be accompanied by a comprehensive sediment and erosion 
control plan that details how on-site stormwater drainage systems and natural 
drainage paths will be protected from sediment and erosion pollution generated by 
the undertaking of the works. 

6.1.3. The DA is to be supported by a draft Operational and Environmental 
Management Plan (OEMP) that identifies how any onsite water quality treatment 
facilities will be managed throughout the life of the development, including mitigation 
of long-term silt generation and migration from the tracks. 

6.1.4. Conversation occurred around land ownership of adjoining lands as some filling 
of land is being proposed close to the creek and Lot boundary.  All required fill should 
be contained within the Lot boundaries. 

6.2. Flooding 

6.3. Access and Traffic 

6.3.2. At this stage Council does not see the need for an independent traffic study if 
there is no major intensification of the use. 

6.3.3. Minor intensification can be managed through utilising the car parking 
provisions within the GM DCP 2009 and presenting a balanced discussion on how 
car parking can be managed. 

6.3.4. Please include in SoEE the necessary triggers for high usage events that will 
activate the use of a special events traffic management plan because of an onsite car 
parking shortfall.  If this is required, then the DA will need to be accompanied by a 
draft special events traffic management plan for consideration. 

6.4. Contributions 

6.4.1. Stormwater contributions are calculated on the area of impervious surfaces.  
Impervious surfaces include (but is not limited to) roofs, driveways, and carparks.  
The formula is: Contribution ($) = Impervious area (sqm) / 350 x $3,725 

6.5. Engineering Standards 

6.5.1. Council standards for any required engineering works is available via: 
https://www.goulburn.nsw.gov.au/Development/Plans-Strategies#section-6 

 

 

Discussion around stormwater related issues 
is held at Section 7.7 

 

A Sediment and Erosion Control Plan is 
included at Appendix H. 

It is proposed to provide this at Construction 

Certificate stage, as per Section 9.3. 

 

As per plans, all earthworks are contained 
within the subject lot. 

 

There is no intensification of use of the site or 
proposed works.  Discussion surrounding 
flooding is included at Section 7.5. 

 

Existing car parking on site should be 
sufficient to meet projected demand.  Car 
parking provision is discussed in full at Section 
7.4. 

No high usage events that would cause an 
onsite parking shortfall are proposed because 
of this development. 

 

Stormwater contributions have been 
calculated as $45,604.64. 

 

All relevant engineering standards are to be 
complied with. 

 

 

Yes 

 

 

 

 

 

 

Yes 

 

 

Yes 

 

 

Yes 

 

 

Yes 

 

 

N/A 

 

 

Yes 

 

7. Planning 

7.2. Development Pathway 

7.2.1. The proposal and current land use is best described as a Recreation facility 
(major) 

7.2.3. Recreation facility (major) is permitted with consent in the RE1 Public 
recreation zone.  This means Council can receive a development application for the 
proposal utilising this permissibility pathway. 

7.3. Alternative permissibility pathway 

7.3.4. Unfortunately, the above land use definition does not accord with the current 
land use and that of the proposed works.  Regrettably Council is unable to provide 
support to the alternative permissibility pathway. 

7.4. Cost of works 

7.4.1. The cost of works presented cannot be supported as an accurate 
representation of the likely cost of the works as the cost has omitted certain cost 
which are required to be considered when determining the value of the works. 

7.5. As the works will exceed $3 million the application must be supported by a 
current quantity cost report prepared by a registered Quantity Surveyor.  The QS 
report will be indexed to the nearest CPI quarter if older than three months. 

7.6. The value of the work will decide who the determining authority will be.  For 
works under $5m on Crown land it will be Goulburn Mulwaree Council.  For works 

 

 

As per Development Application, this is the 
planning pathway being sought. 

 

 

 

This planning pathway is not being sought. 

 

 

Cost of works has been calculated as per 
Quantity Surveyor’s report. 

This report is dated 30/09/2022 and attached 
at Appendix B. Total calculated cost of works 
is $3,897,300.00. 

As per cost calculation above, the determining 
authority shall be Goulburn Mulwaree Council. 

 

 

 

Yes 

 

 

 

 

N/A 

 

 

Yes 
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Condition Response and Reference Complies 

greater than $5m the DA will be reported to the Southern Region Planning Panel for 
determination. 

7.7. General matters 

7.7.1. The proposed works must not be inconsistent with the plan of management.  A 
copy of the plan of management can be found here-
https://www.goulburn.nsw.gov.au/Facilities-Recreation/Goulburn-Recreation-
Area#section-1 

7.7.2. Discussion occurred around having everything prepared, sorted and ready to 
go lodge in order to minimise the assessment timeframes.  Especially if the DA has to 
be determined by the SRRP. 

7.8. Community Participation 

7.8.1. The proposal will be required to be notified and advertised under the Goulburn 
Mulwaree Community Participation Plan. 

7.8.2. Council understand that the timeframes are tight for this project, therefore, the 
importance of this section should not be underestimated.  Council will be notifying the 
DA to the users or the recreational area and to surrounding and adjoining landowners 
for comments.  Therefore, it is best that as many issues of concern are mitigated 
before this process occurs. 

7.8.3. Given that there are numerous different stakeholders who each utilise the 
recreational area in different ways, Council as the land manager requires that 
collaborative and communicative engagement is undertaken with stakeholders to 
inform the development and the undertaking of the development.  The SoEE must 
address how this process has been undertaken and fulfilled, how the developed has 
been informed, what matters concern if any remain outstanding. 

7.8.4. Council is already in receipt of a length and strong objection to these works 
following the public announcement of the project.  Therefore, it should be assumed 
that the objection will be represented during the assessment of the DA. 

7.9. Noise 

7.9.1. On the subject of noise, this will need to be addressed to the degree and scale 
of the proposed final development including the construction and ongoing operations. 

7.9.2. The proposal has the capacity to increase the number of races and or meetings 
that are undertaken on the site and when they are undertaken.  An evaluation against 
how the existing site is used and the proposed use following completion of the works 
will be required.  If it transpires that a more detailed acoustic assessment by a 
specialised noise consultant is required, then one should accompany the lodgement 
of the DA. 

7.10. Construction management plan 

7.10.1. Undertaking of the works will require the procurement of a Construction 
Management Plan (CMP) a draft of this document must accompany the DA and 
include detailed plans as necessary of work and material handling areas, staging, 
designated vehicle movement routes to and from the site, main site access for the 
works, working and non-working hours, conflicts with other users etc. 

7.10.2. The CMP is an important communication tool to the other user of the 
Recreational Area on how the proposed development will be undertaken.  Therefore, 
it is important that CMP is informed by the meaningful consultation with all 
stakeholders. 

7.11. Staging of works 

7.11.1. Discussion occurred around staging the works.  If the application does not 
identify staging of the works, the application will be conditioned as such which will 
mean all the work must be undertaken and completed in one go. 

7.11.2. It is suggested that the works are broken down into stages whether or not 
those stages are actually required.  If say there were four stages planned, you then 
have the opportunity to undertake them either one after the other or all at once or say 
stages 1 & 2 now and 3 & 4 later.  The only downside is that the works must be 
finalised in the approved staging order i.e., stage 2 cannot be completed ahead of 
stage 1. 

7.12. Track Lighting 

7.12.1. Flood lighting is being proposed to initially on circle track and is likely to be 
included on the straight track.  Lighting to be around 1000 lux at track level. 

7.12.2. Luminance plans detailing light spill both in the horizontally and vertically 
plane will be required.  Additionally, what type of lights are being proposed, style of 
luminaires height above ground, have they been used elsewhere, if so, please 
provide examples etc. 

7.13. Changes to the Grace Milson Centre 

7.13.1. The proposal plans to remove the steps to the Grace Milson Centre this will 
impact on the how the building is used as the steps are used both for emergency 
egress and breakout space to functions held at the Grace Milson Centre. 

 

 

The proposed use is consistent with the 
Goulburn Recreation Area Crown Reserve 
Plan of Management (7 April 2021) 

 

 

 

Community consultation has been 
commenced and is discussed at Section 3.1 of 
this SEE. 

 

 

 

 

 

 

 

 

 

 

 

Noise impact is expected to be minimal.  A full 
discussion of the matter may be found at 
Section 9.2 of this SEE. 

 

 

 

 

 

It is proposed to include this at the 
Construction Certificate stage.  This is 
discussed at Section 9.3 of this SEE. 

 

 

 

 

While it not proposed to stage works currently, 
future development applications are to be 
made, seeking consent for further works. 

 

 

 

 

 

Light spillage is to fall within Australian 
Standards. This is discussed in full at Section 
9.4. 

 

 

 

Full access and egress functionality for the 
Grace Milsom Centre shall be maintained.  
This is discussed at Section 9.1of this SEE. 

 

 

Yes  

 

 

 

 

Yes 

 

 

 

 

 

 

 

 

 

 

 

 

Yes 

 

 

 

 

 

 

N/A 

 

 

 

 

 

N/A 

 

 

 

 

 

 

 

Yes 

 

 

 

 

Yes 
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7.13.2. The removal of the steps is not a forgone conclusion.  It will be necessary for 
suitable plans demonstrating how the building is to be adapted to preserve the 
amenity function of the building.  For instance, the introduction of steps to the north 
elevation to replace the one being removed may be required. 

7.13.3. All works required to adapt the Grace Milson Centre will need to be 
undertaken as part of the proposed works. 

7.13.4. It is understood through discussion with the Operations Directorate that plans 
for the Grace Milson Centre do exist.  In the first instance the best contact would be 
Robbie Hughes Business Manager of Community Facilities.  Contact through the 
main switchboard on Tel 02 4823 4444. 

