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1 Introduction 
Goulburn Mulwaree Council is in the process of preparing an Urban and Fringe Housing Strategy 
(the Strategy) to address an increasing shortage of available zoned residential land in Goulburn 
and Marulan. 

The Strategy seeks to identify the future housing needs for Goulburn and Marulan and provide 
recommendations to guide land use decisions and local policy. 

The Strategy has been developed in two phases with the first phase being the initial community 
and stakeholder engagement undertaken by Council in April and May 2018. This phase of the 
project established the issues and tested these with stakeholders and the community. This initial 
stage built on the vision of the LGA that has been adopted in the Regional Community Plan to: 

 

To build and maintain sustainable communities while 
retaining the region’s natural beauty.1 

 

Following the initial engagement, Council appointed Elton Consulting to prepare the Strategy.   

A draft Strategy was developed having regard to the direction provided in the South East and 
Tablelands Regional Plan 2036 and the draft Housing Strategy Guidelines prepared by the 
Department of Planning and Environment (DPE). The purpose of the Strategy is to guide land use 
and planning decisions and inform amendments to the Goulburn Local Environmental Plan in the 
immediate and medium term. 

1.1 The Process 
The steps in the preparation of the Strategy have evolved as the project progressed as follows: 

Stage 1 

Background 
information 
prepared by 

Council 

Talk of the 
Town 

 Stage 2 

Consult the 
community and 

stakeholders 
and gather 

detailed 
information 

 Stage 3 

Formulate draft 
Strategy 
including 

required policy 
changes 

 

 Stage 4 

Public 
Exhibition of 

Draft Housing 
Strategy 

 

 Stage 5 

Amendments 
to Draft 
Strategy 
following 

Exhibition and 
subsequent re-

exhibition  

 Stage 6 

Adopt Strategy 

January-March 
2018 

 April-May 2018  July-October 
2018 

 Nov 2018 - Jan 
2019 

 Dec 2020  Early 2020 

                                                
 
1 The Tablelands Regional Community Strategy Plan 2016-2036. 
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2 Consultation and Strategy 
Development  

2.1 Pre-Strategy Consultation (Stages 1 and 
2) 

Council commenced preparation of the Strategy early in 2018 with Pre-Strategy Consultation and 
a package of information to inform initial discussion referred to as Talk of the Town. The Talk of 
the Town Housing and Residential Growth background information included a series of five 
information sheets (refer Attachment A). 

Three workshops were conducted by Council Staff over the Pre-Strategy Consultation period. This 
comprised of two workshops in Goulburn and Marulan that were open to the general public and 
an industry focused workshop in Goulburn targeted specifically at industry bodies.  

Talk of the Town background information 
The Talk of the Town Housing and Residential Growth background information included a series 
of five information sheets to inform initial discussion on the Housing Strategy. 

Sheet 1: Background  

Sheet 2: Affordability, infrastructure and the role of Council 

Sheet 3: Social needs and opportunities and environmental considerations 

Sheet 4: the role of planning policy and principles to guide decision making  

Sheet 5: Study Area maps 

The process included an online survey and a number of workshops and drop-in sessions.  During 
this period 9th April – 25th May. 

 

What the Community Said 
The Community Engagement approach included an interactive, online tool that allowed comments 
via a pin drop. Eleven pins were dropped in Goulburn. Comments ranged from the need to 
continue expansion in sync, the importance of preserving future urban land in the north from 
fragmentation into large lots and the need for additional land to be delivered in the west. 

There were also comments highlighting the opportunities to the south of the existing urban 
footprint on both sides of the Hume Highway on Windellama Road. 
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2.2 Workshops 
Three workshops were conducted by Council Staff over the Pre-Strategy Consultation period. This 
comprised of two workshops in Goulburn and Marulan that were open to the general public and 
an industry focused workshop in Goulburn targeted specifically at industry bodies. 

Marulan Workshop 
There were seven people who participated in the Marulan Workshop on 3rd May 2018. 
Participants acknowledged that housing in Marulan was required to meet the needs of a broad 
demographic from younger first home buyers through to housing of the needs of older people 
and singles. The opportunity to deliver housing at an affordable price point was noted. 

There was a view that larger lots were better and a converse view that smaller houses were 
important meeting the needs of households with only two people. It was suggested that there 
was an opportunity for higher density housing closer to the station. Although there was support 
of higher densities and housing to suit couples, dual occupancies and granny flats were 
considered unsuitable. 

In terms of housing typology, it was felt that the country town character was important and that 
single storey dwellings were more suitable and in keeping with the character. Accommodating 
larger lots close to town was also supported. 

Goulburn Workshop 
Goulburn attracted a larger rate of participation with between 15 and 20 participants on 10th May 
2018. The group were divided to discuss specific topics. The key issues identified are outlined as 
follows: 

» Planning Policy and Principles 

This group highlighted the necessity of providing housing choice and diversity including 
consolidation, infill development in the form of secondary dwellings and dual occupancy.  They 
recognised that Goulburn provided an alternative to Canberra based on affordability. 

They held the view that Goulburn will grow when Council is behind the expansion and that the 
planning process for permissible development should be easier. 

» Housing Affordability, Product Diversity and Demographics 

Affordability is identified as a key factor in growth and this group highlighted the opportunity to 
provide increased densities in the CBD. 

The larger lots and general built form of the newer development at Marys Mount was questioned 
and the ‘bowling alley effect’ was cited as an undesirable outcome in terms of the relationship 
between the setbacks and front fencing. In addition, the need for the conservation of land for 
open space verses the provision of private open space was discussed. 

There were concerns about growth further from the CBD and the impact that creating a second 
town centre would have on the Goulburn CBD when so many retail premises are currently vacant. 

Finally, the need for additional lifestyle development was flagged although there seemed to be 
different views as to whether this form of lot is more desirable when connected to sewerage. 

» Social Needs, Opportunities and Natural Environment 

This group looked at how housing shapes the community and there was a focus on diversity, 
walkability and communal spaces such as gardens.  In terms of the needs of the community, 
affordable and energy efficient housing to suit a wide demographic was noted. 
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As for quality of housing, sustainability was a reoccurring theme, including more trees in the 
streetscape and provision of quality open spaces were all important. Challenges raised included 
noting that the people building houses are not the end user and rentals lack insulation and solar. 

In terms of walkability and transport provision of walking and cycling paths should be provided.  
It was noted that there is a strong cycling community and facilities such as bike parking for 
residents in development should be considered.  The group suggested that Council could 
encourage the use of public transport both in town and between the region and Canberra. 
Amongst the challenges to walkability and provision of open space were costs, the reluctance of 
developers to provide useable spaces, maintenance of open space and viability of public 
transport.  

» Council’s Role and Infrastructure  

This group looked at what Council needs to consider in providing housing over the next 20 years.  
Addressing demand by providing opportunities for a diverse range of housing, encouraging higher 
densities close to the CBD by potentially including higher forms of development. Council should 
also be supporting the delivery of social housing dispersed through the residential areas.  They 
supported the importance of sound planning. 

There was support for additional 2Ha lots spread throughout the fringe, rather than all together 
and having green spaces separating these.  

Retention of the environmental heritage was also included as important and support was 
provided for 3-10 storey residential development close to the CBD. 

Industry Workshop  
The final workshop was undertaken with industry. Again, the detailed notes are attached in 
Appendix A and some of the key issues are highlighted here. 

Participants were divided into three groups and looked first at the key drivers; Spatial, 
Demographic, Economic and Household Type. Responses were very similar to the issues 
discussed at the other community workshops.   

Proximity to Canberra and Western Sydney, the willingness of people to travel for work as a 
trade-off for lifestyle and relocating from within the Goulburn Mulwaree LGA closer to the centre 
of Goulburn for better access to services. Demographic drivers included predominately providing 
for the over 50s and families. The price of land was considered as an economic driver both too 
expensive and by another group affordable encouraging development. Similarly, one group cited 
the quick sale of land and villas and another raised the issue of the small number of lots available 
to the market at any one time. Villas and having a variety of housing typologies were amongst 
the household drivers but one group questions whether smaller lots was something that was 
wanted. 

The groups also discussed governance and infrastructure and planning principles and controls 
with very similar results to those flagged by the community in earlier workshops.  Again, 
supporting increased density and diversity, managing the urban fringe and providing 
opportunities extending from Marys Mount and avoiding constrained land were key. 

Controlling lot sizes and better using development controls to manage the built form, managing 
and preserving heritage and the historical character of the towns and taking a closer look at how 
infrastructure can be funded through local contributions. Ageing in place, protecting the integrity 
of the main street of Goulburn were all important.  
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2.3 Initial Agency Consultation 
The initial phase also included seeking preliminary feedback from Government agencies. Council 
received comments from the Department of Planning and Environment, Office of Environment 
and Heritage and Water NSW. The issues raised by the agencies are outlined in Table 1 below 
and have been considered in the formulation of the Strategy.  

Table 1 Preliminary Agency Consultation  

Agency  Issues Raised 

Department of Planning and 
Environment  

Strategy should address the South East and Tablelands 
Regional Plan, in particular Goulburn Local Government 
narrative and the directions as follow: 
Direction 8 Protect important agricultural land  
Direction 13 Manage the ongoing use of mineral resources 
Direction 14 Protect important environmental assets  
Direction 15 Enhance biodiversity connections 
Direction 18 Secure water resources 
Direction 23 Protect the region’s heritage  
Direction 24 Deliver greater housing supply and choice 
Direction 25 Focus housing growth in locations that maximise 
infrastructure and services 
Direction 27 Deliver more opportunities for affordable housing  
Direction 28 Manage rural lifestyles 
The Strategy needs to address the Ministerial Directions  

Office of Environment and 
Heritage  

Need to consider impacts to biodiversity and factor in costs of 
offsetting. To maintain a supply of affordable housing areas 
with high biodiversity values should be avoided 
Constraints mapping should be undertaken to identify less 
constrained areas as suitable for development 

Water NSW  Consider land capability and Ministerial Direction 5.2 Sydney 
Drinking Water Catchment  
In infill and existing urban areas stormwater management will 
need to be considered 
Consider capacity of sewerage network 
Seniors Housing will need to be connected to reticulated 
sewer 
Recommends review and update of Council’s OSSM Strategy 
to ensure that it remains effective and achieves appropriate 
environmental outcomes on rural residential land 
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3 Preparation of a Draft 
Strategy  

Following the initial community and stakeholder engagement, Council appointed Elton Consulting 
to prepare the Draft Strategy. The methodology included the following: 

» Review of the initial feedback from the early stage consultation. 

» Population and Demographic Analysis. 

» Understanding the housing demand.  

» Housing supply including the consideration of the existing land use framework. 

» Opportunities and constraints to delivery of housing and identification of key release areas 
and yield analysis to determine capacity. 

» Identification of preferred options to meet the forecast demand for housing to 2036. 

» Consideration of 38 sites that had, over the past 10 years, been identified by Council or land 
owners as land that could be considered for housing. 

» Recommendations for release of additional residential land including the planning 
mechanisms to deliver the land. 

The Draft Strategy was considered by Council in December 2018 and placed on Public Exhibition.   



ELTON CONSULTING 

Consultation Report 9 
 

4 First Public Exhibition of 
Draft Strategy 

The Draft Strategy was placed on Public Exhibition by GMC between 10th January and 22nd 
February 2019. 

4.1 Draft Strategy and Exhibition Process 
(Stage 4)  

On 18th December 2018 Council resolved to place the Draft Strategy out for Public Exhibition and 
invite submissions from interested persons. This exhibition period was between 10th January and 
22nd February 2019. Two drop-in sessions were hosted by GMC at Goulburn and Marulan for the 
Draft Strategy exhibition. Details as follows: 

1. Marulan Drop In  
5th February 2019 2pm-6pm  
Marulan Community Hall 70 George Street, Marulan 

2. Goulburn Drop In 
11th February 2019 2pm-6pm  
Council Chambers 184 Bourke Street, Goulburn 

During the Public Exhibition period 33 submissions were received, six from Agencies, and 27 from 
members of the public. These submissions are summarised in Table 2, below. A map indicating 
the area to which the submission relates has been provided in Figures 1 and 2. Many of the 
submissions relate specifically to the consideration of the 38 Opportunity Sites provided by 
Council. The Draft Strategy included the Opportunity Sites Assessment as a separate Appendix 
(D). The ‘Appendix D Key Sites Assessment’ should be read in conjunction with this Consultation 
Report.  

The Draft Strategy was amended following the initial exhibition period in response to submissions 
and the desire to more thoroughly address rural lifestyle development opportunities on large lots. 

4.2 Summary of Public Submissions 
Table 2 Overview of Public Submissions during First Exhibition  

No. Submitter/Precinct Issues Raised 

 Precinct 2 Run ‘O’ Waters  

8 Paige Batcheldor  
6 Bowerman Rd, 
Run’O’Waters 
Not an identified site 
Precinct 2 Run ‘O’ Waters 
(rural north) 

 

Currently RU6 Transition with 10 Ha LSZ. Suggests extending 
2,000 sqm from Run’O’Waters to Gurrundah Rd for small to 
medium rural residential lots. This would allow people to move 
into the area while retaining the feel for country life while living 
close to town.  

Response/Comment: A key objective of the Strategy is to 
identify and protect land for the delivery of the housing needs 
to 2036. In particular, this includes identifying opportunities for 
serviced residential land. The constraints to the expansion of 
the urban fringe are significant. 
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No. Submitter/Precinct Issues Raised 
This site has been included in the area considered for serviced 
residential land in the medium term. The constraints through 
the precinct, including slope and biodiversity will likely influence 
actual lot sizes but a 700sqm minimum is recommended. 

35 Steve Bray 
189 Gurrundah Rd, 
Run’O’Waters 
This is identified as Site 
37. 

Precinct 2 Run ‘O’ Waters 
(Rural North) 

Site is currently LZN RU6 Transition + LSZ 10 Ha. The site is 10 
hectares in size. Submission proposes change to 2 Ha (LSZ). 

Response/Comment: This area has been identified as suitable 
for large lot residential development.  The issue will be timing 
and the orderly development of this and adjoining land. 

23 Elton Consulting for 
Stewart Thompson 
65 Foord Rd, 
Run’O’Waters 
This site is identified as 
Site 4. 

Precinct 1 and 2 Run ‘O’ 
Waters  

 

Currently RU6 Transition LZN + 2 Ha & 10 Ha LSZ. Proposes R5 
Large Lot Residential LZN & E2 Env Lvg + 1-2,000 sqm + 10 Ha 
LSZ. Requests that the 131.2 Ha site be identified for ‘Future 
Investigation’ as categorised by the DHS. The submission also 
recommends that the site be included in the Council led 
Planning Proposal to amend the GM LEP 2009 to: Rezone the 
land from RU6 Transition to R5 Large Lot Residential and/or E2 
Environmental Living; reduce the LSZ of Lot 337 and Lot 10 from 
1 Ha to 1000sqm- 2,000sqm (depending on infrastructure); and 
amend the Terrestrial Biodiversity Map to more accurately 
reflect ecological/biodiversity values of the site and adjoining 
properties. 

The submission also includes a Preliminary Draft Subdivision 
with an estimated lot yield totalling 40-80 residential lots 
comprising: 40-80 residential lots (1-2 Ha); a couple of 5 Ha lots 
and a 10 Ha lot. A draft Concept plan is included that aligns with 
their ecological assessment of the site 

The site can be connected to water and sewer but requires 
significant works to make these connections (water and sewer 
are not at the property boundary).  

Response/comment: The area to the West of Goulburn was 
initially disregarded, primarily due to the biodiversity constraints 
and the ability to service the land. In addition, the amount of 
land required for residential development to 2036, in the draft 
Strategy, could be accommodated to the north of Goulburn.  

It is still the case that there is land suitable, and unconstrained 
in the Middle Arm precincts.  However, there are short term 
capacity issues in terms of the existing water and sewer and 
major upgrades will be required. 

As a result, further investigation has been undertaken to look at 
the suitability of the Run ‘O’ Waters Precincts to accommodate 
serviced urban land with minimum lot sizes of 700sqm. Where 
investment in infrastructure is required, Council should seek the 
most efficient use of those assets (water, sewer, roads). To that 
end, delivering fully serviced land with a 700sqm is a much more 
desirable outcome for Council who will be responsible for the 
ongoing maintenance of those assets. 

In addition, having a second development front may also 
provide choice and diversity.  
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No. Submitter/Precinct Issues Raised 
Following a review of the biodiversity constraints by EcoLogical 
Australia, and further investigation of the capacity of the water 
and sewer this area has been re-visited. 

 Precinct 3 Baw Baw  

19 Con Toparis 
11 Gurrundah Rd and 59 
Foord Rd, Goulburn 
Lot 335 is an identified site 
(Site 8). 

 

Precinct 3 Baw Baw  

 

Currently RU6 Transition LZN + 2 Ha LSZ. Proposes 2,000 sqm 
LSZ or Retirement Village.  

Response/Comment: Water is nearby but sewer is 250 metres 
away. Site is contiguous to existing R5 zoning.  

The Baw Baw Precinct should be retained as transition.  
Development of this precinct should be limited to avoid further 
fragmentation. 

The development for the purpose of a Retirement Village is 
prohibited in the zone.  There are alternative sites where this 
form of land use is permissible. 

25 Alex and Jan Weir 
70 Gurrundah Rd, 
Goulburn 
 

This site is identified as 
Site 22 

 

Precinct 3 Baw Baw  

Currently RU6 Transition LSN + 10.16 Ha LSZ. Was proposed as 
part of Amendment 2: Not included because High Conservation 
Value; insufficient water and sewer infrastructure; and drainage 
(to Wollondilly River). Proposes R5 Large Lot Residential with a 
minimum lot size of 2,000 sqm. As does submission #22, this 
submission compares the site with nearby sites (8 and 10) 
because whereas Sites 8 and 10 are supported for rezoning, Site 
22 contains minimal biodiversity (nil present according to Table 
1 Biodiversity Constraints Analysis) and no heritage items and 
that site 10 is immediately adjacent to an existing subdivision. 
The submission also considers that it is favourable against the 
Additional R5 Criteria (Appendix 4.8) and would provide a 
gradual density transition from the existing urban area to the 
rural zone. The Weir’s state that the site is unhindered by 
constraints as it has town water and is serviced by school bus 
routes, power, broadband, sealed roads and waste 
management services. The submission says that the site is 
capable of supporting lots greater than 2,000 sqm with an on-
site wastewater management system. 

Response/Comment: Generally agree that the site could support 
large lot residential development 2ha-5ha.  However, in the long 
term the area is better placed to provide serviced residential 
land.  In the interim, the Baw Baw Precinct should be retained 
as transition.  Development of this precinct should be limited to 
avoid further fragmentation. 

 Precinct 4 Sooley  

28 Precise Planning 
515 Crookwell Rd, 
Kingsdale 
This site is identified as 
Site 12 

Precinct 4 Sooley 

 

 

Currently E3 Environmental Management LZN + 100 Ha LSZ. 
Proposing R5 Large Lot Residential LZN with 4,000 sqm-2 Ha LSZ 
(but not farms). HS recommends RU6 Transition LZN and retain 
100 Ha LSZ. A concept plan has been provided in line with 
proposal. The submission emphasises current demand (based 
on discussions with Real Estate agents) for Rural Residential 
‘Lifestyle’ lots and the attraction (and retention) of a specific 
socio-economic group (complete with a high disposable income) 
should be a priority. Submission restates (from HS) site is 
unconstrained with only moderate biodiversity impacts in some 
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No. Submitter/Precinct Issues Raised 
 placed however part of the site is mapped as Strategic 

Agricultural Land in LEP. Submission makes the site ideal for 
planned transition from urban to rural and will make a 
statement as to rural character upon entry from that direction. 
Site 6 (Chinamans Lane) is located immediately adjacent which is 
supported (in HS) for 1,500 sqm lots.  

Submission recommends transition of proposed lots would be 
better created now rather than in future. Real Estate agents 
have indicated there are numerous 2,000 sqm lots available but 
very little stock (and great demand) of 4,000, 1 Ha and 2 Ha lots. 
Submission says these should be created for the Lifestyle choice 
of existing aspirational land owners.  

Housing Demand: pointing to success of Run’O’Waters.  

Economic Case: high income earners (target purchasers) are 
often employers and have high disposable income to invest in a 
range of local investments, often employment generating and it 
is vital that land be provided to this group of people.  

Serviceability: The submission points out that long term the site 
could be serviced by sewer (but in the meantime this would be 
uneconomical) but helpfully, lots of the size proposed can 
accommodate onsite effluent disposal.  

Responses to SETRP:  
Goal 1 A connected and Prosperous Community Directions 8.1 
& 8.2 (Agricultural Lands); Site is in vicinity of Strategically 
Important Agricultural Land and if the site is zoned RU6 
Transition it would sterilise the subject site for Intensive 
Agricultural Use. This land could be viewed as interface through 
R5 LLR.  
Goal 2 Diverse environment with biodiversity corridors 
Directions 14.2, 14.3 and 15.1: The site is not an area identified 
as high environmental value and if rezoning proceeds then 
intensive ecological investigations, including avoidance, 
minimisation an offsetting would be undertaken. Direction 18.1, 
18.3 & 18.4 Water catchments and water cycle management: A 
more intensive analysis will be required including the setting of 
OSD and water quality targets to protect downstream water 
from adverse impacts. An integrated water cycle management 
strategy could be prepared in the event the proposal proceeds.  
Goal 3: Healthy and connected communities: Directions relate 
to inter alia Heritage and Neighbourhood Planning Principles.  
Goal 4 Environmentally Sustainable Housing choices: Directions 
for Housing Strategies and Principles providing housing choice in 
the form of villas and in strategic centres and opportunities for 
seniors housing.  

The submission concludes that the owner objects to the HS 
recommendation that the subject site be rezoned RU6 
Transition and retaining of 100 H LSZ. For 2 reasons: 1) There is 
no way of predicting when the subject site for this purpose (?) 
whilst demand for larger lots remains unaddressed and 
unfulfilled and the owner would be left in limbo, and 2) The RU6 
transition zone permits extensive agriculture but not intensive ag 
(livestock or plant). Extensive agricultural pursuits, and other 
permissible uses, are unviable on this site because of the 
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No. Submitter/Precinct Issues Raised 
necessary investment required to achieve viability and other 
forms of ag that require less land and (sic) prohibited. The 
imposition of the RU6 Transition and the retention of the 100 Ha 
LSZ, whilst waiting for some indeterminate future time when the 
site may be required for residential development, will place a 
heavy burden on the landowner. 

Response/Comment: Additional work has been undertaken to 
understand the demand/supply for rural residential/large lot 
residential land. A more detailed precinct approach has been 
taken to determine the opportunities for large lot residential as 
well as serviced residential land. 

Agree with the submitter that large lot residential provides a 
housing choice and as a result further consideration has been 
given to where this form of development could be 
accommodated.  

Given the constraints in this precinct, there are other areas 
better suited to the delivery of large lot residential land. 

Further, the submission highlights the BSAL and suggests that if 
the site is zoned RU6 Transition it would sterilise the subject site 
for Intensive Agricultural Use. Retention of agricultural land is a 
key objective of both DPIE and NSW DPI.  

Agree with the submitter that the Transition zone is not suitable 
and recommend that the site be retained as E3.  

30 Chris Parlett 
(Parlett & Murray family)  
(18 March, 2019)  
Further joint submission 
from SCCS (21 February 
2019) 
407 and 457 Crookwell Rd, 
Kingsdale 
 
This site is identified as 
Site 6. 
 
Precinct 4 Sooley 

 
 

Currently RU6 Transition LZN + 10 Ha LSZ. Proposed since 2006. 
Proposing lots of 1,500 sqm (consulting with Council staff – 700 
sqm). Submission states land is identified as the transition zone 
in the Future Urban Area whereas land on eastern side of 
Crookwell Rd is Proposed Urban Release Area (Short Medium 
term). They would like to be identified as Proposed Urban 
Expansion Area (short to medium term release). They are 
flexible in terms of lot size (700-1,500 sqm). Submission from 
SCCS states services have been extended to the boundaries of 
the site by the urban expansion opposite to the south and east. 
They also identify that services are currently further away from 
the Proposed Urban Release Area than they are from the subject 
site. They conclude not unreasonably that the inclusion of the 
subject site in the short to medium term urban release area 
would be a more orderly and logical planned outcome. SCCS 
also note the constraints of Sooley Dam, that the HP Gas 
pipeline passes through the northern portion of the subject site 
and that Council is making its own enquiries in this regard. SCCS 
also identify however that the HP Gas pipeline also passes 
through the Proposed Urban Release Area. In view of this, SCCS 
submit that their clients should not be considered as unsuitable 
for inclusion in the short to medium term release. With regard 
to Sooley Dam, SCCS submit that stormwater would flow away 
from the Sooley Dam Catchment to the east and south 
therefore no impact on Sooley Dam water quality from urban 
development. 

The submission from SCCS also provides a checklist of the 
subject site against the criteria identified in Section 2.1.1 of the 
Opportunity Sites Assessment (but none for Section 2.1.1 
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No. Submitter/Precinct Issues Raised 
Additional Criteria for Large Lot residential Land). Against the 
criteria submitted it provides a favourable outcome. In 
particular it notes that a Flora and Fauna, submitted in June 
2010 for a previous rezoning submission, identifies the land as 
having minimal impact upon flora and fauna issues. With regard 
to biodiversity fragmentation, they state that the land has been 
significantly modified over a long period of time however while 
it is currently being used for agricultural purposes, they believe 
the extent of the proposed urban expansion area will have 
minimal impact on Rural Planning and Subdivision principles 
contained in the Rural Lands SEPP. SCCS submit that 
appropriately selected minimum lot sizes will contribute to 
housing affordability and suggest a LSZ of 700 sqm. The last of 
the criteria consider that the short to medium term release 
would contribute to the orderly and responsible pattern of urban 
expansion and thus minimise conflict with agriculture and 
primary industry. 

Response/Comment: But for the BSAL and this area is suitable 
for urban development, however, while ever this area remains 
mapped as bio strategic agricultural land, it will impede the 
orderly development of the area. For this reason it was tagged 
as a future urban area and this remains the case.  Further 
investigation has been undertaken at a precinct level to better 
understand the opportunities for serviced land that is 
unconstrained.  

17 Lynette Thurbon 
486-512 Crookwell Road, 
Kingsdale 
This is not an identified 
site but is located between 
Site 26, Site 12 and Site 2. 

Precinct 4 Sooley 

Precinct 5 Middle Arm 
West 

 

Currently RU6 Transition & E3 Env Management + 10 Ha and 
100 Ha LSZ respectively. Notes proximity to Marys Mount and 
Teneriffe Subdivisions. The owner would be amenable to a 
zoning change to residential and would appreciate feedback in 
relation to any zoning changes. 

Response/Comment: In reference to Middle Arm West refer 
comments below. 

In relation to Lot 2 DP29253, the lot is in the Sooley Precinct and 
it is split by the gas pipeline and watercourse. Given the extent 
of land already identified by the RU6 Transition zone in the 
north and west of Goulburn, rezoning for this land is not 
supported at this stage. Refer Precinct Map. 

 Precinct 5 Middle Arm West 

4 Urbanism 
Crookwell Rd Goulburn,  
Lots 1-4 ‘Mistful Park’ 
This is an identified site 
(Site 26) 
Precinct 5 Middle Arm 
West 

Site is currently mostly E4 Environmental Living & R2 Low 
Density Residential with minimum lot sizes of 10 Ha & 700 sqm 
respectively. Council resolved in-principle support to rezone 
‘Mistful Park’ (Site 26). Final HS should address inconsistency 
between ‘Site Assessment Table’ (Appendix) supporting 700 
sqm lots and Corresponding table (p7) of HS says ‘not 
supported’ recommending Council ‘Consider the potential for 
residential development in the context of the expansion of the 
urban area subject to a site-specific biodiversity assessment’. 
Request the Appendix table be amended to reflect Council’s 
‘adopted position’.  

Site-Specific Biodiversity Assessment: One has been done by 
Woodlands Environmental Management (7 August 2017). SSBA 
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found that 24% of the site’s White Box/Yellow Box Blakely’s Red 
Gum Woodland was in low to moderate condition (not 
identified as high conservation value) and is not identified as 
Terrestrial Biodiversity in GM LEP 2009. Development Standards 
could be applied to the 24% (Larger Lot Sizes) and this would 
improve the management regime of the area and dispense with 
the need for offsets for any loss of EEC’s. Request Appendices 
be amended to reflect biodiversity assessment has been 
undertaken and that further consultation with OEH following a 
Gateway Determination is appropriate. 

Response/Comment: This site has been reconsidered as part of 
the post-exhibition work for the Strategy.  The site is highly 
constrained in terms of biodiversity.  It is acknowledged that 
previous work has been undertaken in terms of Biodiversity 
Assessment, and this supports the Strategy finding. 

Notwithstanding the biodiversity issue, the site is otherwise well 
suited to urban development. It is contiguous with the existing 
residential zone. A detailed BDAR and BAM assessment under 
the Biodiversity Conservation Act is required to support the 
rezoning of this site and it is agreed that this could be 
undertaken as a Post Gateway task given the broader strategic 
merit of the site for urban development.   

Refer to Precinct 5 Middle Arm in the revised Strategy 

13 Ken & Denise Hogan 
157 Middle Arm Rd 
Goulburn 
This is not an identified 
site. The nearest identified 
site is Site 1 (see also 
submission 15 and 22). 
Precinct 5 Middle Arm 
West 

 

Currently LZN RU6 Transition + LSZ 20 Ha (AB2). Proposing 2 Ha 
Lifestyle Lots (Un-serviced). This addresses the factors affecting 
demand and supply and cites the DUFHS in several places, in 
particular the potential shortage in supply of R5 land around 
Goulburn and the Strategy’s failure to identify suitable land 
around Goulburn to take up this shortfall.  