7.14. Bush fire 

7.14.1. The land is identified as being bush fire prone land but only around the fringes 
refer to figure three, this is likely due to the fact the land is managed.  However, the 
SoEE must still address and include an assessment under the Planning for Bush Fire 
Protection 2019 

7.15. Crown Land Matters 

7.15.1. Owner’s consent is required from the Crown should any development be 
proposed on the Crown Land.  This must be obtained prior to lodgement; copies of all 
authorisations must be included with the information accompanying the development 
application. 

 

 

 

 

 

 

 

 

The site is assessed as being of negligible 
bush fire risk.  Bush fire concerns are 
discussed in full at Section 5.7.1. 

 

Owner’s consent has been obtained in writing 
from Goulburn Mulwaree Council.  This is 
attached at Appendix J. 

 

 

 

 

 

 

 

 

 

 

 

Yes 

 

 

 

Yes 

 

8. Vegetation & Landscaping 

8.1. The site comprises highly disturbed vegetation this should clearly addressed in 
the SoEE. 

8.2. It will still be necessary to identify the presence of any native species and 
complete an appropriate level flora and fauna assessment.  Remembering if it is not 
addressed in the SoEE then it cannot be concluded that the DA has actually 
considered the matter properly. 

8.3. The site is/is not currently located on the Biodiversity Values Map (please review 
as you are preparing information to support your application as these maps may be 
revised periodically). 

8.4. Development Application shall include a statement as to whether the proposal is 
likely to significantly affect threatened species, populations of their habitats (test of 
significance detailed in section 7.3 of the Biodiversity Conservation Act 2016) and 
whether the Biodiversity Offsets Scheme has been triggered. 

8.5. Proponents will need to supply evidence relating to the triggers for the 
Biodiversity Offsets Scheme Threshold and the test of significance when submitting 
their application to the consent authority. 

8.6. If the area of clearing for the proposal exceeds the thresholds set out in the 
Biodiversity Conservation Regulation 2017 then the application will require an 
accredited ecologist to prepare a Biodiversity Development Assessment Report under 
the Biodiversity Conservation Act reforms. 

8.7. Area of clearing of native vegetation is to be calculated for the whole 
development includes: 

• Buildings and ancillary buildings 

• Clearing for landscaping 

• Access roads and driveways 

• Asset protection zones required by RFS 

• Any infrastructure associated with the development and included: 

• Gas, water, electricity, sewer, onsite effluent management systems, 
fences, etc. 

 

Vegetation on site is noted to be highly 
disturbed.  No clearing of native vegetation is 
proposed, and no threatened flora or fauna is 
likely to be impacted.  This is discussed in full 
at Section 5.6 of this SEE. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Yes 

 

9. Aboriginal Heritage 

9.1. The land is identified has having Potential Aboriginal Artefacts under the 
Goulburn Mulwaree Development Control Plan 2009. 

9.2. The site is, however, highly disturbed including the area where the works are 
proposed.  Therefore, a comprehensive aboriginal assessment is not considered 
necessary, however, the matter should be suitably addressed in the SoEE including 

 

The site is highly disturbed; however, an 
Unexpected Finds procedure shall be put in 
place to manage the unlikely event an artifact 
is found.  This is discussed in full at Section 
7.1 of this SEE. 

 

 

Yes 
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an unexpected fines procedure.  Council would impose a condition on any favourable 
determination relating the unexpected finds. 

9.3. Office of the Registrar of the Aboriginal Land Rights Act 1983 (NSW) search 
should be undertaken to ensure there are no new Aboriginal Land Claims lodged over 
all or part of this Crown Reserve. 

9.4. Native Title Managers Advice Report may be required due to scale of this 
proposal. 

 

 

10. European Heritage 

10.1. General 

10.2. The site is in close proximity to a several local and state listed heritage items 
please refer to figure four below which identifies them shaded in light brown.  The red 
hatching denotes the conservation area. 

10.3. The extent of the works proposed is creating a new straight and track and 
relocating the existing oval track, as such a comprehensive heritage impact 
assessment is not considered necessary, however, the matter must be sufficiently 
addressed within the SoEE. 

10.4. The following is a list of heritage items shown figure four which can be cross 
referenced with Schedule 5 of the GMLEP 2009 for further information.  I1212, I1213, 
I1214.  I1265, I1266, I1267, I1395, 

 

No loss of amenity is proposed to take place 
at any heritage artifacts or sites. Issues 
surrounding European Heritage are discussed 
in full at Section 7.2 of this SEE. 

 

 

Yes 

 

11. External Agencies 

11.1. Transport for NSW (TfNSW) 

11.1.1. The proposed development is adjacent to and has frontage to a classified 
Road and therefore, may require concurrence of TfNSW.  A fee made payable direct 
to TfNSW of $320 must be processed via the NSW Planning Portal for TfNSW to be 
able to assess the application. 

11.2. Water NSW 

11.2.1. The proposed development requires concurrence of Water NSW.  A fee made 
payable direct to Water NSW of $320 must be processed via the NSW Planning 
Portal for Water NSW to be able to assess the application. 

11.3. Department Primary Industries (DPI) Water 

11.3.1. Applicant is advised to keep the watercourse for the stormwater as natural as 
possible.  DPI Water concurrence is required for works within 40m of a watercourse.  
A fee made payable direct to DPI of $320 must be processed via the NSW Planning 
Portal for DPI to be able to assess the application. 

 

Concurrence from TfNSW and DPI Water are 
not required.  Concurrence shall be sought 
from Essential Energy and Water NSW.  
Matters pertaining to Integrated Development 
are discussed in full at Section 5.1 of this SEE. 

 

 

 

 

 

 

 

 

Yes 

12. State Environmental Planning Policies 

12.1. The following SEPPs require consideration with the lodgement of the subject 
proposal: 

12.2. State Environmental Planning Policy (Biodiversity and Conservation) 2021 

Chapter 8 – Sydney drinking water catchment 

The proposed development is likely to be classified as a Module 5 other development 
under the NorBE Guidelines and therefore, requires the concurrence of Water NSW 
before a favourable determination is made. 

Please refer to the NorBE assessment guidelines for more information on what 
documentation must accompanying the DA. https://www.waternsw.com.au/water-
quality/catchment/development 

The local Water NSW catchment officer is Jim Caddey who can be contacted on (02) 
4824-3401 

12.3. State Environmental Planning Policy (Transport and Infrastructure) 2021 

Chapter 2 – Roads 

Division 17 Roads and Traffic applies as the proposed development is adjacent to a 
classified road. 

Chapter 2 – Infrastructure 

The proposed development would be referred to Essential Energy pursuant to clause 
2.48(1)(b) of this SEPP as development would be carried out in proximity to electricity 
infrastructure refer to figure five. 

It is important to ensure that Essential Energy infrastructure is accurately detailed on 
the plans and that those plans are fully dimensioned.  Where works are in close 
proximity to electrical infrastructure the need for detailed cross sections may be 
required. 

 

Development proposal complies with all 
relevant SEPPs.  Compliance with SEPPs is 
discussed at Section 5 of this SEE. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Yes 
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Any comments received by Essential Energy would form part of any favourable 
determination. 

It is recommended that contact be made with Essential Energy and any preapprovals 
obtained before a Development Application is lodged.  Council will still need to refer 
the matter to Essential Energy; however, the process times are reduced if the 
submitted design has been pre-approved.  Current assessment timeframe by 
Essential Energy for development application referrals are in the order of eight-ten 
weeks. 

 

 

 

 

 

 

13. s.7.12 Contributions 

13.1. Section 7.12 Contributions will apply based on the value of works in accordance 
with the Goulburn Mulwaree Local Infrastructure Contribution Plan 2021. 

https://www.goulburn.nsw.gov.au/Development/Plans-Strategies#section-5 

13.2. For all developments with a value of works greater than $1,000,000.00 a 
Quantity Cost Survey Report is required. 

 

As per Quantity Surveyor’s report at 
Appendix B, total value of works is 
$3,897,300.00.  Section 7.12 Contributions 
may be calculated from this figure. 

 

 

 

Yes 

The development application will be accompanied by the following documentation: 

• 1 x complete set of all plans at A3 size and supporting documentation at 
A4 size in electronic format. 

• Statement of Environmental Effects (SoEE) detailing the characteristics 
of the site and providing an assessment of the proposed development in 
accordance with the matters for consideration under Section 4.15 of the 
Environmental Planning and Assessment Act 1979 including 
demonstrating compliance with any relevant State Environmental 
Planning Policies, the Goulburn Mulwaree Local Environmental Plan 
2009 and Goulburn Mulwaree Development Control Plan 2009. 

• An initial site analysis plan including all existing structures, features, 
vegetation, 1 or 2m contours, site strengths, constraints, weaknesses, 
opportunities, and threats. 

• If the subject site contains existing structure(s) or building(s) a set of 
plans (a set of plans includes a site plan, floor plan(s) elevations(s) cross 
section(s)) that clearly identifies the existing configuration of those 
structures. 

• If the proposal requires demolition either in part or whole of a structure a 
separate set of plans (a set of plans includes a site plan, floor plan(s) 
elevations(s) cross section(s)) is to be provided that clearly identifies the 
item(s) being demolished. The use of visual aids such as dashed 
coloured (red) lines should be considered. 

• If the proposal involves the removal of vegetation a site plan is to be 
provided that clearly identifies the areas, the type (native/exotic) and 
species of vegetation to be removed, the plans shall include square 
meterage values of all categories of vegetation loss. 

• If the proposal involves new work in conjunction with an existing building, 
there should be visually apparent differentiation between the proposed 
works and the existing structure. The use of visual aids such as colour, 
shading, cross hatching etc. should be considered. A separate set of 
plans (a set of plans includes a site plan, floor plan(s), elevations(s), 
cross section(s), details) shall be procured of the proposed works that 
clearly demonstrates the interaction with the existing structures. 