In its response to Constraints and Land Suitability this 
submission notes that the Strategy identifies the land to the 
north of Goulburn as devoid of ‘other major constraints’ such as 
flooding and the suitability of this land for Rural Residential 
development in terms of Topography, Biodiversity & Drainage, 
Bushfire Hazard, Cultural Heritage and reticulated water and 
sewer. It then goes on to cite Direction E of Section 7 Strategic 
Actions and responds to the ‘Additional Criteria for Rural 
Lifestyle Development’ criteria (contained in Appendix E of the 
Site Assessment - Opportunity Sites report) demonstrating 
support for the proposed amendment. 

The submission is clear in what is being requested and not 
unjustified (or unsubstantiated) in this request, based on the 
evidence it presents.  

Response/Comment: This submission highlights the shortfall in 
the Draft Strategy in terms of addressing the need for additional 
large lot residential development opportunities. 

In response, the Strategy has been reviewed to include a more 
detailed Precinct based approach to the identification of 
housing opportunities, particularly on the urban fringe. 

Additional work was undertaken to determine the current 
supply of large lots (2Ha) and factors that need to be considered 
in the release of additional land for this purpose.  Refinement 
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was also made to the criteria, in particular highlighting those 
areas that are considered key in terms of the long term future 
development of Goulburn. 

In terms of this site itself, it is in an area that, in the long term, is 
important to retain for urban purposes.  

15 Antonio, Peter & Salvatore 
Graziano 
153 Middle Arm Rd, 
Goulburn 
 

This site is not an 
identified site however 
Site 1 is the nearest 
identified site (see also 
submission 13 and 22). 

Precinct 5 Middle Arm 
West 

Currently RU6 Transition LZN + 20 Ha LSZ. Proposes R5 Large Lot 
Residential LZN + 4,000 sqm LSZ.  

The owner’s advise that they have held a meeting with adjoining 
landowners to make a formal submission to the DUFHS and that 
the owners are willing to work with their neighbours (125 & 
157) who also seemed to want to work together. The purpose 
of their submission is to provide Council additional Information 
to demonstrate that there is a real need to rezone the subject 
site to R5 Large Lot res (2 Ha). It also seeks to demonstrate that 
there is a clear shortage and is a logical and sequential position 
with minimal constraints and, together with adjoining 
landowners, creates a new large lot residential precinct. 

Response/Comment: refer comments above. 

22 Milestone Pty Ltd 
125 Middle Arm Rd, Middle 
Arm 
 

This site is not an 
identified site (see also 
submissions 13 and 15) 
but is located near to Sites 
1 and 5. 

 

Precinct 5 Middle Arm 
West 

 

 

Currently RU6 Transition LZN + 20 Ha LSZ. Proposes R2 Low 
Density Residential and 700 sqm LSZ. The submission seeks 
clarification on the timeframe for an overarching Planning 
Proposal to rezone the Urban Release Area, they understand to 
R2 Low Density Residential, and intends to subdivide following 
rezoning.  

The submission quotes figures from the SETRP and ticks (P) that 
the proposed Amendment would comply with five (5) of the 
twelve (12) objectives of the strategy from Section 6 The 
Priorities. The submission identifies that the subject site is 
contiguous with the Draft Proposed Urban Release Area and 
quotes the opening sentence from the Northern Development 
Front (p113) that the subject area offers the most suitable 
location for the majority of the greenfield housing supply. 

The submission concludes that there is planning merit to 
support the rezoning and future subdivision on the basis that 
the proposal will: support the key aims of the Regional Plan; 
Abuts the northern side of the ‘Proposed Urban Release Area’; 
Is of similar size and dimensions to two ‘opportunity’ sites to 
rezone to R2 Low Density Residential; Is free from significant 
environmental and topographical constraints and is free of 
hazards (flooding, contamination, landslip and erosion); Will not 
lead to adverse impact or land use conflicts related to 
agriculture, forestry, industry and mining; Is not an area of 
critical habitat loss and fragmentation; It is well within the 
‘urban fringe’ area as defined in the DUFHS; It is accessible via 
the existing road network and is within a short 5 minute drive to 
the Goulburn CBD.  

Subject to In-Principle support of Council Officers to nominate 
the site as a candidate for rezoning, Milestone intend to 
proceed with the Planning Proposal as soon as practicable and 
in the first instance meet with Strategic Planning staff for a Pre-
Lodgement Planning Proposal Meeting. Clarification is sought 
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regarding Council’s timeframe and Intentions so their client can 
make an informed decision whether to proceed with a Planning 
Proposal application to Council. 

Response/Comment: Refer to other comments above. 
Generally, the Middle Arm West Precinct is considered suitable 
for future residential development. The issue will be 
undertaking the development in a master planned and 
coordinated manner and the timeframe for when the land is 
required.  

36 Laterals 
225 Middle Arm Rd, Middle 
Arm 
 

This is not an identified 
site 

Precinct 5 Middle Arm 
West 

Site is currently zoned RU6 Transition + 20 Ha LSZ and has an 
area of 54 Ha. Proposing to rezone to allow lot sizes of 2 Ha for 
Rural Lifestyle Development.  

Response/Comment: Refer to other comments above. 
Generally, the Middle Arm West Precinct is considered suitable 
for future residential development. The issue will be 
undertaking the development in a master planned and 
coordinated manner and the timeframe for when the land is 
required.  

 Precinct 8 Gorman Rd  

2 James Hoskins 
69 Gorman Rd, Goulburn 
 
This is not a previously 
identified site but is 
located adjacent to Site 
39. 
 
Precinct 8 Gorman Rd 

Notes the resolution (2018/584) to enable large block sizes at 
534 Taralga Rd (across the river) and the identified land (Site 39) 
adjacent to the subject site. The suggestion is to rezone the 
adjacent land for Rural Residential development with an LSZ of 
2Ha (currently zoned SP2 with no LSZ) as suggested by the Draft 
HS (Site 39).  Also seeks a reduction for his site on Gorman Road 
to 2Ha minimum lot size.  

Response/Comment: This area is unlikely to be developed for 
urban residential greenfield housing due to biodiversity limitations, 
bushfire and limitations to infrastructure (water/sewer) provision.   

The existing RU6 Transition zone has been identified in the revised 
Strategy as future large lot residential. 

6 Lola Marmont/ 22-28 
Gorman Rd Goulburn 
This is an identified site 
(Site 27). 
Precinct 8 Gorman Rd 

Currently RU6 Transition + 10Ha LSZ. Proposes to revise LSZ to 
2Ha for her 4.4 Ha property. Property has sealed road, town 
water (+tank and bore). 

Response/Comment: Refer comment above. 

9 Noel and Renate Johnson-
Barrett 88-96 Gorman Rd 
Goulburn 
Precinct 8 Gorman Rd 

Currently RU6 Transition + 10 Ha LSZ. Proposes 2 Ha LSZ. Wants 
to assist meeting anticipated housing demands. Their land 
offers good access to town centre. 

Response/Comment: Refer comment above. 

12 Brian Soley 
201 Gorman Rd, Goulburn 
 
Precinct 8 Gorman Rd 

Currently RU6 Transition LZN + 10 Ha LSZ. Proposing lot sizes in 
Gorman Road area be reduce to 2Ha. Wants to enjoy rural 
setting however acknowledges large lot sizes are hard to 
maintain and are not always affordable when wanting to buy. 

Response/Comment: Refer comment above. 
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16 Doug Rawlinson 
36 Gorman Rd, Goulburn 
 

Precinct 8 Gorman Rd 

Currently zoned part E3 Environmental Management & RU6 
Transition with a LSZ of 100 Ha and 10 Ha respectively. Proposes 
2 Ha LSZ. The submission advises there are 10-12 hectare 
‘farms’ and he would like to change the zoning to enable him to 
‘subdivide off’ 1 or 2 smaller allotments.  

Response/Comment: Refer comment above. 

 Precinct 9 Mt Gray East   

3 Jenni & Norman Aubrey 
159 Rifle Range Rd, 
Goulburn 
 
This is not a previously 
identified site. It straddles 
the Hume Highway 
 

Precinct 9 Mt Gray East 
and 10 Mountain Ash 

Currently Single Lot with split zone (RU6 and E2) by Motorway 
and want amendment to RU6 Min Lot Size to subdivide 40Ha on 
south eastern portion. 

Response/Comment: The split zone clause in the LEP does not 
assist with the subdivision of this site which straddles the Hume 
Highway.  The site is slightly too small to allow for a two lot 
subdivision using Clause 4.6 of the southern side zoned RU6 
also.   

The Mountain Ash Precinct is almost entirely outside the 
identified urban fringe.  The RU6 zone is unlikely to be 
considered for serviced urban land.  The current MLS is 20Ha.  It 
is recommended that the LEP be amended to enable the 
southern portion of the site to be subdivided to create a 
separate lot.  

 Precinct 10 Mountain Ash 

27 TCG Planning 
Mountain Ash Rd, Brisbane 
Grove 
 

This is identified as Site 25 

Precinct 10 Mountain Ash 

Currently RU1 Primary Production LZN + LSZ of 100 Ha. 
Submission proposes R5. 

Large Lot Residential with a LSZ of 2 ha. In 2015, DPE 
recommended (2Ha) (LLR) PP be resubmitted following review 
by Council of take up and supply of 2-20 Ha rural lifestyle lots 
(KDC Report). Site also has lapsed Concept Plan Approval (CP 
06_0266) for Distribution Hub. Adjacent land zoned RU6 
Transition with 20Ha LSZ. Submission has concerns that Elton’s 
consider the site is constrained by significant areas identified as 
having high conservation value (Elton’s also did not support 
other sites 11, 13 and 20) on the basis of high biodiversity value.  

TPG also has concerns that the EcoLogical study was a desktop 
study only with no ground truthing and that EcoLogical focussed 
their assessment on sites to the north and west of Goulburn 
(specifically Site 26 – Mistful Park) It also wants to be the 
subject of a specific biodiversity assessment to consider 
opportunity for offsets. TCG are of the opinion that all 39 sites 
should have been the subject of site-specific ecological analysis. 
TCG quote the DG’s Assessment Report for CP 06_0266 that the 
subject site is highly modified and degraded as a result of 
clearing, grazing, pasture improvement, agricultural practices 
and…site supports native pasture communities of low 
biodiversity. TCG consider dismissal of the site for biodiversity 
reasons as ambiguous and request Council undertake further 
investigations regarding biodiversity before concluding that the 
entire site is not suitable for large lot residential. 

TCG notes the Strategy’s acknowledgement of demand for LLR 
blocks (1,000-5,000 sqm), however note that the Strategy only 
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makes provision for them north of Marulan and none in 
Goulburn. TCG refutes that the release of Large Lot Residential 
land would compete with and compromise the future delivery 
of General and Low Density residential land. TCG consider the 
land at Mountain Ash Road would not conflict with the required 
residential greenfield sites (such as Run’O’Waters) and not 
compromise this delivery. They also consider that there is 
adequate demand whereas there was only one site (Site 10) put 
forward with an area of 21 Ha’s (86 lot yield) and that their 
subject site would not necessitate discussion with numerous 
landowners. TCG are of the opinion that the Draft Strategy 
should not proceed to finalisation without further detailed 
investigation into the market demand. TCG considered the 
Strategy’s Objectives, Principles and Criteria for identification of 
land, that there was no justification for extending the urban 
boundary to the north and west by the Hume Highway, while 
not considering extending it to the south east, apart from using 
the significant piece of Infrastructure (Hume Motorway) and no 
other limiting factor (in their view) to define clear city limits. 
TCG conclude that progression of an amendment to GM LEP 
2009 and finalisation of the Draft GMUFHS is premature. They 
also conclude that investigation of ecological values is 
inadequate and has instead focussed on a desktop analysis of 
sites in the north western sector of Goulburn. They consider 
that the brief should be extended to include further 
consideration of the south eastern lands. They also conclude 
that the future potential growth of Site 25 should not be 
dismissed on the basis of ecological value alone without 
considering mitigation strategies which could be incorporated 
into a future subdivision design. TCG recite the comments 
regarding the Distribution Hub to support this. They reiterate 
that the site has a high level of accessibility and would assist in 
meeting the future large lot housing requirements of Goulburn. 

Response/Comment: This submission highlights the existing 
planning proposal initially supported by Council in 2015. At that 
time DPE required Council to demonstrate the need for 
additional rural residential land.  

DPE stated that consideration of the 2-20Ha lot delivery should 
be part of a review of the rural lands strategic framework.  

Council commissioned KDC to undertake a review of the supply 
of rural residential land 2-20Ha. This review found that there 
was no strong evidence to indicate that there is a higher 
demand for, or lack of supply of, rural residential lots in the 
region.  

In response to the biodiversity issues raised, it is acknowledged 
that the site (25) was initially eliminated based on the desktop 
biodiversity assessment.  This has subsequently been reviewed, 
although still not to individual property level. To that end, 
however, the submission and supporting correspondence from 
Mecone which included a High Level Preliminary Ecological 
Assessment by Pat Guinane, a Senior Ecologist with Macrozamia 
Environmental (BAM Assessor Accreditation) undertaken in July 
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2019, provides sufficient evidence to conclude that the 
biodiversity constraints are limited.  

The remaining constraint is noise from the motor racing 
activities to the south west.  If these issues could be overcome, 
the Mountain Ash Precinct has the potential to provide large lot 
residential development if demand is established. 

33 Neville Burrows via Nadia 
Kitching 
Mountain Ash Rd, 
Goulburn 
This site is identified as 
Site 25 

Precinct 10 Mountain Ash 

Requests serious consideration be given to rezone the subject 
land (DP70346, DP126040, DP731427, DP 779194, DP811954 
and DP835278) to permit 2Ha home sites. 

This submission is basic in that it simply requests the LSZ of the 
above DP’s be revised to allow 2 Ha lots. 

Response/Comment: Refer comment above. 

14 John Taylor 
46 Mountain Ash Rd, 
Brisbane Grove 
The suggested area for 
rezoning is in the vicinity 
of Site 25 

Precinct 10 Mountain Ash  

Currently RU6 Transition LZN + 100 Ha LSZ (AD). This submission 
is intended to be general in nature though it suggests that land 
to the south of Goulburn between Braidwood Road and 
Lansdowne Bridge would be suitable for R5 Large Lot 
Residential. It also suggests that the Strategy supports the 
provision of rural residential housing on up to 2 hectare lots and 
is supported by Strategy commentary that people are choosing 
to relocate to Goulburn for larger lots and more space. It then 
surmises that the Strategy does not support larger lots. 