• If the proposal involves standalone new work unconnected to any 
existing structure a set of plans (a set of plans includes a site plan, floor 
plan(s), elevations(s), cross section(s), details) are to be procured of the 
proposed works. Site plans and elevations should include existing 
structures on the site. 

• Where landscaping, rehabilitation or works are proposed detailed 
landscape plans are required to include final form layout(s), proposed 
elevations, site plan layouts, specific details, species identification, plant 
out sizes, maturity dimensions and maintenance requirements. 

• Concept stormwater plan(s), where applicable long section(s) for any 
proposed stormwater infrastructure both onsite and offsite required to 
service the proposal in collaboration and where applicable with Councils 
infrastructure. 

• Concept road and intersection details in collaboration with the existing 
road network, configuration plan(s) shall clearly articulate all proposed 
upgrades to the local road network. 

• All drawings submitted must be uniquely identifiable by reference to a 
drawing and revision number. Each drawing shall be titled, contain the 

 

This is included at Appendix A. 

 

This document comprises the SoEE. 

 

 

 

Site survey plan is included at Appendix E. 

 

Plans detailing works to the Grace Milsom 
building are included at Appendix F. 

 

 

Demolition plans are included with Civil Plans 
at Appendix A. 

 

The clearing site plan is included with the site 
survey plan at Appendix E. 

 

Drawings meeting these standards are 
included with at Appendix A. 

 

 

 

This is included as part of the Landscape Plan 
at Appendix I. 

 

 

This will be included at the Construction 
Certificate state under separate cover. 

 

Concept stormwater plans are included at 
Appendix C. 

 

No changes to the road network are proposed. 

 

 

All drawings meet this standard. 

 

Yes 

 

Yes 

 

 

 

Yes 

 

Yes 

 

 

Yes 

 

 

Yes 

 

Yes 

 

 

 

Yes 

 

 

 

 

N/A 

 

Yes 

 

 

N/A 

 

 

Yes 
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street address along with the Lot & DP number(s), Architects details and 
name of owner shall be provided. 

• All drawings shall be drawn to scale, scales chosen should be 
appropriate to display the information clearly, scales shall be consistent 
throughout, if the proposal does not fit on A3 then use A2 & A1. 

• All drawings shall be fully dimensioned throughout, be clearly labelled 
with all necessary information and shall not be inconsistent with any 
other drawing submitted. 

• Where demolition is to occur a waste and resource recovery 
management plan. 

• Bushfire Assessment Report. 

• Water Cycle Management Study to satisfy NorBE and the requirements 
of Water NSW 

 

 

All drawings meet this standard. 

 

All drawings meet this standard. 

 

A waste management plan (WMP) is included 
as Appendix M. 

As per Section 5.7.1, concurrence is not 
required.  

This is included at Appendix D. 

 

 

Yes 

 

Yes 

 

Yes 

 

N/A 

Yes 

4 Proposed Development 

4.1 Development Description 

The aim of the redevelopment project is to construct a Greyhound Straight Track and realign the current 
circular track to meet GRNSW Strategic Plan for Greyhound Welfare.  This submission is seeking 
development consent for only the Straight track but considers future staging and a subsequent DA for the 
circular track. 

The works the subject of this application include: 

> Construction of straight greyhound racetrack, 305 metres in racing length, total length including catching 
pen, of approximately 410 metres. 

> Construction on 3-metre-wide pathway, approximately 410 metres in length beside track. 

> Demolition of part of the sand track, and demolition of a combined stair and bleacher structure in front of 
the Grace Milsom Function Centre. 

> Realignment of the sand track to avoid conflict with greyhound racing operations. 

> Construction of necessary infrastructure to support the new track. 

> Improvements to site stormwater management. 

> Civil, bulk earthworks, hydrology and utilities upgrade including the installation of lighting and industry 
specific equipment to support the operations of greyhound racing. 

The Estimated Construction Cost is $3,897,300.00 as indicated on the accompanying Quantity Surveyor’s 
report.  This investment from GRNSW seeks to enhance the safety of the track, based on ongoing research 
into optimal track and race design. 

 

4.2 Accompanying Documentation 

This development application is accompanied by the following documentation: 

> Civil Plans prepared by Cardno, now Stantec showing demolition plans (see Appendix A) 

> Quantity Surveyor’s Report (see Appendix B) 

> Stormwater Plans prepared by Cardno, now Stantec (see Appendix C) 

> Neutral or Beneficial Effect on Water Quality test (see Appendix D) 

> Site Survey (see Appendix E) 

> Plans of buildings on site (see Appendix F) 

> Flood Impact Assessment (see Appendix G) 

> Erosion Sediment Control Plan (see Appendix H) 

> Landscape Plan prepared by Cardno, now Stantec (see Appendix I) 

> Owners’ Consent (See Appendix J) 
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> BCA Advice (See Appendix K) 

> Lighting Plan prepared by Musco (See Appendix L) 

> Waste Management Plan (WMP) (See Appendix M) 

5 State and Regional Planning Framework 

5.1 Environmental Planning and Assessment Act 1979 

Section 4.46 of the Environmental Planning and Assessment Act identifies development that is ‘integrated 
development’.  Integrated development is development that, for it to be carried out, requires development 
consent and one or more specific approvals under another Act.  The proposed development will require 
concurrence from Water NSW under State Environmental Planning Policy (Biodiversity and Conservation) 
2021.  Further, the provisions of State Environmental Planning Policy (Transport and Infrastructure) 2021 
require concurrence from Essential Energy. 

It is noted that Goulburn Mulwaree Council identified the potential for concurrence to be required from 
Department Primary Industries (DPI) Water, should works take place within 40 metres of a watercourse.  As 
no works shall take place in such a location, concurrence from DPI Water is not required. 

5.2 State Environmental Planning Policy (Resilience and Hazards) 2021    

Chapter 4 requires Council to consider the possibility of contamination on land that is the subject of a 
development application.  Clause 4.6 of the SEPP specifies that a consent authority must not consent to the 
carrying out of any development on land unless it has considered whether the land is contaminated.  A 
search of Council’s development applications and online historical aerial mapping for the property does not 
provide any evidence of any use on the site, other than for recreational purposes and, Council’s Plan of 
Management states the land has been a public recreation area since 1886.  Hence, there is no evidence of a 
potentially contaminating land use having occurred on the sites as listed in Appendix A of the ‘Managing 
Land Contamination – Planning Guidelines SEPP 55 Remediation of Land’ prepared by the (then) NSW 
Department of Urban Affairs and Planning.  Given the anticipated historical and current use of the site for 
recreational purposes Council is requested to not require further investigations into site contamination. 

5.3 State Environmental Planning Policy (Biodiversity and Conservation) 
2021 

Chapter 8 of this SEPP regulates development in the Sydney drinking water catchment area.  As this 
development takes place in the Mulwaree River catchment, as per Section 8.5 (p), the provisions of this 
SEPP shall apply.  Sections 8.7, 8.8, and 8.9 are relevant to this Development Application, which collectively 
read: 

8.7   Recommended practices and performance standards of Water NSW 

(1)  Any development or activity proposed to be carried out on land to which this Chapter applies 
should incorporate Water NSW’s current recommended practices and standards. 

(2)  If any development or activity does not incorporate Water NSW’s current recommended 
practices and standards, the development or activity should demonstrate to the satisfaction of the 
consent authority or determining authority how the practices and performance standards proposed to 
be adopted will achieve outcomes not less than those achieved by Water NSW’s current 
recommended practices and standards. 

(3)  Water NSW must ensure that— 

(a)  a list of each of Water NSW’s current recommended practices and standards is published on 
Water NSW’s website, and 

(b)  a copy of each of Water NSW’s current recommended practices and standards is available for 
public inspection at the office of Water NSW without cost during ordinary office hours. 
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8.8   Development consent cannot be granted unless neutral or beneficial effect on water 
quality 

(1)  A consent authority must not grant consent to the carrying out of development under Part 4 of 
the Act on land in the Sydney drinking water catchment unless it is satisfied that the carrying out of 
the proposed development would have a neutral or beneficial effect on water quality. 

(2)  For the purposes of determining whether the carrying out of the proposed development on land 
in the Sydney drinking water catchment would have a neutral or beneficial effect on water quality, the 
consent authority must, if the proposed development is one to which the NorBE Tool applies, 
undertake an assessment using that Tool. 

Note — The NorBE Guideline provides information and guidance for consent authorities in the use of 
the NorBE Tool. 

8.9   Development that needs concurrence of Regulatory Authority 

(1)  A consent authority must not grant consent to the carrying out of development under Part 4 of 
the Act on land in the Sydney drinking water catchment except with the concurrence of the 
Regulatory Authority. 

(2)  For the purposes of section 3.18(3) of the Act, the matters that are to be taken into consideration 
by the Regulatory Authority in deciding whether to grant concurrence are— 

(a)  whether the development incorporates Water NSW’s current recommended practices and 
standards, and 

(b)  if the development does not incorporate those practices and standards, whether the alternative 
practices that relate to the protection of water quality that have been adopted in relation to the 
development will achieve outcomes not less than those achieved by Water NSW’s current 
recommended practices and standards, and 

(c)  whether the development would have a neutral or beneficial effect on water quality. 

(3)  A consent authority must forward a copy of its determination of a development application that 
requires the concurrence of the Regulatory Authority to the Regulatory Authority within 10 days after 
the determination is made. 

(4)  This section does not apply if— 

(a)  the Minister is the consent authority, or 

(b)  the consent authority is satisfied that the proposed development has no identifiable potential 
impact on water quality. 