This submission is critical in that it does not look for 
opportunities for large lots, only at the sites already put forward 
and is sceptical of the basis for the rejection of the identified 
large lot sites. It also considers that Lifestyle lots will attract 
“Treechangers” and their demographic will boost the economy 
and population. The submission suggests the Strategy fails to 
meet the spirit of a resolution from (19) July 2016, that 
prioritised a rural housing strategy, by not coming up with a 
strategy to meet known demand for larger blocks. 

The submission concludes that he can have no confidence in 
making his submission when some of the data in the strategy is 
blatantly wrong and when things from various workshops have 
just been ignored. 

Response/Comment: This submission highlights the shortfall in 
the Draft Strategy in terms of addressing the need for additional 
large lot residential development opportunities. 

In response, the Strategy has been reviewed to include a more 
detailed Precinct based approach to the identification of 
housing opportunities, particularly on the urban fringe. 

The site itself is identified as having biodiversity constraints.  It is 
also within an area identified as being impacted by noise from 
the motor racing activities to the south west.  If these issues 
could be overcome, the Mountain Ash Precinct has the potential 
to deliver large lot residential development if demand is 
established. 

21 Michelle Hazelgrove 
94 Rosemont Rd, 
Goulburn 

Currently RU1 Primary Production LZN + 100 Ha LSZ. Proposes 
mix of 5 (2 Ha), 10 (4 Ha), 15 (6Ha), 20 (8 Ha) and 25 (10 Ha) 
lots. 
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This site is not an 
identified site and is in 
proximity to Site 25. 

 

Precinct 10 Mountain Ash 

Identifies their holding as Mountain Ash Road, Gundary and is at 
the periphery of the study area. The submission advises that the 
subject land is in the town boundary. Near this area on 
Mountain Ash Rd a developer has acquired the land and wants 
to do 5 acre lots which are in great demand close to Goulburn. 
The submission states that the study says this ‘area’ is not to 
change but the submitter believes it would be in Goulburn’s 
interest and economic development to release this area as a mix 
of 5, 10, 15, 20 and 25 acres close to town. 

Response/Comment: As noted above consideration of the 2-
20Ha lot delivery should be part of a review of the rural land 
strategic framework.  

Refer to other comments above.  

 Precinct 11 Brisbane Grove 

37 Laterals 
2 Brisbane Grove Rd, 
Brisbane Grove 
 

This is Site 11 

Precinct 11 Brisbane 
Grove  

 

 

‘Alfarthing’ (Lots 61-64 DP 976708, Lots 71-77 DP 976708 and 
Lot 60 DP 1090981) The site is currently zoned RU6 Transition + 
1Ha LSZ with an area of 34 Ha. This submission includes a 
number of maps including a proposed subdivision map. It is also 
supported by a Biodiversity Assessment prepared by Woodlands 
Environmental Pty Ltd. 

Response/Comment: Noted.  Additional constraints assessment 
at the Precinct level generally supports the suitability of part of 
the site, but for the abattoir buffer and soil capability in terms of 
agricultural land.  As with other Precincts, the issue will be one 
of demand/supply and timing.  It does not follow that all land 
that is suitable will be identified for development in the 
short/medium term. 

 Precinct 13 Garfield 

39 Kingsdale Consulting 
Lot 4 DP 1163244 16 
Nicole Pl, Goulburn 
 

Precinct 13 Garfield 

The parcel is split zoned R5 and E4 with a corresponding split 
MLS of 2,000sqm and 8,000sqm respectively. 

Request that Council consider amending the MLS on the E4 
Environmental Living zone from 8,000sqm to 2,000sqm.  

The submission highlights the generalisation of the Garfield 
precinct description and that this is inaccurate when considering 
the Nicole Place and Carr Street extent of the precinct which is 
much more aligned with the outer fringe areas in terms of 
character and land use.  

Response/Comment: Agree that the general nature of the 
description of the Garfield Precinct cannot be accurately applied 
to this area.   

Council should consider an amendment to both the zone and 
the MLS on the E4 zoned land fronting Carr Street having regard 
to the scenic amenity, environmental values and access to 
water and sewer as part of the consideration of the adjoining 
Run ‘O’ Waters (rural north) Precinct.  

 Marulan   

5 Tony Jabbour 
321 George St, Marulan 

Currently RU2 Rural Landscape zone and 100 Ha minimum lot 
size. Wants to be included in adjacent Additional Large Lot 
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This is not an identified 
site but is located between 
Site 30 and the Hume 
Highway. 
 
Precinct Marulan North  

Residential Opportunity notation. Considers site suitable for 
inclusion in HS. Site is described as having 1km of frontage and 
good access to Hume Highway, power, reticulated water and 
phone services available, is flat and cleared of trees and has 
good proximity to the town centre and highway and would 
benefit from residential and highway retail zone uses. Excluding 
the land would result in it becoming an isolated ‘island’ site. 
Would like to work with Council to rezone to deliver staged 
housing lots and highway retail zone uses. 

Response/Comment: The revised Strategy identifies part of this 
site in the future urban residential land in the longer term.   

7 Tod Anderson 
194 Brayton Rd Marulan 
(not 152 as in submission) 
 
This is not an identified 
site but is between Site 30 
and the urban area of 
Marulan. 
Precinct Marulan North 

Currently RU6 Transition zone + 100 Ha LSZ. Refers to Figure 2 
and proposes to extend R2 zoning to meet their land. Proposed 
Additional Large Lot Residential Opportunity is already over this 
site. Generally, supports housing strategy.  

Response/Comment: Additional Large Lot Residential 
Opportunity notation already covers this site. There is limited 
opportunity for serviced residential development in Marulan 
and it is important that Council prevent the fragmentation of 
land to the north of Marulan to the extent that it would then be 
unviable to redevelop in the future. 

24 Gunlake Quarries 
David Kelly 
540 Brayton Rd, Marulan 
 
Precinct Marulan North 
 

 

Currently RU2 Rural Landscape + 100 Ha LSZ. Submission raises 
concern regarding proximity of Additional Large Lot Residential 
area to Ambrose Road Heavy Haulage Route used by Gunlake. 
This concern is raised in the context of the Mining, Petroleum 
Production and Extractive Industries SEPP 2007, Ministerial 
Directions (117’s) and the South Eastern Tablelands Regional 
Plan (SETRP) which all have the objective that “future urban land 
does not encroach on existing mineral resources” (Direction 13 
SETRP). Their concern is not only regarding the impact that their 
operations will have directly on future urban land uses (i.e 
Residential) but also the likelihood that these land uses will seek 
to connect to the Hume Highway via Ambrose Road. Gunlake 
state that this road is used 24/7 and is the direct link between 
the quarry site and the Hume Highway. Further this link road is 
intended to ‘keep the vast majority of quarry traffic out of and 
completely avoid’ residential land uses in and around Marulan. 
Gunlake further state that they are required to pay 
Contributions under Council’s S94 Plan whereas this road was 
‘built and constructed’ by Gunlake, who also upgraded the 
intersection with the Hume Highway. Both of these actions 
were at their own volition. This identified transport route is now 
approved as an SSD consent (June 2017) for a maximum of 490 
tm/day and any encroachment on this route would create a 
land use conflict that would sterilise a SS resource. 

The submission from Gunlake notes that there was no 
identification of the Gunlake Quarry or transport route to the 
proposed urban expansion area. Gunlake also notes the HS 
Criteria that urban expansion should avoid mineral resource 
locations. To this end Gunlake supports the recommendation to 
reject Site 18 from the Opportunity Sites list and also strongly 
recommends the support for Sites 30 and 33 be reconsidered. 
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The submission from Gunlake provides 6 Criteria that could be 
adopted for site selection of current & future residential/urban 
land release areas. 

Response/Comment: Noted.  The haulage route to the north 
connecting to the Highway has been identified at a precinct 
level. Additional constraints mapping has been shown to 
identify the mineral resources. Should development occur DCP 
controls for setbacks and limited access to haulage routes for 
subdivisions could be included.  

26 Leonida Beltrame 
307 George St, Marulan 
This site is not an 
identified site but is 
located between Site 30 
and the Hume Highway. 
Precinct Marulan North 

Currently RU2 Rural Landscape LZN + 100 Ha LSZ. Proposes R5 
Large Lot Residential LZN as per adjoining ‘Additional Large Lot 
Residential Opportunity’ land to the north west. Extensive 
frontage to Hume Highway. Surrounding neighbours have been 
included. Wants to know how her land can be included. 

Response/Comment: The Marulan North Precinct has been 
refined based on additional constraints mapping. Part of this 
site has been included.  

34 Divalls 
21 Wilson Drive & Portland 
Avenue, Marulan 

Industrial precinct and abutment of Residential and Industrial 
uses (quarrying) at Suffolk Road, Marulan (docs #1105513 + 
1105449):  

21 Portland Avenue is currently zoned IN2 General Industrial 
(+Nil LSZ).  

Submission wants to rezone this site IN1 because it appears to 
permit businesses such as ‘Camcast’ (?). They state IN1 land to 
the north adjoins residential and this to them appears ‘back to 
front’. 

Response/Comment: Noted  

29 Tomasy Planning 
This site is known as 
“Glenrock" 

248 Highland Way (and Long Point Road) Marulan: Currently 
RU2 Rural Landscape + 100 Ha LSZ. Wants to be included in 
Strategy area and proposes Rural Residential development 
along Highland Way and Long Point Road.  Submission refers to 
‘Glenrowan Green’ (32 Caoura Rd Tallong) as comparable 
Subdivision. Glenrowan Green is RU5 Village LZN and 700 sqm 
LSZ.  There is a 40 Ha and 10 Ha LSZ between the two 
properties.  Requests inclusion in strategy as growth corridor 
between Marulan and Tallong.  Makes 11 points in support of 
request.  Site is not in close proximity to Marulan or Tallong.  
Site is not in proximity to other recently approved Subdivisions 
(referring to Glenrowan Green).  Road frontage allows direct 
road access and can provide services without additional roads.  
Low bushfire risk (based on dated maps).  Submission notes 
Ingleside was deferred from urban residential for bushfire 
reasons (the site is bushfire prone under new maps).  Subject 
land is cleared of vegetation enabling development without 
interference with vegetation, natural species or flora and fauna.  
Site is natural growth corridor.  There is already a substantial 
number of rural residential developments, like Caoura Road, so 
would be consistent with existing character.  Proximity to main 
southern railway line.  Single ownership means land can be 
cohesively developed.  Site has the ability to meaningfully add 
to the housing stock.    
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Response/Comment:  This site is considered too remote to be 
reasonably considered as part of the Urban and Fringe Housing 
Strategy.  Sufficient land has been identified within the 
immediate study area without the need to consider the 
suitability of more removed land. 

 General   

18 Doug McIntyre General (development of north Goulburn):  The submission 
states allowing future land releases towards Crookwell is not 
balanced and further makes the CBD the edge of Goulburn.  
Doug considers land on the southern side of Goulburn (the 
abattoirs and old wool washing site) is ideal for regeneration 
through urbanisation but these areas have been ignored. 

Doug also considers that the release of more land towards 
Crookwell does not take into account the impact on Crookwell 
residents who have to navigate through Goulburn on a regular 
basis.  He suggests that a direct bypass to the highway from the 
Crookwell Goulburn Road, instead of navigating the maze of 
Goulburn back streets, needs to have serious consideration. 

Comment/Response: The Strategy considered a range of 
constraints both natural and built to development in making 
recommendations in relation to the most suitable growth areas. 
Despite the perception of distance from the centre of Goulburn, 
the norther part of the city is the most suitable for future 
development. 

20 Justin Kell 
LandTeam 

Generally supportive.  

Submission suggests an area for Open Space (Site 26) while the 
HS makes little or no mention of complementary land uses 
(Commercial and Open Space LZN). 

Submission suggests the identified growth area of North 
Goulburn should be separately named to separate its identity 
from the remainder of Goulburn. It also suggests that Greenfield 
development is not for everyone but acknowledges that it 
should be in suitable areas. 

Response/Comment: Noted. In order to meet the housing 
demand to 2036 there will need to be a mix of infill and 
greenfield development. 

31 Trevor Ronald Lloyd General (Transport & Repurposing Shop fronts for Seniors 
Housing): This submission considers that Goulburn will 
increasingly become a dormitory suburb for Sydney and 
Canberra and the need for improved access to transport hubs 
from surrounding areas for onward movement to their final 
destination (e.g. Sydney and Canberra). It continues in liking to 
see a reasonably thorough discussion and proposals for the 
shire’s transport requirements included in the HS. It 
recommends an ‘easement’ requirement for light rail, driverless 
cars and buses, particularly in support of major new subdivisions 
and smaller villages e.g. Crookwell, Tarago, Taralga and 
Marulan. Consideration of existing but unused railway 
easements should also be included. 
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It accepts coordination with NSW Planning Departments and 
asks ‘what is the regional transport plan for NSW?’ The 
submission considers that retailing is a failing industry and 
suggests that contemporary retailing establishments could be 
repurposed to accommodation to bring much needed 
community activity to the centres of towns/villages. He 
considers that repurposed shopfronts could be used for the 
elderly as the shopfronts are generally close to public facilities 
such as hospitals and shopping precincts. For example, the 
single level Goulburn shopping malls could be redeveloped as 
multi story (sic) developments with residential dwellings above 
– such centres are more valuable for residential purposes than 
retail and are close to transport hubs and public facilities. 
Commercial interests will have views that merit transparent 
consideration. Because he’s away from Goulburn much of his 
time, he thought the timeframe for discussion was very short 
and had not noticed any discussion regarding the housing 
Strategy in the local press. 

Response/Comment:  Noted.  Recommended increase in density 
of housing in the centre of Goulburn via additional R3 Medium 
Density zone. 

32 Anglicare & Argyle housing Affordable and Social Housing: This submission provides a short 
history of Anglicare and Argyle’s involvement in the Goulburn 
and wider community and a snap shot of the current housing 
market for these sectors. An attachment shows waiting times 
for housing in Goulburn as: 

1 bdrm 10+ years 

2 bdrm 5-10 years 

3 bdrm 2-5 years 

4 bdrm 5-10 years 

The submission is summarised by recommendations including 
the following: 

» Simplify Council development approval process for 
affordable housing Development Applications and provide 
additional advisory services to assist ‘first-time’ compliance, 

» Promote the positive social and commercial impacts of 
affordable housing within the community to reduce NIMBYism 
(Not in my back yard), 

» Council adopt a fee structure for community housing 
developments to ensure affordable housing developments are 
financially viable. This should include: 

> A reduced upfront fee regime exclusively for 
construction and ongoing management costs of what should be 
considered community infrastructure (S94 and related 
Contributions) including Retirement Living proposals that are for 
affordable retirement living. 