Working procedures for the development shall conform to Water NSW’s current recommended practices and 
standards in relation to earthmoving, as well as erosion and sediment control.  A NorBE Assessment has 
been completed and the proposed development has been found to have a neutral effect on water quality.  A 
copy of the assessment is included at Appendix D.  Concurrence from Water NSW is to be sought as part of 
the development assessment process.  Accordingly, the proposed development should be considered in 
compliance with this SEPP. 

5.4 State Environmental Planning Policy (Transport and Infrastructure) 
2021 

This SEPP regulates development on, adjacent to, or otherwise within the proximity of certain infrastructure 
facilities. 

5.4.1 Division 5 

Division 5 of this SEPP pertains to development involving electricity infrastructure.  Section 2.48 of this SEPP 
states: 

(1)  This section applies to a development application (or an application for modification of a 
consent) for development comprising or involving any of the following— 

(a)  the penetration of ground within 2m of an underground electricity power line or an electricity 
distribution pole or within 10m of any part of an electricity tower, 
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(b)  development carried out— 

(i)  within or immediately adjacent to an easement for electricity purposes (whether or not the 
electricity infrastructure exists), or 

(ii)  immediately adjacent to an electricity substation, or 

(iii)  within 5m of an exposed overhead electricity power line, 

(c)  installation of a swimming pool any part of which is— 

(i)  within 30m of a structure supporting an overhead electricity transmission line, measured 
horizontally from the top of the pool to the bottom of the structure at ground level, or 

(ii)  within 5m of an overhead electricity power line, measured vertically upwards from the top 
of the pool, 

(d)  development involving or requiring the placement of power lines underground, unless an 
agreement with respect to the placement underground of power lines is in force between the 
electricity supply authority and the council for the land concerned. 

(2)  Before determining a development application (or an application for modification of a consent) 
for development to which this section applies, the consent authority must— 

(a)  give written notice to the electricity supply authority for the area in which the development is to 
be carried out, inviting comments about potential safety risks, and 

(b)  take into consideration any response to the notice that is received within 21 days after the 
notice is given. 

The proposed straight track passes within 5m of an exposed overhead line, will involve the penetration of 
ground within 2m of an underground electricity supply cable, and shall require the placement of underground 
cables to supply electricity to lighting and racecourse control equipment.  Accordingly, concurrence shall be 
required from Essential Energy, the electricity supply authority for the site.  Correspondence shall be sent to 
Essential Energy seeking commentary regarding safety risks and any such commentary provided shall 
inform safe working procedures and development installations. 

5.4.2 Division 17 

Division 17 regulates development on or adjacent to a classified road corridor.  The primary site access via 
Braidwood Road, which is a classified road shall be retained.  Section 2.119 of the SEPP relates to 
development on sites with a frontage to a classified road and reads: 

(1)  The objectives of this section are— 

(a)  to ensure that new development does not compromise the effective and ongoing operation and 
function of classified roads, and 

(b)  to prevent or reduce the potential impact of traffic noise and vehicle emission on development 
adjacent to classified roads. 

(2)  The consent authority must not grant consent to development on land that has a frontage to a 
classified road unless it is satisfied that— 

(a)  where practicable and safe, vehicular access to the land is provided by a road other than the 
classified road, and 

(b)  the safety, efficiency and ongoing operation of the classified road will not be adversely affected 
by the development as a result of— 

(i)  the design of the vehicular access to the land, or 

(ii)  the emission of smoke or dust from the development, or 

(iii)  the nature, volume or frequency of vehicles using the classified road to gain access to 
the land, and 

(c)  the development is of a type that is not sensitive to traffic noise or vehicle emissions, or is 
appropriately located and designed, or includes measures, to ameliorate potential traffic noise or 
vehicle emissions within the site of the development arising from the adjacent classified road. 



Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 
20 

Goulburn Mulwaree Council has advised that the Development Application may need to be referred to 
Transport for NSW (TfNSW) for concurrence.  However, Section 2.119 makes no requirement for 
concurrence and no other provision within the SEPP creates the requirement for concurrence from TfNSW.  
It is recognised however, that there will be matters raised within Section 2.119 for consent authority 
consideration.  Given the location of the site, access via a means other than Braidwood Road is 
impracticable.  The development does not involve an intensification of the existing land use, and the 
established existing access to the site is maintained in its current form.  Accordingly, it is not expected that 
the nature, volume, or frequency of vehicles using the existing Braidwood Road entrance shall change.  
Further, it is not anticipated that a racecourse will generate additional smoke or dust that may affect the 
safety of vehicles on Braidwood Road.  Finally, the development of a racecourse should not be considered 
sensitive to traffic noise.  Therefore, the proposed development complies with the objectives and 
requirements of the SEPP. 

5.5 Environmental Planning and Assessment Regulation 2021 

5.5.1 Section 23   Persons who may make development applications 

The Regulation requires that a development application be made either by the owner of the land the 
development is to take place upon, or another person with the owner’s consent.  As Crown Land, ownership 
of the Goulburn Recreation Area is held by the State of New South Wales.  However, the State has 
appointed Goulburn Mulwaree Council as Land Manager of the Goulburn Recreation Area under the Crown 
Land Management Act 2013.  On 29th September 2022, Mr Aaron Johansson, Chief Executive Officer of 
Goulburn Mulwaree Council formally gave Greyhound Racing NSW owner’s consent to lodge the 
Development Application.  A copy of this correspondence is attached at Appendix J.  

Separate landowners consent of Crown Lands is also being sought and will be submitted in support of this 
application. 

5.5.2 Section 69 Compliance with Building Code of Australia and insurance requirements under 
Home Building Act 1989 

As per Section 69 of the Environmental Planning and Assessment Regulation 2021, all building works on site 
are required to comply with the Building Code of Australia (BCA).  As no residences are proposed as part of 
the development, the insurance provisions of the Home Building Act 1989 do not apply.  As per the civil 
plans at Appendix A all building works, and modifications to buildings comply with the BCA. 

5.6 Biodiversity Conservation Act 2016 

Goulburn Mulwaree Council has raised the possibility of impact on threatened species as a result of this 
proposal, as per Section 7.3 of the Biodiversity Conservation Act 2016.  No evidence of threatened flora or 
fauna has been found on site, and it is therefore expected that Section 7.3 does not apply.  Any evidence 
that Council may supply of threatened species on site would be welcomed. 

The Biodiversity Offsets Scheme is triggered under the following circumstances: 

• local development (assessed under Part 4 of the Environmental Planning and Assessment Act 
1979) that triggers the BOS threshold or is likely to significantly affect threatened species based on 
the test of significance in section 7.3 of the Biodiversity Conservation Act 2016. 

• state significant development and state significant infrastructure projects, unless the Secretary of the 
Department of Planning and Environment and the environment agency head determine that the 
project is not likely to have a significant impact. 

• biodiversity certification proposals. 

• clearing of native vegetation in urban areas and areas zoned for environmental conservation that 
exceeds the BOS threshold and does not require development consent. 

• clearing of native vegetation that requires approval by the Native Vegetation Panel under the Local 
Land Services Act 2013. 

The proposed development does not meet these criteria, as it does not trigger the BOS threshold, is not 
likely to significantly affect threatened species, is not State Significant, is not a biodiversity certification 
proposal, and does not involve the clearing of native vegetation.  Therefore, the proposed development 
complies with the provisions of the Biodiversity Conservation Act 2016. 
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5.7 Section 9.1 Ministerial Direction 

5.7.1 Direction 4.3 Planning for Bushfire Protection 

The objectives of the Planning for Bushfire Protection direction are to:  

(a) protect life, property, and the environment from bush fire hazards, by discouraging the 
establishment of incompatible land uses in bush fire prone areas, and  

(b) encourage sound management of bush fire prone areas. 

The on-line search tool at https://www.rfs.nsw.gov.au/ indicates that the Goulburn Recreation Area is within a 
designated bush fire prone area, being mapped as “Vegetation Buffer” on the adopted RFS Bushfire Maps 
as follows: 

 

 

Figure 5-1 Bush fire prone land map of site. 

 

The relevant guide for designing and building on bush fire prone land in New South Wales is “Planning for 
Bush Fire Protection 2019” (PBP).  This document provides standards and guidance for: strategic land use 
planning to ensure that new development is not exposed to high bush fire risk; creating new residential and 
rural residential subdivision allotments; special fire protection purpose (SFPP) development taking account 
of occupant vulnerability; bush fire protection measures (BPMs) for new buildings; and upgrading and 
maintaining existing development. 

The proposed development would best be defined as an “Outdoor Event in Bush Fire Prone Areas” (ref. s 
8.3.8 PBP).  Outdoor events often cater for large numbers of people in isolated locations, can continue over 
several days and may include on site accommodation. They include music festivals, cultural festivals, 
sporting events, and regional shows. 

Given this is largely an existing operation and there are no effective built assets or additional uses proposed, 
the proposed risk is insignificant.  Added to this are the following mitigation measures (ref. s 8.3.8 PBP) that 
are to some extent already in place: 

• Events (race meets) could be postponed during gazetted bush fire danger periods for the area. 

• There is no on-site accommodation proposed. 

https://www.rfs.nsw.gov.au/plan-and-prepare/building-in-a-bush-fire-area/planning-for-bush-fire-protection/bush-fire-prone-land/check-bfpl
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• There are no flammable and combustible materials proposed with the works. 

• Goulburn Recreation Area has an existing Bush Fire Emergency Management and Evacuation Plan 
for relevant stakeholders. 

• Access and egress routes for emergency services and patrons if evacuation is required remain 
unchanged. 

• The existing Grace Milsom Function Centre building acts as a refuge and has suitable capacity to 
contain all participants and staff. 

• Warning could be provided to patrons identifying that the event is located on BFPL and giving advice 
on any fire restrictions. 

• There is an existing P.A. and audio systems that could be used to announce emergency warnings. 

In addition to the above, there is a suitable package of other protection measures which considers 

• Bulk water supplies on site that are specifically allocated to firefighting purposes. 

• Unobstructed APZs of suitable width surrounding the site along the boundaries adjacent to the bush 
fire threat. 

• The grounds of the racetrack are maintained and regularly mown / slashed through the growing 
seasons. 

• Emergency management planning during the event organisation stage to be undertaken in 
consultation with the NSW RFS and all other relevant stakeholders. 

The proposed development would not qualify as “integrated” under s.100B Rural Fires Act as it is not a 
subdivision nor a Special Fire Protection Purpose Development.   

5.8 Southeast and Tablelands Regional Plan 

The Southeast and Tablelands Regional Plan 2036 is a long-term strategic planning document for the 
region.  It presents the NSW Government's vision for the Southeast and Tablelands as a borderless region in 
Australia’s most geographically diverse natural environment with the nation’s capital at its heart. 

To achieve this vision, the Government has set four goals for the region: 

1. A connected and prosperous economy 
2. A diverse environment interconnected by biodiversity corridors 
3. Healthy and connected communities 
4. Environmentally sustainable housing choices. 

Development of the Goulburn Greyhound Facility supports Goals 1 and 3.  The Facility adds to the goal of a 
connected and prosperous Goulburn as a strategic centre within the region.  The Plan highlights the 
importance of supporting the resources, transport, health care and tourism sectors (of Goulburn) to facilitate 
employment and economic growth.  The Plan also notes under Goal 3 that people want easy access to 
recreation and environmental areas, and best practice design features will integrate the planning for open 
space, public transport, walkways and cycleways. This will encourage healthy lifestyles and community 
engagement and help to manage the impacts of a changing climate. 

As a major recreation facility, the proposed development aligns with the strategic goal of "a connected and 
prosperous economy" by supporting the following two directions: 

1. Direction 9: Grow tourism in the region 

As a new straight racecourse located within an established recreation area, the development shall provide 
an additional tourism attraction in the region.  As the straight track provides improved animal welfare 
outcomes when compared to traditional curved track designs, it is plausible that an expanded patronage 
base for the greyhound racing industry, drawing additional visitors to town. 

2. Direction 12: Promote business activities in urban centres 

The site is within a short drive of the established Goulburn Town Centre.  Should a rise in tourism because of 
development arise, businesses within the centre shall enjoy a growth in patronage also. 

 

 

 



Statement of Environmental Effects] 
Greyhound Straight Track, Goulburn Recreation Area 

 

304800271 | 29 October 2022 
23 

In terms of Goal 3, the proposal is consistent with: 

Direction 22: Build Socially inclusive, safe and healthy communities 

The Plan emphasises that the design and location of recreation facilities, sporting infrastructure, parks and 
public buildings should encourage people to be physically active where they work and in their 
neighbourhoods.  Neighbourhood communities will reconnect with the surrounding landscape via walkways, 
cycleways, and public transport.  These networks will be considered for extension as part of planning for 
residential release areas and renewal sites.  In this regard the Goulburn Recreation Area is proximate to the 
existing urban areas of Goulburn and is readily access via existing walkways.  
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6 Goulburn Mulwaree Local Environmental Plan 2009 

6.1 Overview 

Goulburn Mulwaree Local Environmental Plan 2009 (LEP 2009) is the primary planning instrument for the 
Goulburn Mulwaree Local Government Area.  This section addresses the relevant Clauses of GMLEP 2009. 

6.2 Site Zoning 

The land is entirely situated within the RE1 Public Recreation zone under GMLEP 2009.  The zoning of the 
subject site and surrounding land is shown in Figure 6-1 below. 

 

Figure 6-1 Goulburn Mulwaree LEP 2009 zoning map showing zoning of subject site (Source: NSW Planning Portal) 

6.3 Zone Objectives and Permissibility of Proposed Development 

The objectives of the RE1 Public Recreation zone are: 

> To enable land to be used for public open space or recreational purposes.  

> To provide a range of recreational settings and activities and compatible land uses. 

> To protect and enhance the natural environment for recreational purposes. 

The proposed use is consistent with these objectives as it is an open space/recreational use, is compatible 
with other uses at the Recreation Area, and does not denigrate the natural environment necessary for such 
uses. 

 

In the RE1 zone, the following kinds of development are permitted with consent: 

Aquaculture; Building identification signs; Camping grounds; Caravan parks; Centre-based childcare 
facilities; Community facilities; Emergency services facilities; Entertainment facilities; Information and 
education facilities; Kiosks; Markets; Recreation areas; Recreation facilities (indoor); Recreation 
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facilities (major); Recreation facilities (outdoor); Respite day care centres; Water recreation 
structures (emphasis added) 

GMLEP 2009 adopts the Standard LEP Template definition of “Recreation facilities (major)” which is: 

“a building or place used for large-scale sporting or recreation activities that are attended by large 
numbers of people whether regularly or periodically, and includes theme parks, sports stadiums, 
showgrounds, racecourses and motor racing tracks.” 

Greyhound racing and its ancillary uses occurs on racecourses across Australia, which are frequented by 
large numbers of people at race meets.  The proposed use meets this definition and is therefore permissible 
with development consent. 

6.4 Principal Development Standards 

Clause 4.3 - Height of Buildings 

There is no Height of Buildings control applicable to the site. 

Clause 4.4 - Floor Space Ratio 

There is no Floor Space Ratio control applicable to the site. 

6.5 Other Provisions 

5.21   Flood planning 

Clause 5.21 of GMLEP 2009 has the following objectives: 

(a)  to minimise the flood risk to life and property associated with the use of land, 

(b)  to allow development on land that is compatible with the flood function and behaviour on the 
land, taking into account projected changes as a result of climate change, 

(c)  to avoid adverse or cumulative impacts on flood behaviour and the environment, 

(d)  to enable the safe occupation and efficient evacuation of people in the event of a flood. 

Preliminary modelling has been undertaken which establishes that negligible impact is expected, given no 
built structures combined with a zero cut fill balance (with fill material being sourced from the site). This 
modelling demonstrates that while the racetrack will be submerged in most flooding scenarios, negligible 
adverse impact is anticipated. A detailed flood impact investigation will be submitted following completion of 
detailed design. Complies. 

Clause 7.1 Public Utilities Infrastructure 

Clause 7.1 requires that infrastructure be available to the site (water, sewer, electricity).  The subject site is 
located in a well-established mixed-use area serviced by electricity, reticulated potable water, and reticulated 
sewer service.  Complies. 

Clause 7.4 Riparian Corridors 

The objective of clause 7.4 is to ensure that development does not adversely impact riparian lands.  The 
subject land contains a riparian corridor at the rear of the property, this being the Mulwaree River.  No part of 
the development shall take place within 40 metres of the riparian corridor. 
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7 Goulburn Mulwaree Development Control Plan 2009 

Goulburn Mulwaree Development Control Plan (GMDCP) 2009 applies to all development in the LGA and is 
divided into numerous chapters.  The way the proposed development complies with the primary controls and 
relevant standards contained in the relevant Chapters as outlined in this Section: 

> 3.1 Indigenous Heritage and Archaeology 

> 3.2 European (Non-Indigenous) Heritage Conservation 

> 3.5 Landscaping 

> 3.6 Vehicular access and parking 

> 3.8 Flood affected lands 

> 3.9 Tree and vegetation preservation 

> 3.16 Stormwater pollution 

> 6.4 Advertising and signage 

> 7.1 Utility services 

> 7.3 Drainage and soil and water management 

7.1 Indigenous Heritage and Archaeology 

The objective of this section of the GMDCP is to: 

To provide for the consideration of impacts on indigenous heritage and archaeology from proposed 
developments within the Goulburn Mulwaree Local Government Area. 

While recognising the significance of Indigenous heritage and archaeology, and that the site is within a place 
of Aboriginal significance as mapped in the GMDCP, it is noted that the site has been a heavily used 
showground for over 100 years.  Accordingly, it is reasonable to consider the site highly disturbed for any 
archaeological purpose, and it is requested that further archaeological surveys are not required. 

Notwithstanding this, it is recognised that an unexpected find may occur.  All Aboriginal objects and places 
are protected under the NPW Act. It is an offence to knowingly disturb an Aboriginal site without a consent 
permit issued by Heritage NSW.  Should any Aboriginal objects be encountered during works associated 
with this proposal, works will cease in the vicinity until assessed by a qualified archaeologist.  These may 
include notifying Heritage NSW and Aboriginal stakeholders.  A consent condition which addresses the 
above procedure would be welcomed. 

7.2 European (Non-Indigenous) Heritage Conservation 

This section of the GMDCP applies to the subject site as it is: 

Land that is located adjacent to or within the vicinity of a heritage item or heritage conservation area 
(or within the visual catchment of a heritage site). 

Further, this section of the GMDCP aims to: 

1. To conserve and enhance the heritage significance and qualities of heritage items conservation areas and 
archaeological remains and relics. 

2. To ensure that alterations, additions, and new infill development are sympathetic, well designed, and 
appropriate to the values of the heritage item or streetscape context in which it is located. 

3. To preserve and maintain trees and other vegetation that contributes to the significance of heritage items 
and heritage conservation areas. 

4. To ensure a thorough assessment process is applied for any proposed demolition or removal of a heritage 
item or building located within a heritage conservation area including the archival recording of these 
buildings where required. 

5. To promote public awareness and education on heritage conservation. 
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There are numerous heritage sites in the vicinity of the Recreation Area.  The Plan of Management 
specifically identifies 

• Lansdowne Bridge 

• “Broughton” a dwelling from 1876 

• Goulburn Brewery,  

• “Lansdowne” an early colonial-era homestead. 

Review of the Heritage Map in the GMLEP 2009 and the online State Heritage Inventory published by the 
NSW Government shows further sites, including but not limited to: 

• Goulburn Railway Station, yard group and movable relics. 