> Development approval provisions for the inclusion of 
any appropriate restriction on land title for Council to seek cost 
recovery of S94 and related contributions should the land revert 
from affordable or community housing to the general market, 
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> Significantly reduced ongoing rates, fees and other 
charges which are an impediment to viable affordable housing 
developments; 

» Council enter construction and or management 
partnerships with registered community providers by enabling 
providers to build on Council owned land under a tenant-in-
common type arrangement. The land would remain in Council 
ownership. This may include conversion of existing Council 
owned buildings; 

» Through the planning mechanism, support development 
bonuses which deliver increased affordable housing outcomes, 

» Establish a monitoring system to track the 
increase/decrease in affordable housing over the life of the 
strategy. 

Comment/Response:  Noted.  There is scope for Council to 
prepare an affordable housing policy as part of a suite of policy 
documents to support the delivery of more suitable housing. 

10 David Penalver 
Goulburn Heritage Group 

General Heritage Conservation Area:  

a) Stresses the need for a clear final strategy that prevents 
damage to existing highly vulnerable inner urban environment 
close to CBD. 

GOULBURN’s HERITAGE CONSERVATION AREA: Encourages 
shop top housing restoration – bring life to CBD while catering 
for younger people, singles and those without cars. Agrees with 
3 storey apartment living in B3 zone but not facing heritage 
streetscape. B4; GHG members deplore the current spread of 
detached villa housing (appearance, impact and no investment 
value). Supports appropriate medium density residential 
opportunities. Wants DCP controls in B4 and proposed R3 with 
site coverage ratios are established to encourage attached 2 
storey town housing with garden/courtyard for space. Establish 
attractive garden spaces within B4 area important to city 
streetscape, with new townhouses blend sympathetically into 
their surrounds. Implement Housing policy, with open space 
DCP guidelines as soon as possible.  

OBJECTIVE: 
Disagree with suggestion Council might allow housing proposals 
to be considered where no urban design guidelines have been 
set. This is an abdication of Council’s responsibility to provide 
fair and reasonable guidelines necessary for a developer to 
know before any project is started. GHG’s experience is that it is 
impossible to raise design standards when project is already on 
the drawing board. Where guidelines have not been set, or 
design standards set, Community values continue to be lost at 
the expense of allowing a developer’s wish for financial gain to 
be met. 

OUTER FRINGE AREA: 
Extension of outer fringe w/o Major transport link through the 
existing settlements will create problems in future. Important 
that the expansion of the urban fringe does NOT include 
satellite service precincts that would negatively impact on the 
economic viability of the CBD. Much of the population. growth 
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is from tree changer’s escaping stress of crowded suburban 
lifestyle: people looking for charm with space for hobbies, a 
diverse range of housing types needed for ‘well off’ retirees and 
those needing smaller, affordable compact units where access 
will be essential.  Provision for larger lots has not been 
addressed. 

Supports not straddling Hume Highway and notes inefficient 
land use at Duck’s Lane but notes land south of Goulburn 
suitable for R5 zoning. Land to the south is near CBD and has 
been provided easy access via Lansdowne Bridge and 
Braidwood Rd (and is closer than Marys Mount or Run’O’Waters 
to CBD). 

Wishes the Strategy success. 

b) General - Goulburn Heritage Group support ALL strategies 
and policies currently on display for Goulburn. Many overlap but 
hope for a coordinated successful result linking each one. CBD 
Beautification – supports all four particularly cutting off Market 
Street and replacing with a pedestrian walkway. Traffic also an 
issue that GMC must seriously face (whether underground or 
multi-storey) – needs an inspiring vision for this very important 
heritage city in 20 years’ time. 

Response/Comment:  Council is reconsidering extent of existing 
conservation area to the north of the CBD, to provide more 
opportunity for less intact streetscape. 

Agree with providing more rigorous controls for better 
outcomes including urban design guidelines but these should be 
in DCP. 

Transport links and more efficient use of infrastructure will be 
considered in the planning for urban release areas and future 
zoning. 

11 Mhairi Fraser 
The Goulburn Group 
 

General: TGG advocates for sustainable development that 
prioritises biodiversity, social amenity and liveability, heritage 
values and adaptation of the built environment to climate 
change. 

Marys Mount 

a) URBAN DESIGN STANDARDS: 

Council must adopt urban design guidelines as a priority. 
Including reducing the reliance of new dwellings on ‘active’ 
heating and cooling. Location is an example of poor urban 
design with houses built right to the perimeter making it difficult 
to plant trees and shrubs for shade and wind protection. Privacy 
is an issue for many due to close proximity. Colorbond fencing is 
ugly and absorbs heat in hot weather. 

Many roofs are dark colours (heat absorbing), without adequate 
insulation, temperatures inside these homes are huge. This type 
of development requires revision from both aesthetic and 
climate change point of view. Building materials and design 
should take into account energy efficiency and solar passive 
design principles (including aspect, building materials, eaves and 
landscaping), as a minimum insulation and solar hot water. The 
price point of new dwellings should include the cost of heating 
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and cooling after purchase. This would encourage a shift in 
building practices towards sustainable homes and liveable 
communities. It’s crucial that Council adopts urban design 
standards that include the above solar passive design principles 
along with precinct linkages and amenity. 

b) LIVEABILITY AND LINKAGES: 

Strongly applaud the reference to cycle paths, green spaces and 
footpaths and attention to biodiversity corridors across the 
urban. 

Central Goulburn 

a) GENERAL: In principle support for a mix of housing as in-fill 
development in the CBD, however some examples to date have 
not been sympathetic to the Heritage nature of Central 
Goulburn (e.g. Clinton Street and Marion College) and resulted 
in bad outcomes from a visual amenity perspective (no 
sympathy between heritage context and unit complex). The 
height now blocks the view of the cathedral from Clinton Street. 
Verner St and Cowper Street developments are sympathetic and 
demonstrate (roof lines and design compatibility) they can be 
done properly. 

b) HEIGHT OF BUILDINGS: TGG feel very strongly that height 
levels should not be increased in Goulburn. Skyline and vistas 
are beautiful and the Post Office, Cathedrals and Uniting Church 
(and chimney pots) can all be seen from many vantage points 
and are what makes Goulburn attractive. Council at times 
appears ambivalent and sees heritage as an obstacle rather than 
an asset that attracts visitors. Retrofitting heritage buildings is a 
challenge but one that can be resolved by following other leads 
(Bendigo, Ballarat, Bathurst etc.). Retrofitting could see new 
industries develop in the region. 

c) LOSS OF URBAN HABITAT: Infilling in Central Goulburn should 
not create another Marys Mount where houses are built to 
boundaries and loss of space for trees and landscaping. Central 
Goulburn has lots of green space and urban backyards, mature 
street trees all of which contributes to our biodiversity, shade in 
summer and wind protection in winter and spring 
(microclimates). 

Response/Comment: The issues raised in the submission are 
noted.  While the Housing Strategy addresses the land 
requirements, the review of the more recent development has 
highlighted the need for a more structured and planned 
approach to the development of urban release areas to deliver 
better planning outcomes. 

No development should be allowed to occur without a detailed 
concept plan that includes servicing, road hierarchy, open space 
networks and connectivity back into the town centre.  

38 James Fuentas This is a general submission asking the following questions. 

When will this (the Housing Strategy?) be endorsed?  

And will the public see the final Urban and Fringe Strategy 
before it’s submitted to State Government for endorsement? 
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Is there any significant changes in terms of Large Lot Residential 
inclusions in the Goulburn fringe (R5)? 

Response/Comment: the Strategy will likely be endorsed later in 
2019. The amendments following the exhibition have been in 
response to comments made.  Council will determine how these 
will be communicated and whether additional feedback will be 
sought. 
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Figure 1 Submissions – Goulburn 
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Figure 2 Submissions – Marulan  
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4.3 Summary of Agency Submissions 
Additional engagement with Government agencies was undertaken during the first exhibition of 
the Draft Strategy and, together with public feedback outlined above, has informed this revised 
Draft Strategy. Agency submissions are summarised in Table 3 below. 

Table 3 Pre and during Exhibition Agency Consultation 

Agency  Issues Raised 

APA HP Gas Pipeline The proposed Urban Expansion Area was over their asset. The assets have a 
(max) 675metre (ML – Measurement Length exclusion zone) clearance 
requirement. 

This easement does not preclude development but requires strict controls. 
Sensitive land uses are not supported within the ML. 

Department of Primary 
Industry (6 June 2018) 

They suggest referring to the publication Living and Working in Rural Areas 
handbook and Right to Farm, Maintaining Land for Agriculture and 
Sustainable Agriculture policies which consider land use conflict, agricultural 
land use protection and sustainability of agriculture. 

Generally supported urban housing types such as town houses, apartments 
and small style housing options and these will provide more affordable 
housing options to meet part of the demographic demand. 

Department of Primary 
Industry (2 November 
2018) 

NSW DPI supports town houses, apartment and small style housing options 
and consolidating smaller size housing options into the existing town blocks. 
This type of housing will take up less land and enable greater amount of land 
to be used for food production. 

The neighbourhood planning principles (p27) could benefit from the 
inclusion of a statement about the use of buffer areas or separation 
distances between the rural and urban boundary to reduce land use 
conflicts. 

The urban expansion principles 9 (p32) refer to prime agricultural lands. The 
inclusion of important agricultural land mapping in that paragraph would 
enable the NSW DPI work to be recognised in those principles. 

While the release of lots in unsewered areas provides large lot residential 
development, it also results in larger area of land being consumed for 
residential purposes. 

The area proposed for urban and rural residential release are noted. The 
following is submitted: 

» Areas adjacent to existing urban or rural residential development is 
accepted as appropriate area for housing development. 

» There are a number of areas that appear to be isolated lots not 
immediately adjacent to urban areas that are proposed for release. It is 
unclear why they are included in the residential release. They are: 

> The area around Boxers Creek Road 

> 3 northern lots along Chinamans Lane 

> 3 isolated lots to the south west along Range Road, 

Water NSW (5 
November 2018) 

WaterNSW provided the SLWCA maps and reiterate their observations with 
regard to the identified areas in Figure 1 and 2 of the HS: 

For the proposed Marys Mount area, Water NSW identified: 
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» High to Extreme for Residential Unsewered 2,000-4,000 sqm lots, 

» Mostly extreme for Residential Unsewered 4,000 to 2 Ha lots particularly 
in northern release area,  

» Mostly Low to Moderate for Residential Sewered development 

Water NSW state that the Ministerial Direction 5.2 SDWC is still only given 
limited attention in the Draft Strategy (p19,29) and recommend that the 
subsection on ‘Sydney Drinking Water Catchment’ on p29 be prefixed by the 
term ‘Ministerial Direction 5.2’ so that Council, developers and consultants 
can readily identify the Direction and its provisions. This Section would 
benefit by including the general principle that water quality within the SDWC 
must be protected, and by including the following key principles of the 
Direction: 

» New development within the Sydney drinking water catchment must 
have a neutral or beneficial effect on water quality 

» Future land uses in the Sydney drinking water catchment should be 
matched to land and capability 

The above would then provide a clear legal pathway for consideration of the 
Strategic Land and Water Capability Assessments. 

Other Issues 

Figure 1 and 2 would benefit by clearer differentiation of the proposed 
urban expansion areas and zoning intent without text truncating important 
boundaries (e.g. Environmental Constraints text truncating the boundaries 
of the Low Density Residential Zone in Marys Mount). 

The Urban Investigation area along with deferred sites 2, 12 (in part), 28 and 
21 drain towards Lake Sooley (Sooley Dam). Other issues with stormwater 
management may also likely arise in any development on these lands. Whilst 
this water reservoir is not managed by Water NSW, Council may wish to 
consider the suitability of these sites for urban development, particularly if it 
is to be unsewered, given their proximity to the reservoir and the possible 
effects on Goulburn’s water supply. 

The Draft Strategy makes reference to the Seniors Housing SEPP on p24 and 
p119. The Housing Seniors SEPP does not apply to the Sydney drinking water 
catchment. This should be clearly stated in the final strategy. 

Seniors housing is regulated by the provisions of Council’s LEP 2009 and is 
only permissible where it is allowed by the zoning. 

WaterNSW is supportive of the inclusion of Direction 1: Secure water 
resources (SETRP Direction 18 – p128) which aims to protect the Sydney 
drinking water catchment. We particularly note the recognition of Neutral or 
Beneficial Effect test (NorBE), the need for up to date water cycle 
management strategies, and the application of Water Sensitive Urban 
Design principles. Minor corrections are however required. In the 
‘Implementation Outcome’, reference to SWC needs to be replaced with 
‘Sydney Drinking Water Catchment’ and the responsibility placed on Council 
and Water NSW (not SWC). 

Further alignment of the proposed release areas with the results of the 
SLWCA’s will help reduce water quality risks arising from new development, 
and associated costs borne by developers at latter stages in the planning 
and development process. 
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Water NSW (1 March 
2019) 

For Goulburn  

» Low to Extreme for Residential Unsewered 2,000-4,000 sqm, with 
extreme and high risks consistent with drainage lines, 

» Mostly Low to Moderate but some High and Extreme for Residential 
Unsewered 4,000 sqm to 2Ha 

» Mostly Low and Moderate for Residential Sewered lots. 

For Marulan  

» Residential Unsewered development 4,000 sqm to 2 Ha – predominantly 
High to Extreme risk except in the south east where the risk is Low 

» Residential Unsewered development 2,000 – 4,000 sqm – predominantly 
High to Extreme risk except in the south east where the risk is Moderate 

» Residential Sewered development – generally Low to moderate risk  

For Goulburn they particularly note that Site 39 is highly constrained in 
terms of water quality risk. Much of the land is identified as high to extreme 
risk as based on the SLWCA’s for unsewered 2,000-4,000sqm + 4,000 to 2Ha 
allotments. This indicates that this site is best suited to reticulated sewer if it 
is to be developed. 

For Marulan, including deferred Site 30, areas in the north of the urban 
expansion area have high and extreme risks for water quality for unsewered 
development, particularly Lot Sizes 2,000-4,000sqm. The proposed 
opportunities for R5 Large Lot Residential and RU6 Transition as suggested 
on Figure 2…may not be suitable if the allotments are to be unsewered. 
Water NSW recommends that any residential development in these areas 
should be preceded by reticulated sewerage. This further supports the need 
to upgrade Marulan STP. 

SEPP’s Directions and Codes 

They note and support the inclusion of the brief summary of the SDWC SEPP 
2011 on p23, however, the last paragraph should be amended as the SEPP 
only applies to land occurring in the SDWC and therefore does not 
technically apply to any or all land as currently stated. Water NSW also state 
that this section on the SEPP would also benefit by stating three key 
provisions i.e. giving effect to: 

» Water NSW’s current recommended practices and standards, 

» Requirement for all development within the SDWC to have a Neutral or 
Beneficial Effect on Water Quality (NorBE), and  

» Referring development applications (and Planning Proposals) to Water 
NSW for concurrence where so required. 

Office of Environment 
and Heritage (Ecology) 
29 March 2019 

In addition to submission received, Council met with OEH staff on 27 March 
2019 and an OEH Flood Engineer visited sites at Goulburn and Marulan on 9 
April 2019. 