• 4 dwelling-houses in the residential development between Braidwood Road and the Main South 
Railway line. 

• Lansdowne Estate Conservation Area. 

It is noted that the subject site itself is not a heritage site, nor is it within a heritage conservation area.  
Further, it is not anticipated that developments on the Recreation Area shall impact any heritage site, as no 
built structures are proposed.  The proposed development is flat and at grade and shall create minimal visual 
impact.  It is not expected that any loss of amenity to heritage sites could reasonably occur because of the 
proposed development.  While it is recognised that there should be an avenue for heritage asset managers 
to notify of impacts occurring because of development activity, this development proposal should be 
considered in compliance with GMDCP 2009 requirements. 

7.3 Landscaping 

This section of the GMDCP 2009 has the following objectives: 

Provide well-designed, constructed, and maintained landscapes that are an asset to the community.  
Well-designed landscapes contribute to the attractiveness of outdoor spaces, to the protection of the 
natural environment and to the health and wellbeing of the community. 

Promote good landscape design.  Good design is critical in producing environmentally sustainable 
landscapes. 

Provide attractive landscapes that are consistent with the visual character of the landscapes within 
the Goulburn Mulwaree local government area. 

Provide for public safety by allowing for passive surveillance and other management techniques. 

Provide open space for recreation within residential developments. 

Provide for privacy, summer shade and winter solar access. 

Promote the use of local native plant species to provide habitat for native fauna, to minimise water 
usage, to decrease the need for insecticide and pesticide for exotic plant species and to achieve 
biodiversity objectives. 

Ensure that landscaping is an integral part of the site planning process and that it suits the proposed 
development. 

Ensure that the positive landscape values of the site are not compromised. 

Further it is noted the DCP requires at 3.5.1: 

Development proposals over $250,000 value are to be accompanied by landscape plans prepared 
by a qualified landscape architect, designer, or other suitable qualified person. 

And at 3.5.3: 

All major non-residential developments require a landscape plan (refer to Figure 3-6). 

As per DCP requirements, a landscape plan has been prepared and is attached at Appendix I.  The 
proposed development makes slight changes to the landscape, with grass removed to make way for the 
straight track, however the predominant landscape type shall remain as grassland.  Due to the usage of the 
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site as a place of public recreation and showground, it is appropriate to keep the paddock-style grassland as 
the dominant landscape type.  The proposed development thus complies with the DCP. 

7.4 Vehicular Access and Parking 

The aims of this Policy are: 

“To provide sufficient and convenient parking for residents, visitors and service vehicles; to ensure 
vehicular and pedestrian safety and to encourage access design to form part of the overall 
landscape design.” 

Formal visitor parking on site is concentrated at the Braidwood Road frontage, with approximately 207 car 
parking spaces provided in this area.  Of this, it was observed that 3 spaces were marked as disabled 
spaces.  Due to degradation of car space line markings in parts of this car park, there may be some margin 
for error in this count.  In addition, there may be further car parking in informal spaces such as unlined paved 
areas surrounding the existing development on site, as well as other garage facilities, however parking in 
these areas was unable to be quantified. 

The relevant parking requirement under the DCP for a recreational facility is: 

3 spaces per squash court; 3 spaces per tennis court; 3 spaces per bowling alley; 30 spaces for first 
bowling green; plus 15 spaces for each additional bowling green; 4 spaces per gymnasium; 16 
spaces per indoor cricket court; 1 space per 40m2 GFA, otherwise. 

As the current number of parking spaces has been approved for the existing development, and no additional 
race meets or additional patronage are planned as a result of this development, nor any increase in GFA, it 
is expected that the development shall retain compliance with this control. 

Goulburn Mulwaree Council raised the issue of high attendance events causing a shortfall in onsite parking 
capacity.  As there is no projected increase in frequency of or attendance at races, then no such high 
attendance events are considered a likely outcome.  Council business papers indicate that each event 
experiences an average patronage of approximately 180 attendees.  The current capacity of approximately 
207 spaces allows for an additional formal parking capacity buffer of approximately 15%, assuming each 
attendee brings their own private vehicle to the event.  Accordingly, it is not foreseen that demand beyond 
the current parking capacity on site shall be exceeded 

7.5 Flood Affected Lands 

The objective of this DCP section is: 

The purpose of this Chapter is to specify development controls for development occurring within land 
that is identified as flood prone or as potentially flood prone. 

Based on review of the DCP and associated Flood Planning Policy, most of the racecourse shall be in Flood 
Planning Constraint Category (FPCC) 1 land.  A small amount of the track shall be in FPCC2 land.  Based 
on the DCP, development for a recreational or non-urban purpose is permissible on FPCC1 land, subject to 
the following controls: 
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Table 7-1 Additional planning controls for FPCC1 land. 

Control Response Complies 

A1.  All floor levels to be no lower than the 5% AEP flood unless 
justified by site-specific assessment. 

No floorspace is proposed as part of the development. Not Applicable 

F2.  The minimum surface level of open car parking spaces, 
carports or garages shall be as high as practical.  The driveway 
providing access between the road and parking space shall be 
as high as practical and generally rising in the egress direction. 

No new open parking area is proposed as part of the 
development. 

Not Applicable 

F5.  Enclosed car parking and car parking areas accommodating 
more than three vehicles (other than on Rural zoned land), with a 
floor level below the 5% AEP flood or more than 0.3 m below the 
1% AEP flood level, shall have adequate warning systems, 
signage and exits.  Restraints or vehicle barriers are to be 
provided to prevent floating vehicles leaving the site during a 1% 
AEP flood. 

No enclosed parking is proposed as part of the 
development. 

Not Applicable 

G1.  Reliable access for pedestrians or vehicles required to a 
publicly accessible location above the PMF via a rising road. 

Evacuation for vehicles and pedestrians is available via 
Braidwood Road to land above the PMF. 

Complies 

G3.  The development is to be consistent with any relevant flood 
evacuation strategy or similar plan. 

There appears to be no current flood evacuation 
strategy for the site. 

Not Applicable 

G4.  The evacuation requirements of the development are to be 
considered.  An engineer’s report will be required if 
circumstances are possible where the evacuation of persons 
might not be achieved within the effective warning time. 

This will be addressed in the Flood Impact Assessment. Complies 

H2.  Site Emergency Response Flood Plan required where floor 
levels are below the FPL (1% AEP flood level plus 0.8 m 
freeboard), except for single dwelling-houses. 

There are no floor levels proposed in the development. Not Applicable 

H3.  Applicant to demonstrate that area is available to store 
goods above the FPL (1% AEP flood level plus 0.8 m freeboard). 

Goods may be stored in existing storage spaces on 
site. 

Complies 

H4.  No storage of materials below the FPL (1% AEP flood level 
plus 0.8 m freeboard) which may cause pollution or be potentially 
hazardous during any flood. 

No storage of materials that may pollute waters or 
become hazardous in a flood is proposed because of 
this development. 

Can Comply 

J1.  Provision of a report developed by an engineer who 
specialises in hydrology and floodplain modelling is required to 
certify that the development will not adversely affect flooding 
elsewhere.  The report must show the:  

1. Loss of storage in the floodplain. For sites located in areas of 
1% AEP flood storage, assessment is to include consideration of 
the loss of storage resulting from cumulative development of the 
area.  

2. Changes in flood levels and flow velocities caused by 
alteration of conveyance of flood waters. The capacity and 
conveyance of existing flowpaths shall be maintained.  

3. Impacts of urbanisation on peak flood flows and volumes. 

This will be addressed in the Flood Impact Assessment. Complies 

As per the table above, the controls outlined in the Flood Planning Policy that complements the DCP are 
either complied with, not applicable to the development, or can be complied with.  Accordingly, the 
development complies with the Flood Affected Lands section of the DCP. 

7.6 Tree and Vegetation Preservation 

The objective of this part of the DCP is to: 

• Support the aims of the Biodiversity and Conservation SEPP to protect the biodiversity values of 
trees and other vegetation in non-rural areas and to preserve the amenity of non-rural areas through 
the preservation of trees and other vegetation. 

• Achieve the long-term retention of existing trees, appropriate tree maintenance, and in relation to 
replacement trees, suitable tree locations and considered species selection. 
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• Protect and enhance trees and vegetation in non-rural areas including street trees, park trees 
(including bushland) and trees on private property as an important community and tourism asset. 

• Facilitate the removal or pruning of undesirable exotics, environmental weeds, priority weeds, 
dangerous trees, and any other inappropriate plantings e.g., plantings that are causing damage to 
buildings or other infrastructure. 

• Facilitate the removal or pruning of vegetation for maintenance of existing rural infrastructure; and 

• Minimise impacts to vegetation with high environmental value e.g., threatened ecological 
communities, threatened species and their habitats. 

It is noted that over the long history of the site’s use as a Recreation Area, there has been extensive 
landscaping of the area.  All proposed development is to take place in this area, with the only land to be 
cleared being landscaped grass lawn and shrubbery.  Further, it is not proposed to remove any non-
landscape specimen trees as part of this proposal.  Accordingly, this DCP Chapter is not applicable to the 
proposed development. 

 

7.7 Stormwater Pollution 

This DCP section has the objective to: 

Limit the amount of pollution entering waterways via stormwater. 

Section 3.16.1 addresses long term pollution control.  This is discussed in full in the Stormwater 
Management Plan, and draft Operational and Environmental Management Plan, demonstrating that 
pollutants will be prevented from reaching the Mulwaree River and the maintenance standards for this 
equipment for the life of the development.  This shall ensure all water reaching the river conforms to the 
performance standards set out in State Environmental Planning Policy (Sydney Drinking Water Catchment) 
2022.  In addition, concurrence is being sought from Water NSW, who shall review all plans as part of the 
consent process. 