Biodiversity Certification is a strategic assessment process available under 
the Biodiversity Certification Act 2016. This would help ensure that future 
developments do not  experience some of the land use conflicts that Council 
and proponents have experienced in some recent residential subdivisions. 

Prior to any rezoning resulting from the Strategy, OEH would encourage 
Council to commence preparing a Goulburn Local Overland Floodplain Risk 
Management Study and Plan to strategically manage both existing and 
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future flood risk such as those associated with the proposed urban release 
area and opportunity sites. 

No flood study has been undertaken for the Marulan area. Jaorimin Creek is 
noted to pass through the proposed urban release area as well as at least 
one of the Marulan opportunity sites and will have associated flood 
constraints. These should be investigated through preparation of a flood 
study prior to areas being rezoned for residential purposes. 

OEH considers that not only new residential opportunities should be 
identified by the strategy. The high conservation value land identified in (sic) 
strategy background reports should be zoned for environmental zones 
where not currently zoned for more balanced strategy outcome. 

OEH note the key action of the SETRP to protect validated high 
environmental value lands in LEP’s 14.2. 

There are some patches of EEC (Box Gum woodland) identified in Urban 
Expansion Areas. These are identified in HEV layer for SETRP. 

Of particular note, Biodiversity Certification (BC) (under the BC Act 2016) 
offers a streamlined process for areas marked for development at the 
strategic planning stage. This process identifies areas of high biodiversity 
value at the landscape scale so as to avoid and protect while also identifying 
areas suitable for development (from a biodiversity perspective). 

After BC is conferred on an area of land, development may proceed without 
further triggering the Biodiversity Offset Scheme (under BC Act 2016). This 
gives Council and proponents greater certainty that biodiversity issues have 
been addressed ahead of subdivisions. 

Recommending a comprehensive Aboriginal Cultural Heritage Assessment. 
These studies are consistent with Direction 23 of the SETRP 2036 and would 
provide greater certainty for stakeholders in any development assessment 
process. 

OEH note the 2012 studies and 2009 DCP identifying areas containing 
Aboriginal significance. OEH suggest that if any areas are present, an 
appropriate zoning should be put in place to allow for impacts to be 
avoided. They note Site 19 (Ducks Lane) and Site 7 (Rocky Hill area) have 
known ACH sites. 

Floodplain Risk Management 

Comments in this part reiterate the above and particularly emphasising 
Section 9.1 Direction 4.3 Flood Prone Land. 

General Flooding Summary 

OEH specifically note the following issues specifically identified in the Urban 
and Fringe Housing Strategy report: 

» Flooding constraints do not appear to have been adequately identified in 
the Draft Urban and Fringe Housing Strategy 2018 (the strategy) 

» Of the 8 planning precincts identified in the strategy, all but one are 
affected by riverine flooding (as per Council’s Wollondilly and Mulwaree 
Rivers Flood Study (2105)). Major overland flows were not assessed in 
the flood study, which are yet to be assessed for each of the precincts. 

» However flooding is only mentioned for the “Eastgrove” precinct, in 
which the strategy notes that this area lies above the floodplain of the 
Mulwaree River. This is contrary to Council’s flood study (2015), which 
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shows around 50% of the Eastgrove area within the floodplain with a 
history of flood affectation. 

» The strategy shows “Goulburn Flooding” extents in Figure 23, which are 
inconsistent with those presented in Council’s Flood Study (2015). 

» Various opportunities and constraints are discussed in Table 24 of the 
strategy, including for climate change and flooding. However the 
implications of climate change on flooding are not mentioned. The 
report notes significant flooding constraints on the Wollondilly River, 
however significant flooding constraints associated with the Mulwaree 
River are not discussed. 

» Appendix F provides a map of flooding constraints and sites for rezoning 
in Goulburn. The constraints presented are inconsistent with those 
illustrated in Council’s Flood Study (2015). 

» The full extent of flood prone land and the potential impacts of climate 
change have not been considered or assessed. 

Rural Fire Service 10 
December 2019 

The Rural Fire Service referral requested detailed studies addressing 
evacuation routes and Asset Protection Zones. 

Note from Council: The parameters of a detailed study suggested matters 
that would be addressed at a rezoning or development application stage. 
The key area at the Housing Strategy level is that housing is not located in 
isolated settlements separated from the existing urban area. This is a criteria 
that is being considered within the Housing Strategy. 

Department of Planning 
and Environment (email 
7 November 2018 and 
submission 22 February 
2019) 

» Separate the previously identified sites from the HS 

» Direction 2.1 Environmental Zones (which applies to environmentally 
sensitive land regardless of the zoning) and Direction 5.10 
implementation of Regional Plans are also relevant Section 9.1 Directions 
that should be added to Section 2.3 Ministerial Directions. 

» It suggested (sic) to also refer to the Government’s official population 
forecast for Goulburn and Marulan (refer to 
https://www.planning.nsw.gov.au/Research-and-
Demography/Demography/Populationprojections?acc_section=2016_ns
w_population_projections_data ). It is noted that the official Government 
population forecasts of 34,000 people by 2036 is less than the 
population forecast provided by ID the Population Experts. This is due to 
different methodologies used. It is considered that both forecasts 
methods are valid and provide useful information for planning purposes. 

» The section on infill housing in Marulan (Section 3.3.1 Current and 
planned housing) could also refer to the recommendation in the 
endorsed Goulburn Mulwaree Employment Land Strategy to rezone 
Thoroughfare and Austin Streets B1 Neighbourhood Centre to R1 
General Residential (and also Long Street – adjacent to Sydney Road - in 
East Goulburn). The actions of the EL Strategy concerning the need to 
address traffic issues in Marulan could also be referred to. 

» The first sentence in Section 5.1.7 Goulburn Existing Urban Area (p104) is 
unclear/needs clarification. 

Council Heritage Advisor 
(Louise Thom) 

The proposed R3 in the HCA is in an area dominated by highly intact 
Federation, Victorian and Inter-War buildings. This location has very little 
tolerance for change. 

https://www.planning.nsw.gov.au/Research-and-Demography/Demography/Populationprojections?acc_section=2016_nsw_population_projections_data
https://www.planning.nsw.gov.au/Research-and-Demography/Demography/Populationprojections?acc_section=2016_nsw_population_projections_data
https://www.planning.nsw.gov.au/Research-and-Demography/Demography/Populationprojections?acc_section=2016_nsw_population_projections_data
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Medium density development would find it difficult to achieve the objective 
‘To conserve and enhance heritage significance…’ in the proposed R3 zoning. 

» The west and south parts of the HCA would pose potential land use 
conflicts and the controls contained in S3.3.5.7 are not compatible with 
medium density development. 

» In the proposed R3 area, medium density development would only be 
possible with the amalgamation of and retention of the historic houses 
at the front. This would need to strictly follow the objectives and controls 
of the DCP. 

» Lot amalgamation and boundary adjustments to Heritage items within 
the HCA should be prohibited. Heritage items should be significant 
enough to retain all their features including subdivision pattern. 

» The proposed R3 medium density zoning is likely to be contrary to the 
objectives and controls of the DCP which is to conserve the heritage 
significance of the HCA. The level of change required to achieve medium 
density would erode the principle characteristics of the HCA. 

Council On 19 March 2019 Council resolved to: 

» Support the rezoning of land at Marys Mount (Mistful Park) from B1 
Neighbourhood to R3 Medium Density with a Minimum Lot Size of 1,500 
sqm, and 

» Rezone in Marulan from B2 Local Centre to R1 General residential with a 
LSZ of 700 sqm, and 

» The GM DCP in relation to commercial and medium density housing is to 
be amended. 

OEH (Heritage) 

 

 

Heritage have made a submission strongly recommending that Council 
undertake a Heritage Study - 7 Nov 2018. 

Council does have a Heritage Study which was finalised in January 2018 
which reviewed earlier heritage studies undertaken for both Goulburn and 
Mulwaree Councils.  A copy is on Council’s website. 

Essential Energy Identifies location of electrical infrastructure 

DPE Housing Strategy 
Guidelines 

Document has been updated in line with guidelines.  

 

4.4 Clarification 
The objective of the Strategy is to identify land suitable to meet the housing needs of Goulburn 
and Marulan to 2036. Fundamental to this Strategy is the need to identify land which is 
potentially suitable for urban residential use in both the short to long term, to ensure the 
preservation of this area for the future orderly growth of the towns to occur.  Council provided a 
“study area” which included the existing urban areas of Goulburn and Marulan and also identified 
the extent of the urban fringe.  The Strategy focus was generally contained to this area, however, 
where, due to contiguous ownership, or where properties straddled the “fringe”, the Study area 
was expanded to include these areas. 

In addition to this, Council sought a high level review of a number of sites that had been 
identified by individuals seeking re-zoning of land. These were referred to as Opportunity Sites. 
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This was a secondary aspect to the Strategy, as the sites have been nominated by owners over 
time and were not identified as a part of a strategic growth strategy for either urban expansion or 
for rural residential development.  The number of various public requests for rezoning in part 
necessitated the need for the broader housing strategy to occur to ensure that development 
occurred in an orderly and economic pattern that considered the broader constraints and 
opportunities available on the fringe of both Goulburn and Marulan. 

The process of identifying the most suitable land for residential expansion and the assessment of 
Opportunity Sites were two different processes.  The Key Sites were not a starting point.  The 
criteria for determining residential expansion were: 

» Consideration of environmental constraints  

» Contiguity with existing urban areas and ability to sequence development 

» Access to reticulated water and sewer 

» Scale in terms of the ability to deliver a significant residential area rather than isolated 
pockets of development 

The ability of the existing planning controls to absorb development; in the form of higher 
densities e.g. Dual occupancy and multi-dwelling housing or re-subdivision e.g. subdividing all 
residential land to achieve the current minimum lot sizes was also considered. In the context of a 
regional community, given the availability of land, desire for space and current planning 
framework, greenfield development is likely to be the preferred and more feasible option for 
developers. Therefore, while consideration of the opportunities to accommodate more people in 
the existing urban area are an important part of the Strategy, the key focus is new development 
areas.   

Rural Residential Development  

Rural residential development, regardless of the zone, is land developed primarily for residential 
purposes and not connected to reticulated water and sewer. 

This form of development was initially considered in the background research undertaken as part 
of the investigation of development areas.  However, the Strategy focus was on serviced land as 
a priority because: 

» There is a need to provide for up to an additional 2,750 residential dwellings in the urban 
fringe of Goulburn (assumed that 250 could be accommodated as infill in the existing urban 
area). 

» The land in the urban fringe area is highly fragmented, particularly in the west and this 
impacts the economic and orderly development of land.  Further, fragmentation would limit 
the potential long term expansion of Goulburn and may lead to a reduction in growth in the 
City as developers look elsewhere. 

» There is the opportunity for further rural residential development under the current planning 
controls. 

» Environmental constraints limited the development potential of large areas of land within the 
urban fringe. 

» It is a form of development that is inefficient in terms of the land requirements and does not 
make a significant contribution to land supply. 

» Goulburn and Marulan both have ageing populations and an increasing number of lone 
person households.  Current housing stock is predominately 3 bedroom detached dwellings 
and at odds with anticipated demand. 
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Given the overwhelming interest in this form of development through the first exhibition process, 
it was decided that further investigation into rural residential development needed to be 
considered. 

4.5 Key Issues First Exhibition  
The majority of submissions received by the community were from individual land holders seeking 
inclusion in the Strategy to allow subdivision for rural residential development.  In support of this 
position the key issues raised are summarised in the following table. The table also includes a 
comment by way of response. 

Table 4 Key Issues  

Issue  Response  

Accuracy of Biodiversity and other 
constraints mapping  

This issue was raised by a number of submissions, including some 
who had prepared site-specific biodiversity assessments.  

Post Exhibition, EcoLogical Australia undertook a further 
assessment of the known biodiversity constraints based on data 
available from the Office of Environment and Heritage. Following a 
desktop assessment of the High Environmental Value (HEV) land 
mapping, an ecologist from EcoLogical Australia and OEH 
undertook observations of areas in the urban fringe that may be 
otherwise suitable for urban development and to determine 
where subsequent degradation of native vegetation has occurred 
since the publication of existing data sets. 

The updated Biodiversity Report and mapping has been used in 
the revised Strategy. 

Failure to provide Rural Residential 
Development Opportunities 

The land around both Goulburn and Marulan is highly constrained 
by both natural environmental constraints, including flooding and 
biodiversity as well as built form or land use constraints, for 
example the gas pipeline to the north of Goulburn, abattoir or 
mineral resources exclusion areas as in Marulan. 

In addition it was initially understood that there was capacity in 
the current planning controls to accommodate some growth in 
rural residential development. 

Subsequently, more of the previous analysis has been 
incorporated into the Strategy document. 

More detail in the consideration of 
the Urban Fringe  

Many of the submitters expressed a view that the consideration to 
preferred options was too narrow.  

Others who were outside the Opportunity Areas were also seeking 
inclusion. 

In response, a precinct based approach has been taken.  This 
allows for more accurate understanding of site-specific constraints 
and opportunities. 

Range of Lot Sizes  There were a range of lot sizes proposed as being suitable for rural 
residential development.   

Council needs to ensure that there is sufficient land available for 
serviced residential development to accommodate growth both to 
2036 and beyond.  Both Marulan and Goulburn are very 
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Issue  Response  

constrained.  Failure to protect the urban fringe from 
fragmentation will inhibit the long term growth of Goulburn. 

It is extremely difficult to re-subdivide a rural residential area (for 
example Ducks Lane/Run’O’Waters), once it has been developed. 
The current LEP identifies the RU6 Transition zone to protect land 
from fragmentation. 

The RU6 Transition zone, therefore, is the starting point for 
consideration of land for urban purposes and subdivision of these 
areas below 10Ha should be discouraged unless a Development 
Control Plan is in place that will guide the orderly and economic 
delivery of services and infrastructure. 

Allowing 1-2 Ha and up to 5Ha rural residential lots throughout the 
urban fringe will not address the future housing needs. 

Goulburn will need to accommodate an additional (up to) 3,500 
dwellings to 2036.  If these are to be in the form of 1-2Ha Council 
would need to provide up to 7,000 Ha for this purpose.  

Need for Clarification of Criteria  There are criteria for the identification of greenfield sites, 
however, submissions had a focus on rural residential 
development. 

Additional criteria have been developed to inform the decision 
making process in terms of considering the Opportunity Sites.  In 
particular, reference to the RU6 Transition zone and establishing 
that the proposal will not prevent key sites from future 
development. The Strategy notes that these criteria could be used 
to assess future applications for rezoning. 

This is not designed as a full assessment tool.  Each site will need 
to be considered in merit and Council cannot refuse to accept a 
Planning Proposal to rezone land.  Rather, it should provide a 
checklist for both Council and a landowner. 