 

7.8 Advertising and Signage 

The objectives of this DCP Section are to: 

 

Control the size and number of advertising structures or signs displayed on premises to improve the 
streetscape and amenity of the locality. 

Provide information and guidance to building owners and occupiers and Council to enable 
appropriate design and placement of advertising. 

Ensure desired urban or rural character of surrounding land uses is not compromised. 

Encourage innovation in the design and construction of signs, within the parameters of this plan. 

Encourage a co-ordinated and cooperative approach to advertising signs. 

Reduction in the number of signs. 

Encourage the use of simple, clear, and uncluttered signs. 

Discourage the use of neon signs for heritage buildings. 

Ensure that any sign fits the streetscape and architecture of the building or location in terms of 
colour, illumination, wording, and visual interest. 

Eliminate all signs above awning level except where the architecture of the building provides for such 
signs. 

Review of Greyhound Racing NSW’s plans for the site indicate that there is no proposal to erect new 
advertising signage.  Accordingly, this section of the DCP is complied with. 
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7.9 Utility Services 

This DCP section has the object to ensure: 

To provide satisfactory utility services to the development site. 

Further, the DCP requires: 

Applicants are to provide connections to the following services where available to the site – water, 
sewerage, gas, telephone, and electricity, on site. 

The site is a well-established Recreation Area and has been in use for an extended period.  There are 
existing facilities for handling large crowds of people, including lighting, telecommunications, catering, and 
plumbing.  These services would be impossible to provide in the absence of suitable existing utility provision.  
As the proposed development does not constitute an intensification of existing use, the proposal should be 
considered in compliance with the DCP here. 

 

7.10 Drainage and Soil and Water Management 

This DCP section has numerous controls across three sub-sections.  Controls and responses are detailed 
below: 

Table 7-2 Drainage and Soil and Water management controls with responses. 

Condition Response Complies 

Adequate measures designed in accordance with the current version of Council’s 
Standards for Engineering Works, must be made during construction to ensure 
the land is stabilised and erosion is controlled, until the site is satisfactorily 
landscaped. 

Land stability issues not anticipated in 
construction, see SWMP at Appendix C 
for details. 

Complies. 

A plan identifying the location of stabilisation methods such as stacked hay bales 
and sedimentation fences or geotech fabric may be required by Council prior to 
the release of any plans. 

This plan shall be made available upon 
request. 

Can Comply. 

Applicant shall have regard to the Stormwater Management Plan, April 2000.  A 
copy is available for perusal at Council. 

Please refer to the Stormwater 
Management Plan, produced by Cardno, 
now Stantec, at Appendix C. 

Complies. 

Principles of water sensitive urban design to be incorporated into subdivision 
design. 

The proposed development is not a 
subdivision. 

Not Applicable. 

Development must comply with the neutral or beneficial effect on water quality 
test State Environmental Planning Policy (Sydney Drinking Water Catchment) 
2011. 

The Neutral or Beneficial Effect Test has 
been done, and results are at Appendix 
D. 

Complies. 

Drainage lines are to focus on the “natural” or existing drainage lines and 
integrated into the open space network. 

As per site plans, track drainage is to 
integrate with the existing drainage 
network. 

Complies. 

Drainage design is to minimise run off into vegetation conservation areas to 
assist with ongoing preservation. 

No vegetation conservation areas are in 
vicinity of site. 

Not Applicable. 

Detentions basins are required upstream of development (e.g.  Marys Mount 
Road) to regulate and control the runoff back to rates equal with “natural” runoff.  
Detention basins may also be required to regulate and control runoff to rates 
equal with “natural” runoff. 

No new detention basins proposed. Not Applicable. 

Detention ponds and other stormwater treatment devices are to be “offline” and 
“at source” to ensure stormwater runoff is treated prior to entering these areas. 

No new stormwater treatment devices are 
proposed. 

Not Applicable. 

Use of rainwater tanks will assist with minimising runoff associated with minor 
rainfall events. 

No new roof space is being proposed for 
development. 

Not Applicable. 

Stormwater drainage systems are to be designed in accordance with the current 
version of Council’s Engineering Standards for Engineering Works. 

Drainage systems are to be designed to 
meet Council standards. 

Can Comply. 

The piped drainage system to be designed for a 1 in 5-year storm event.  Higher 
order storms events to be based on overland flow systems along “natural” 
drainage lines. 

Piped drainage system to be designed to 
meet requirement. 

Can Comply. 
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Development proposals where the area of disturbance is less than 2500m² 
require an Erosion and Sediment Control Plan (ESCP) (written document and 
site diagrams) that indicates measures to minimise erosion and sedimentation. 

An ESCP has been produced and is 
attached at Appendix H. 

Complies. 

Development proposals where the area of disturbance is 2500m² or greater 
should be accompanied by a Soil and Water Management Plan (SWMP) (written 
document and site diagrams), prepared by a suitably qualified person(s), that 
clearly identifies the constraints of soil erosion, sediment pollution and 
stormwater pollution. 

A SWMP has been produced and is 
attached at Appendix C. 

Complies. 

The SWMP should contain appropriate Best Management Practices that 
recognise site constraints and support ESD principles.  The SWMP should detail 
means to achieve no net increase in pollution of downstream waters through the 
use of Best Management Practices. 

An ESCP has been produced and is 
attached at Appendix H.  As per 
attachment., these requirements are met. 

Complies. 

The Plan should balance the management of runoff between farm dam storage 
and the needs of the downstream environment. 

No dams are proposed for construction. Not Applicable. 

Development of slopes greater than 20% should be avoided.  Lands with slopes 
greater than 20% and having soil landscapes with a moderate to high soil 
erosion hazard are considered as sensitive areas.  Development should 
minimise disturbance to these areas by minimising areas of cut and fill to depths 
of 1m. 

No slopes of 20% or greater are to be 
found on site. 

Not Applicable 

Plant species which are non-invasive to bushland should be used in landscaping 
and soil and water management works. 

Landscaping plant species to remain 
same. 

Complies. 

All development proposals on potentially agricultural land should be 
accompanied by an assessment of the agricultural capability of soils on the 
property and the effect of the development on the agricultural capability of these 
soils on the property and the effect of the development on the agricultural 
capability of these soils. 

As per the SWMP at Appendix C, no 
adverse impact on soil quality is 
anticipated. 

Complies. 
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8 Goulburn Recreation Area Crown Reserve Plan of 
Management 

8.1 Existing Facilities 

The Goulburn Recreation Area (GRA) provides for sporting, leisure, tourism, agricultural goods and services, 
community and cultural events and uses.  The Recreation Area consists of: 

• Harness Racing and Training - the main racetrack is a 1050 metre crushed rock racing circuit with a 
straight of 196 metres.  A longer variable kidney-shaped sand training track is east of the race circuit, 
surrounding the dressage arena and dog obedience area.  Observation tower, mobile starting gates and 
finishing areas are all available.  The Harness Racing Club holds daytime meets using the Racing Circuit 
10 times a year with official trials on the 2nd and 4th Sunday of every month.  The club’s racing calendar 
is usually between December to June inclusive.  The sand training track is in use each day, generally 
during the mornings. 

• Greyhound Racing and Training – the racetrack is an approximate 550 metre track generally capable of 
holding 350m and 450m events.  700m and 930m races events can be held.  The track is a loam track 
over constructed base materials with a Bramich lure system.  Observation tower, starting boxes and 
finishing areas are all available.  The track and club host regular provincial daytime meetings 
approximately 42 times per year.  The race day kennels is a newly purpose-built brick and Corrugated 
metal roofed facility including individual kennels air-conditioning and wash down areas.  The facility 
provides high quality greyhound race day housing, preparation, and management of animals. 

• The Grace Milsom Function Centre is a recently constructed and modern building with a mixture of steel 
and concrete slab construction.  The Centre was opened in 2014 with high standard construction, design 
and is a simple maintenance asset.  The Centre is a single-story building with upper-level racing officials' 
viewing towers.  The Centre features a full-length veranda and expansive windows overlooking the 
greyhound and harness tracks and finishing posts, as well as the centre show ring.  The Centre is used 
for race, social and cultural events, conferences, meetings, formal and informal restaurant, and function 
uses.  The Function Centre can cater for small groups of 20 to larger groups of 1000 for events such as 
Board Meetings, Conferences, product launches, award dinners and corporate trade shows.  The Centre 
has a multi-use main indoor area, with an outdoor area and commercial kitchen and bar facilities with Wi-
fi and IT infrastructure and a communications room available. 

 

8.2 Plan of Management 

The GRA is a Crown reserve which is land owned by the Crown (State of NSW) that has been reserved from 
sale for purposes that define its use, management, and development.  The GRA is unique in Goulburn 
Mulwaree for the mixture of purposes: Athletic Sports; Public Recreation; Racecourse; Showground. 

On 7th April 2021, Goulburn Mulwaree Council formally adopted a Plan of Management for the Goulburn 
Recreation Area Crown Reserve, the site on which the proposed development is to take place.  Section 35 of 
the Local Government Act 1993 requires that community land be used in accordance with the plan of 
management applying to that area of community land, any law permitting the use of the land for a specified 
purpose or otherwise regulating the use of the land, and the provisions of Division 2 of Chapter 6 of the Act. 

This Plan of Management specifically identifies development for the purpose of racecourses (e.g., Harness 
and Greyhound) as a permissible development on the portion of the site designated as a sportsground.  
Further, the requirement for a straight-line racetrack for greyhounds is directly noted as being necessary to 
manage animal welfare concerns into the future.  Accordingly, the proposed development is in accordance 
with the Plan of Management.  Management of the Crown reserve under the CLM Act authorises Council as 
CLM to manage the land as if it is 'community land' under the LG Act. 

The reserve has four community land categories that define core objectives, uses, development and 
management: 

• Sportsground 

• General Community Use 
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• Park and 

• Natural Area Watercourse 

The area intended to be used for the straight track is categorised sportsground.  The Local Government 
Regulation defines such categories as land that is used or proposed to be used primarily for active recreation 
involving organised sports or the playing of outdoor games. 

 

 

Figure 8-1 Community land categories for the Goulburn Recreation Area 

The core objectives for management of community land categorised as a Sportsground are: 

a) to encourage, promote and facilitate recreational pursuits in the community involving organised and 
informal sporting activities and games, and  

b) to ensure that such activities are managed having regard to any adverse impact on nearby 
residences. 

The proposed developed is consistent with this category. 

The PoM notes that Goulburn Greyhound Racing Club Inc has a Crown Licence over the Racetrack, slipping 
track, race day kennels from 1.06.2020 to 30.05.2040 i.e., 20 years for Greyhound Racing.  The PoM 
recognises the need for a straight-line track to enable extra meetings and manage animal welfare. 
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9 Other Matters Raised by Council at Pre-Lodgement 

9.1 Accessibility at the Grace-Milsom Function Centre 

In relation to the concerns raised by Goulburn Mulwaree Council in relation to access and egress involving 
the Grace Milsom Function Centre, the services of a suitably qualified building certifier have been obtained, 
and the following initial advice has been provided: 

The existing building contain a number of egress doors -  

1. Egress door on northern external wall 
2. Egress door on southern external wall 
3. Egress door through main entrance in western external wall 

It is considered that the provision of the above exits provide compliant egress from the building.  

In this regard clause D1.4 (c) of BCA 19 provides that in classes 5,6,7,8 or 9 building no point on the 
floor must be more than 20m from an exit, or a point from which travel in different directions to two 
exits is available, in which case the maximum distance to one of those exits must not exceed 40m. 

The use of the building is classified as a class 9b building, and there are sufficient exit doors to 
enable egress from the building.  

Egress can also be undertaken through exit doors located within the eastern external walls that will 
enable occupants to the adjacent balcony from which stairs are located at either end providing 
additional egress provisions. 

I therefore confirm that removal of the external stairs from the centre of the existing balcony will not 
compromise egress from the building and that the available egress doors are more than sufficient to 
provide compliant egress from the building. 

Accordingly, access issues at the Grace-Milsom Function centre should be considered provisionally 
resolved, pending a full BCA compliance report which shall be submitted at the Construction Certificate 
stage.  This advice is attached at Appendix K. 

9.2 Noise 

Council has raised concerns regarding noise emissions firstly from construction activities, and second from 
events held at the completed track. Suitable acoustic reporting for construction noise shall be presented 
under separate cover at the Construction Certificate stage, should projected noise levels require it. As no 
increase in attendances at, or frequency of events is being proposed, current acoustic management 
measures are considered sufficient to resolve any concerns. 

9.3 Certain site plans requested at Pre-Lodgement 

Goulburn Mulwaree Council has requested a Construction Management Plan (CMP) and Operational and 
Environmental Management Plan (OEMP) to be appended to this Development Application.  Stantec notes 
that these are more typically provided at the Construction Certificate stage of development, and as such 
requests the consent authority accept these documents at this stage. 

9.4 Track Lighting - Spill Lighting 

Goulburn Mulwaree Council has raised concerns regarding floodlighting of the proposed racecourse, with 
attendant light pollution.  The vertical spill requirements as per AS 4282-2019 are a maximum of 25 lux for 
Zone A4, high district brightness and includes town and city centres and other commercial centres and 
residential areas abutting commercial areas.  The maximum spill readings provided around the boundaries of 
the site are demonstrated in the Musco lighting design 170327H (18 Oct 22) confirming compliance.  This 
lighting design document is included at Appendix L. 
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10 Section 4.15(1) – Matters for Consideration 

10.1 The provisions of any environmental planning instrument 

Sections 4, 5 and 6 detail how the proposed development satisfies the provisions of the applicable State and 
local planning instruments.  The proposed development for the purpose of the construction of a racecourse 
is permitted with consent within the RE1 Public Recreation zone and meets the development standards and 
local provisions within the GMLEP 2009.  The development is consistent with and meets the provisions of 
other state environmental planning instruments. 

10.2 Any Development Control Plan 

Section 6 of the Statement details how the proposal complies with the applicable chapters of the GMDCP 
2009, namely:  

> 3.1 Indigenous Heritage and Archaeology 

> 3.2 European (Non-Indigenous) Heritage Conservation 

> 3.5 Landscaping 

> 3.6 Vehicular access and parking 

> 3.8 Flood affected lands 

> 3.9 Tree and vegetation preservation 

> 3.16 Stormwater pollution 

> 6.4 Advertising and signage 

> 7.1 Utility services 

> 7.3 Drainage and soil and water management 

 

10.3 Likely Impacts of the Development 

As per Section 4.15.1 (b) a Statement of Environmental Effects must address the likely impacts of the 
development, including environmental impacts on both the natural and built environments, and social and 
economic impacts in the locality.  This addresses each of these points in order. 

10.3.1 Natural Environment 

In the pre-lodgement meeting, it is noted that Goulbourn Mulwaree Council raised the issue of vegetation 
loss and impact upon native flora and fauna.  Review of site conditions has failed to find native vegetation 
that would be impacted by the proposed development.  The immediate existing landscape is highly disturbed 
and characterised by turfed and varied paved surfaces.  Under the circumstances, it would not be expected 
to find habitat for native fauna, thus there is considered to be negligible impact on native fauna.  Therefore, 
the effect of the proposed development on the environment should be considered neutral. 

10.3.2 Built Environment 

The proposed development is to take place on a well-established recreational site.  As there is to be no 
intensification of use on the site, neighbour amenity is maintained, particularly as traffic will primarily be 
generated outside peak periods.  On site, there will be minor changes to the Grace-Milsom function centre, 
however all ingress and egress functionality shall be maintained as per site plans.  Accordingly, the 
proposed development has a neutral impact on the built environment. 

10.3.3 Social Impacts 

The social impacts of the development are primarily related to animal welfare.  An ongoing issue with 
greyhound racing on legacy tracks is the injury risk to animals from taking tight turns at high speed, placing 
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stresses on hips and legs of the dogs and reducing racing longevity.  By providing a straight track for racing, 
animal welfare outcomes are improved, making the social impact of the development beneficial overall. 

10.3.4 Economic Impacts 

Goulburn Mulwaree Council papers indicate that the economic value of greyhound racing is worth 
approximately $9.8 million per annum to the region.  While no intensification of use or increase in crowds on 
site is to take place as a result of this development, the proposed straight racecourse shall provide economic 
benefit through employment in construction works.  Further, improved animal welfare outcomes increase 
economic benefit from existing race events, and from reduction in animal injury rates. 

10.3.5 Stakeholder Engagement and Submissions 

As a heavily used recreational facility with numerous community stakeholders, the proposed development 
has elicited comment from numerous other facility users.  The response to this commentary is discussed in 
detail at Section 3 of this report, and such response should be considered adequate for the purposes of 
Section 4.15. 

10.3.6 The Public Interest 

A primary benefit of the straight track is the improvement of animal welfare.  It is well known that animal 
welfare concerns have been a known issue with regards to the greyhound racing industry for a number of 
years.  In improving animal welfare outcomes, the public interest is served by reducing greyhound injury 
rates, while allowing for the sport to continue in a more sustainable manner. 

10.4 Suitability of the Site 

The site has been used as a recreation facility since 1886, and greyhound racing has taken place on site 
since 1934.  The proposed development is therefore a modernisation of a long-running use of the site, and 
the site is eminently suitable for the purpose of hosting a greyhound racecourse.  The proposed 
development is one of a very few that can occur on the land, given the flood risk and therefore provides a 
land use that benefits the community in a number of ways without taking up land that could be put to other 
development types. 
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11 Conclusion 

This Statement of Environmental Effects confirms that the matters for consideration have been satisfied: 

• The development will comply with relevant planning legislation as the proposed racecourse meets the 
zone objectives for the RE1 Public Recreation zone and is a permissible use under the Goulburn 
Mulwaree Local Environmental Plan (GMLEP) 2009. 

• The proposed development aligns with the Plan of Management for the Goulburn Recreation Area 
published by Goulburn Mulwaree Council. 

• The development will address the provisions of State Planning Policies and Goulburn Mulwaree 
Development Control Plan (GMDCP) 2009 for residential development. 

Further, there is significant community and economic benefit to arise because of the development. 

All impacts of the development upon the natural and built environment are either neutral or beneficial.  The 
land is flood-prone, which can be addressed as detailed in the recommendations of the specialist reports 
accompanying the application. 

While there have been concerns raised by other site users and the wider community, these concerns have 
been responded to appropriately and impacts on other users of the site shall be minimised. 

This Statement of Environmental Effects indicates that there are no adverse impacts to the proposed 
development, that the proposed development is a suitable outcome for the site and accordingly Council 
approval is sought. 
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12 Appendices 

Appendix A – Civil Plans 

Appendix B – QS Report 

Appendix C – Stormwater Plans 

Appendix D – Water Quality Assessment (NoRBE) 

Appendix E – Survey 

Appendix F -  Grace Milsom Building Architecturals (current floor plan) 

Appendix G – Flood Impact Assessment (TBS) 

Appendix H – Erosion and Sediment Control Plan (detailed in Civil set) 

Appendix I - Landscape Plans 

Appendix J - Owners Consent (GMCC) 

Appendix K – Grace Milson Egress Statement 

Appendix L – Musco Lighting Design 

Appendix M – Waste Management Plan 
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Greyhound Straight Track, Goulburn 
Recreation Area 

 

APPENDIX 
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