Consistency with the Strategy and the Regional Plan will always be 
the overriding factors.  
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5 Second Exhibition of Draft 
Strategy 

5.1 Revision following Public Exhibition  
As noted above, one of the outcomes of the first exhibition of the Strategy was a significant re-
working of the document to address the key issues raised. The scale of changes led to a decision 
to re-exhibit the Strategy to provide transparency.  

Following consideration of a report on the revised Strategy, Council on 15th October 2019, 
resolved to re-exhibit the document and invite submissions from interested persons. The 
exhibition period was between 18 October and 18 December 2019. Drop-in sessions were hosted 
by GMC as follows: 

» Marulan – 2pm – 6pm, 19th November, 2019 at the Marulan Community Hall, 70 George 
Street, Marulan 

» Goulburn – 2pm – 6pm 25th November, 2019, Council Chambers, 184 Bourke Street, 
Goulburn 
 

During the Public Exhibition period 28 submissions were received; 4 from Agencies, and 24 from 
members of the public. These submissions are summarised in Table 5 and Table 6 below. Many 
of the submissions follow on from submissions made earlier in the consultation process, including 
the exhibition of the earlier Draft Strategy. A number of new public submissions relate to issues 
and opportunities raised in the revised Draft Strategy.  

5.2 Summary of Public Submissions 
Numbers start with a 2 to indicate the second exhibition of the Draft Strategy.  

Table 5 Overview of Public submissions during Second Exhibition 

No. Submitter/Precinct Issues Raised 

2.1 Laterals Planning  
Goulburn and District Race Club 

12 December 2019 

Precinct 6 Middle Arm East 

No submissions made in the first 
DUFHS exhibition on this matter. 

Seeks to have a section of the Goulburn and District Race 
Club site, 204 Taralga Rd, Goulburn (Lot 1 DP 12155740) 
included within the Strategy as an area suitable for rezoning 
from RE2 Private Recreation to R5 Large Lot Residential. 
Also seeks the inclusion of a portion of land affected to be 
included in Schedule 1 of the LEP to allow animal boarding 
and training establishments. 
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No. Submitter/Precinct Issues Raised 

 
The proposal has potential to allow for approximately 15 
residential lots ranging from 2000 -3000m2 in area. 

A number of studies were undertaken in support of the 
submission. Preliminary consultation has also been 
undertaken between the Race Club and APA in relation to 
the Gas Pipeline.  APA made a number of suggestions to the 
proponent which are consistent with APA’s advice to 
Council in relation to identifying and protecting the 
easement, measurement lengths for sensitive uses etc. 

The submission states that connection to town water/sewer 
services is possible and proposed. 

The submission assesses the suitability of the site against 
the criteria in the Strategy for consistency, and against the 
objectives of the R5 zone. 

Response/Comment: The site was not identified as an 
opportunity site, however, is located opposite the 
opportunity site for Precinct 7 – Kenmore, across Taralga 
Road. The submission is consistent with the Strategy in that 
essentially this would be an infill development of a site that 
can be serviced.  However, the submission is seeking large 
lots on land that could potentially be serviced which is 
contrary to Section 1.6 of the Strategy. 

Larger lots would need to be justified either on the basis 
that the site constraints would limit smaller lots or that this 
is essentially facilitating a mixed land use within this area 
(i.e. a special precinct around the racecourse) being animal 
boarding and training establishment with residential 
component. 

A note has been added to the Precinct 6 overview that this 
may be an opportunity site and may include animal 
boarding and training establishments, with a subsequent 
Planning Proposal being the appropriate mechanism to 
determine the specifics for this site.  

2.2 Willow Tree Planning on behalf 
of Darraby Pty Ltd and Marulan 
Estates Pty Ltd 

18 December 2019 

Supports the principles and directions of the Draft Strategy 
and seeks to have additional land considered for residential 
development in Marulan as identified in the plan below in 
red and white hatching. 
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No. Submitter/Precinct Issues Raised 
Precincts Marulan Town Centre 
and Marulan West 

Partly refers to former Site 15 
(for comments on Portland Ave 
etc) as identified in the first 
exhibition of the DUFH. 

 
Specifically land zoned RU6 within the Marulan Estate area 
and land zoned IN1 and IN2 located within Portland Avenue 
and Wilson Drive. 

That a priority should be made of using the RU6 land within 
Marulan Estate which is closer to the centre of town in 
preference to the land identified to the East of the Hume 
Highway. 

Land currently zoned IN1/IN2 in Portland Avenue and 
Wilson Drive should be considered for residential as it 
would be more consistent with the land uses closer to the 
town centre and reduce the impact on residents and local 
roads in relation to industrial traffic. 

The RU6 area within Marulan Estate has not been 
considered a housing opportunity in the Strategy due to 
perceived constraints. 

The RU6 zone was previously identified to address 
stormwater detention requirements associated with the 
development of the residentially zoned portion of the site 
which is no longer required by Council.  It does not serve 
the purpose identified in the zone objective to provide a 
transition to rural land as it is located between industrial 
and residential. 

Further to the above, as a secondary objective to this 
submission, the draft UFHS should consider the existing IN1 
and IN2 industrial zoned land immediately to the east 
(along Wilson Drive and Portland Avenue) of the Site for 
potential rezoning for residential purposes. Such an 
outcome may provide opportunities to:  

» Improve access and amenity through residential and 
commercial areas.  

» Redirect haulage routes and heavy traffic from this area 
providing an opportunity to improve the quality of local 
roads. This is in response to one of the constraints 
identified for the precinct within the draft UFHS.  

» Improve the land use interface with the Town Centre 
and its surrounds.  

» Provide further housing opportunities in an appropriate 
location in response to the targets of the draft UFHS.  
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No. Submitter/Precinct Issues Raised 
The submission acknowledges that the site constraints 
identified within the draft UFHS must be overcome.   The 
Site and its immediate surrounds are currently restricted by 
access, bushfire, haulage routes, and the mineral resources 
buffer which may impact any increase in density via 
subdivision. 

Response/Comment 

With regard to the land identified around Portland Avenue 
for rezoning to residential this is generally supported but 
would potentially trigger a review of the current 
Employment Lands Strategy. The DUFHS is not the 
appropriate strategy for considering review of 
industrial/commercial land supply. 

With regard to the RU6 zoned area, it is not identified as a 
housing opportunity in the Strategy due to existing 
constraints. 

2.3 Urbanism on behalf of Ganter 
Constructions 

15 December 2019 

Precinct 15 - Marys Mount  

Refer previous Submission 4 -  
“Site 26” First Draft UFHS 
exhibition.  

 

Raises concerns with the rapid visualisation approach for 
identifying HEV lands (vegetation) when applied to the 
Mistful Park site. 

A Flora and Fauna Report was submitted for the site with 
the lodgement of the Planning Proposal for this site (prior 
to its inclusion with the Housing Strategy).  This report was 
far more detailed and prepared in consultation with 
Council. 

The rapid visual assessment has resulted in a greater area 
being represented as potential HEV than that previously 
identified in the more detailed study. 

a) The draft Strategy acknowledges Council’s Resolution of 
6 March 2018 in relation to the Mistful Park Urban 
Expansion Lands Planning Proposal (Precinct 26 formerly 
and now Precinct 5) which states:  

2. The Planning Proposal to rezone the ‘Mistful Park’ 
property is supported in principle but deferred at this time 
pending the outcome of the Urban & Fringe Housing 
Strategy.  

3. The Planning Proposal to rezone the ‘Mistful Park’ 
property be included on a list of properties to be considered 
in the Urban & Fringe Housing Strategy and the applicant be 
encourage to investigate the concerns raised by the State 
Government Departments. 

b) The draft Strategy is corrected to acknowledge the more 
rigorous environmental field work that has already been 
undertaken by Woodlands Environmental Management in 
direct consultation with Council’s Environmental and 
Strategic Planning staff in 2017. Further, that environmental 
overlays contained in the draft Strategy are corrected to 
identify the site as being subject to detailed site surveys 
already undertaken by the landowner in consultation with 
Council staff.  

c) That the Draft Strategy specifically identifies Mistful Park 
Urban Expansion Lands Planning Proposal as substantially 
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No. Submitter/Precinct Issues Raised 
progressed and proponent-led and that a report 
recommending its progression to the NSW Department of 
Planning Industry and Environment LEP Gateway be 
received for Council’s consideration along with the draft 
Strategy so that the detailed environmental assessments 
and pathways can be progressed with OEH. 

Response/Comment: 

Noted.  There is an opportunity for proponent-led planning 
proposals and this has been acknowledged in the revised 
Draft Strategy. 

This site will require a BDAR as part of that process to verify 
at a site level the biodiversity impact of development. Site-
specific recommendations and history have not been 
included in the Strategy as this level of detail is not 
considered to be appropriate for this document. 

2.4 Tomasy Planning 

On behalf of Gormen Pty Ltd 

7 December 2019 

Refer also Submission 29 – 
DUFHS – First Exhibition. 

Seeks to include a portion of “Glenrock” (248 Highland Way, 
Marulan) as potential rural residential development within 
the Draft Strategy as per below.  

The submission suggests that if the inclusion of the land 
identified in Highland Way for rural residential is essential 
then the inclusion of this segment is essential as well as it 
has the same constraints and topographical features. 

 
This is supported by justification in relation to location and 
site suitability (refer submission for details).  The submission 
notes that inclusion of this property within the Strategy is: 

» Consistent with the Strategy 

» Does not undermine future residential land 
opportunities 

» There is an absence of land use conflict 

» Not flood affected. Connects to existing road network 

» Provides a meaningful number of lots 

» Practical utility: cost and efficiency 

» Community benefit must be placed over developer 
opportunism. 

» Exclusion from Strategy will adversely impact Glenrock 
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No. Submitter/Precinct Issues Raised 
Response/Comment: 

The “Glenrock” site is outside the Marulan Fringe Study 
Area. Development of this precinct has been questioned by 
Water NSW, DPIE (Geoscience) and Boral due to water 
quality constraints and to potential residential/quarrying 
interface constraints. As a result, no further development is 
recommended under the Draft Strategy. 

2.5 Tod Anderson on behalf of  
T & T Equity Pty Ltd 

5 December 2019 

Refer Submission 7 – DUFHS – 
First Exhibition 

 

Submission in relation to 152 – 194 Brayton Road, Marulan. 

Supports the inclusion of this property as a development 
opportunity site in the context of a possible future 
residential zoning.  Submission indicates willingness to 
participate in or independently initiate a planning proposal 
for this site. 

Seeks to clarify the language used in the call-out to the 
Precinct Map and relationship between flood constraints 
and lot size. 

Comment/Response: 

The areas indicated in the Strategy are indicative only, with 
more detailed zone boundaries to be determined at the 
Planning Proposal stage. 

To clarify, the precinct map has been amended to designate 
it for urban residential. 

2.6 Suresh Guduguntla on behalf of 
Kentgrove South Property Pty Ltd 

17 December 2019 

This is outside the investigation 
area and was identified as Site 38 
in the original DUFHS exhibition. 

Seeks to have land known as 17699 Hume Highway, 
Towrang identified as a future land release opportunity site 
in the Strategy for rural residential lots with minimum lot 
size of 5Ha around Riparian Corridors and 2Ha in other 
areas. 

Justification includes, but is not limited to, the following. 

» The subject site is well located - it has access from both 
the Hume Highway (1.3km frontage) and Boxers Creek 
Road (1.5km frontage) and is in close proximity to the 
northern entry to/exit from Goulburn. 

» The subject site is right across the road from 420 Acres 
of Industrial zoned land which will eventually be 
developed into an Industrial hub/park. 

» Electricity and telecommunication connections are 
readily available for extension into the subject site. An 
electricity easement traverses the subject site. 

» The subject site is large enough to accommodate the 
environmental issues e.g. riparian corridors, biodiversity 
etc. There is no flood affectation outside riparian 
corridors on the subject site. 

This submission suggests that the reasons previously used 
to exclude this property from the Strategy are not 
substantiated as follows: 

Not Contiguous to Goulburn urban area: 

Even though the subject site is not contiguous to Goulburn 
town, it is right across the road from 420 Acres of industrial 
zoned land which will be developed into an industrial 
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No. Submitter/Precinct Issues Raised 
hub/park and the subject site would be ideal for people to 
live and work across the road. Also, any infrastructure 
investment to develop the industrial zoned land would be 
more cost effective to have development on either side of 
highway rather than just on one side. 

Economic indicators suggest that there will be growing 
demand for affordable rural residential lots from people 
living in Sydney who are considering a tree change to the 
Goulburn region, as Goulburn is only 90mins away from 
Campbelltown/Camden areas and the lot sizes are getting 
smaller and more expensive in Sydney and its fringes. Also, 
having a mix of rural residential lots around the fringes of 
Goulburn along the Hume Highway corridor with direct 
access to the Highway will cut down 10 to 15min travel 
time. 

One of the key strategies of the Goulburn Mulwaree 
Community Strategic Plan 2030 is “to provide opportunity 
for residential and rural residential development and 
encourage affordable housing”. 

The subject site is within a 3km radius of the Precinct G-10 
Mountain Ash identified for growth area in Urban and 
Fringe Housing Strategy for 164 large lot dwellings. 

Biodiversity: 

The site is identified as “Biodiversity” on the Terrestrial 
Biodiversity Map Goulburn Mulwaree  LEP 2009. It is 
understood that the Office of Environment and Heritage 
and Council are revising the map. 

The “Biodiversity” identification potentially reflects the 
presence of some remnant vegetation on parts of the site. 

We understand from the local EcoLogical consultant that in 
the Goulburn Mulwaree LGA, particularly in the periphery 
of Goulburn, the Terrestrial Biodiversity Map only broadly 
reflects the actual biodiversity values at any particularly 
location in the LGA. Indeed, the Terrestrial Biodiversity Map 
is often inaccurate when considered at the site scale and 
therefore it should be revised following field-surveys to 
appropriately ground-truth and map the biodiversity values 
of the subject land. 

We have been advised by the Local Land Services back in 
August 2018 that, ''there is no sensitive land on this 
property - only vulnerable is the riparian protected area - 
see Map 2. The land is a very cleared landscape and would 
be close to <10% vegetation cover - which would restrict 
most clearing activities besides the allowable activities''. 

The subject site has very little conservation value given that 
it is highly modified grassy woodland and its prolonged 
grazing history. 

Flooding 

There is no flood affectation outside riparian corridors on 
the subject site. 

Comment\Response: 
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The inclusion of this site as a rural residential opportunity 
area is consistent with the Strategy only in so far that 
connection to water/sewer is unlikely.  

Significant upgrades to Hume Highway access would be 
required.  

Suitable supply for rural residential is already identified in 
the Strategy primarily in the Mt Gray East, Mountain Ash 
and Brisbane Grove precincts. These precincts are closer to 
the Goulburn centre and have better road access (i.e. do 
not require Hume Highway access upgrades). 

The flood mapping for Goulburn does not extend to this 
area, therefore, flooding would need to be further 
assessed. The biodiversity value of the site is also not 
assessed in detail, however this is not a primary factor for 
excluding this site from the Strategy.  

2.7 JH & EM Hoskins 

18 December 2019 

Gorman Rd Precinct 

Refer also previous Submission 2 
– DUFHS First Exhibition. 

Supports the consideration of land in the Gorman Rd 
precinct for lot sizes of 2Ha minimum. 

Seeks that Council rezone the sewer irrigation area land to a 
compatible land use as the use of this area will affect future 
residential land use of other properties on Gorman Road. 

Suggests that Council expand the Gorman Road Cemetery 
to include all or part of: 

Lot 491 DP669162 

Lot 1 DP 111406 

Lot 50 DP 750050. 

Comment/Response: 

The future of the sewer irrigation area once identified as 
surplus to Council’s requirements is a separate matter for 
assessment.   

The expansion of the Gorman Road Cemetery is a separate 
matter for Council to investigate, outside of this Strategy 
which is focused on housing. 

2.8 Stewart Thompson 

16 December 2019 

Precinct 2 Run ‘O’ Waters Rural 
North 

 

Refer previous Submission 23 – 
Site 4 – First DUFHS exhibition. 

The submission relates to the proposal to rezone land to a 
700m2 minimum allotment size. 

A number of precinct-specific observations are made in 
support of the identification of the future residential area 
given the ability to provide: 

» Water/sewer service provision. 

» Telephone and internet service provision 

» Electricity provision 

The submission observes that the release of this area will 
provide an opportunity for better road connection with 
Goulburn (connectivity with existing Run-O-Waters and 
capacity for a further emergency egress from this locality). 

Water quality requirements can be met with a future 
residential development. 

The precinct does have some environmental constraints 
with areas containing the Tableland Grassy Box-Gum 
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Woodland endangered ecological community and riparian 
corridors.  These areas provide opportunities as 
green/habitat corridors.  Biodiversity stewardship should be 
considered with future development to protect and 
maintain these areas. 

Development along the northern section of Run‘O’Waters 
should be limited to provide a buffer and wildlife corridor.  
Some owners in this section have expressed a desire to 
maintain a rural outlook. 

Comment\response: 

This submission is generally supporting the inclusion of this 
site as an opportunity area in Precinct 2 – Run’O’Waters 
(north). 

Further biodiversity investigation will need to be 
undertaken for the north/south corridor between Bonnett 
Drive through to Addison Street/Gurrundah Road to enable 
a more specific approach to the consideration of this area’s 
redevelopment. This is likely to occur as a part of a Planning 
Proposal process. 

2.9 Southern Cross Consulting 
Surveyors On behalf of the 
Parlett and Murray Families 

15 January 2020 

407 and 457 Crookwell Road, 
Goulburn (Lots 70 and 73 DP 
1006688). 

Precinct 4 Sooley 

Refer also previous Submission 
30 – First Exhibition of DUFHS 
“Site 6”. 

The submission notes that the Urban and Fringe Housing 
Strategy - Post Exhibition Review prepared by Elton 
Consulting and dated 2 October 2019 response to the 
previous submission dated 21 February 2019 was 
supportive of part 407 Crookwell Road being suitable for 
future urban expansion for ‘short to medium term release' 
but for mapping which identified that the site as being 
mapped as biophysically strategic agricultural land (BSAL). 
Subsequent investigations and inquiry indicate however 
that the application of BSAL mapping is relevant only to the 
gateway process for mining and petroleum development 
under SEPP (Mining, Petroleum and Extractive Industries) 
2007. In this respect, the application of BSAL mapping 
relating to a proposed change in zoning from rural to urban 
is not appropriate. 

The subject site is not isolated and adjoins land on the 
eastern side of Crookwell Road which has been identified 
for short term urban release. It is anticipated that the site is 
capable of a lot yield in excess of 200 lots containing areas 
of not less than 700m2. In area, the development site 
mirrors recent subdivision precincts in Goulburn, known 
locally as Mistful Park, Teneriffe, Belmore Estate, Monastery 
Gardens, The Tillage and Joseph’s Gate. These 
developments have been highly successful and have met 
local market demands. 

Comment/response:  

Part of 407 has been identified as an opportunity area. 
Council during the exhibition of the Strategy contacted NSW 
DPIE to gain clarification as to the nature of the 
impact/constraint that the BSAL classification poses in 
relation to the Strategy. As stated in the submission, DPIE 
confirmed that BSAL is a tool used in the SEPP - mining, 
petroleum and extractive industries.  
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However, the BSAL constraint aligns with Class 3 land and 
soil capability being land capable of a wide variety of land 
uses. It remains a valid constraint to development 
particularly in the short term and in circumstances where 
sufficient land has been identified that does not share this 
constraint. The adjoining opportunity area in the Middle 
Arm West precinct is identified for short/medium term 
development guided by a Structure Plan/DCP to ensure 
adequate open space/green infrastructure, and social 
infrastructure, and assist in calculating water and sewerage 
servicing requirements. 

It is, however, recommended that the priority status of 
“low” be removed to facilitate a proponent-led planning 
proposal. 

The submission includes 457 which was not identified as an 
opportunity area at this stage.  Again, this site is almost 
completely within the class 3 agricultural land area. It is not 
intended to include this site given the area of land identified 
elsewhere.  

At this stage, the Strategy has identified sufficient land to 
satisfy residential demand and it is recommended that this 
site remain rural. 

2.10 Garrie Roberts 

14 November 2019 

North of Goulburn fringe study 
area. 

No previous submission to 
DUFHS on this matter. 

Requests that the land previously proposed under 
Amendment 6 including 130 Marble Hill Road, Kingsdale to 
be considered under the Strategy. 

Requests investigation of Council’s Heritage Map which 
includes 130 Marble Hill Road. 

Comment\Response: 

130 Marble Hill Road, Kingsdale is located well outside of 
the fringe investigation area for the Strategy. Heritage Map 
revisions are outside the scope of the Strategy which is 
focused on housing. 

2.11 Bernadette & Hugh Moran 

26 November 2019 

100 Middle Arm Rd, Goulburn 
(Lot A Plan 357487)  

Precinct 6 Middle Arm East  

Site sits immediately above 
previous “Site 1” in original 
DUFHS. 

No previous submission to 
DUFHS on this matter. 

This submission seeks inclusion of 100 Middle Arm Road in 
the potential Residential zones. More correctly, it appears 
only the South-Eastern corner of our property is included in 
the proposed Residential zones, causing our property to 
have dual zoning.  

 
We would submit that the entire 28.33 Hectares should be 
zoned Residential, for serviced low density Housing.  

The reasons for this include: 
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» the property is contiguous with urban areas, with close 

proximity to town 

» part of our property is already in the land bank 
designated as Serviced Residential 

» because of its location there is viable serviceability of 
water and sewer 

» the size of the property (28.33 Ha / approx.. 70 acres) 
provides the ability to stage development, particularly if 
the owners of adjacent smaller properties remain on 
their holdings long term as lifestyle properties. 

» the property is a flat, treeless plain, which will require 
minimal clearing of vegetation. 

» the property has road frontage to Middle Arm Road. 

Comment/response 

100 Middle Arm Road is located north of the APA gas 
pipeline which closely follows the southern boundary and 
crosses the south-east corner of the property.  

100 Middle Arm Road is within the identified ‘future 
residential urban release area’. This development 
opportunity area is proposed for serviced residential 
(700sqm MLS) post 2036 or once land south of the gas 
pipeline has been developed/residential supply in identified 
precincts is exhausted.  

2.12 George Gildea 

29 November 2019 

18 December 2019 

8 January 2020 

 

Previous submission in relation 
to APA Gas pipeline management 
made to Council and reported on 
with the previous post exhibition 
report on the DUFHS  

This submission relates specifically to the presence and 
management of the high pressure gas pipelines owned and 
managed by APA and APA’s representations to Council on 
this matter in relation to the Strategy and potential 
development of identified opportunity areas to the north of 
Goulburn. 

The submission does not accept the proposition by APA that 
there is any responsibility upon Council as a planning 
authority in relation to assessing and planning around risks 
associated with the high pressure gas pipeline. 

The submission reiterates that the gas pipeline is the sole 
responsibility of APA.  Furthermore, that nobody outside 
the pipeline operator is required to protect the assets of the 
pipeline operator.  Furthermore, there is nothing contained 
within SEPP (Infrastructure) nor within the Australian 
Standard requiring Council to undertake upon itself any 
responsibilities associated with pipeline safety. 

The submission states that the pipeline easement 
restriction only apply to the land below the surface and not 
to surface land use. 

Comment/response: 

DPIE also made a submission relating to the gas pipeline. 
Please refer to 1.9 Key Issues further on in this report. 

2.13 Precise Planning on behalf of the 
owner of 515 Crookwell Road, 
Kingsdale 

As per a previous submission to the earlier Strategy, this 
site is sought to be included as an area which is appropriate 
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3 Dec 2019 

Sooley Precinct  

Refer Submission 28 (DUFHS first 
round exhibition and “Site 12). 

for rural residential development. With lots ranging in size 
from 4,000m2 – 2Ha. 

The reasons given in support of rural residential 
development include: 

» The site is only moderately constrained in relation to 
other more highly constrained sites. 

» The site has no productive use and will be sterilised if 
left out of the Strategy. 

» Water quality issues and proximity to Sooley Dam can 
be addressed. 

» Council has not undertaken any feasibility analysis on 
which to base decisions on likelihood of extension of 
water and sewer services to this site which 
disadvantages the land owner. 

» Holistic on-site effluent management solutions should 
be addressed now rather than left until later. 

» Intensive Plant agriculture is a permissible use and 
would have a similar impact in terms of water quality. 

» Council should consider this matter in context with 
other sites and against the orderly and economic 
objectives of the NSW Environmental Planning and 
Assessment Act. 

Comment/response 

This submission is not supported. Reasons for exclusion 
include: 

» The demand for urban residential and rural residential 
land in Goulburn has been met as identified within the 
Strategy.  

» The sites chosen for urban development are more 
contiguous with existing residential than this site.  

» For rural/large lot residential (where no town 
water/sewer connection is proposed), the development 
opportunity areas identified are not within an 
immediate catchment for Sooley Dam -Goulburn’s water 
supply. 

2.14 Kingsdale Consulting for 16 
Nicole Place 

12 December 2019 

Garfield Precinct 

Refer also previous Submission 
39 – First exhibition of DUFHS 

This submission is in relation to a request to reduce the 
minimum allotment size of the E4 Rural Living Zone on the 
eastern side of Carr Street from 8,000m2 to 4,000m2. 

The description of the Garfield Precinct in the Draft Strategy 
does not really fit with the Cathcart Street locality.  

A previous submission to this Strategy included an 
assessment of biodiversity for this area which found the 
remnant native flora is limited with many established 
gardens with exotic species.  Therefore, a reduction of the 
minimum allotment size on the eastern side of Carr Street 
will not have a significant impact on biodiversity. 

Comment/response: 
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The precinct character description has been updated to 
include the transitional large lot residential area on the 
western fringe.  

Council could consider a reduction of minimum lot sizes 
within the zone where supported by an assessment of 
biodiversity value. 

2.15 Goulburn Heritage Group 

14 December 2019 

Precinct 18 – Heritage 
Conservation Area/CBD 

Refer also previous Submission 
10 – First exhibition DUFHS. 

Generally supports the revised Strategy and offers specific 
comments on Precinct 18 – Heritage Conservation Area, 
where medium density residential expansion needs to be 
encouraged. 

Comments/response: 

Council’s developer contributions plans will require 
updating as a part of the planning associated with 
substantial zoning change.  

Design guide details are more appropriately included in a 
development control plan (DCP). Council is in the process of 
reviewing its DCP. Desirable streetscapes and design 
standards can be incorporated into the DCP, however, 
Council is not resourced to provide individual site controls 
for every site. 

For the purposes of the Strategy it is relevant to consider 
Heritage as a constraint when identifying areas suitable to 
be rezoned to R3 – Medium Density.  It is agreed that 
heritage can be an opportunity for urban design purposes. 

A greater number of units in the CBD is consistent with the 
need identified in the Strategy to increase housing choice in 
serviced areas and housing to suit an ageing population. 

An action to review planning provisions in the LEP/DCP in 
the CBD to allow more housing has been added and 
Precinct 18 has been updated to include CBD opportunities 
for housing. 

2.16 John Craig & Jeanette Shuttle 

16 December 2019 

Lots 11 and 12 DP 1156095 
(Middle Arm Road and Progress 
Street) 

Bradfordville Precinct 

No previous submission to 
DUFHS – however had sent letter 
to Council seeking a PP in 
relation to Point 1. 

This submission relates to two matters: 

1. Request to rezone the portions of the identified lots 
currently zoned E3 Environmental Management to R2 Low 
Density Residential. A plan submitted which (was originally 
supported by a detailed slope stability investigation) 
indicates extent of slope affectation. E3 Areas where slope 
affectation remain problematic should have the minimum 
lot sized reduced to 4Ha on the presumption a lot this size 
could have a suitably located dwelling site in relation to the 
slope. 

2. Notes that Lot 8 DP 258489 Progress Street (former Site 
14) has an approved subdivision on it which should be 
acknowledged by the Strategy. 

Comment/response: 

1. The boundaries of identified development opportunity 
areas are indicative only. Lots 11 and 12 are within an area 
generally identified for urban development and would have 
a relatively minor impact on the overall supply of housing. If 
the constraints are addressed, and the land can be serviced, 
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Council could consider a PP, however, noting that DPIE 
(Environment)’s submission to the Strategy states ‘any split 
zones should be rezoned in favour of Environmental zones’. 

2. Lot 8 is already zoned R2 with an expectation of 
residential development and therefore requires no further 
consideration by the Strategy.  

2.17 Little Develop Co. on behalf of 
Mr and Mrs Kelly 

17 December 2019 

15108 Hume Highway, Marulan 
Lot 12 DP 700290 

Just north of Marulan North 
precinct.  

No previous submission has been 
made in relation to this site. 

This submission seeks the inclusion of 15108 Hume 
Highway, Marulan Lot 12 DP 700290 as outlined in red 
(below) when overlaid on the Constraints Map for Marulan. 

Seeks an LEP amendment to reduce the minimum allotment 
size from 40Ha to 10Ha and suggests that this can add to 
housing supply. The amendment would facilitate a 4 lot 
subdivision. 

 
Suggests there is strong strategic merit in this as there are 
minimal to no physical constraints: 

» The site is in a single ownership and has connection to 
electricity. 

» The site is bushfire prone (which can be managed). 

» The site is not flood prone. 

» The site has two access points. 

» New dwellings could be sited outside of 250m from the 
Hume Highway. 

» The site is within 3km of the Marulan town centre. 

Comment/response: 

This submission is not supported, as this site is located 
outside the investigation area and does not offer a 
substantial contribution to rural residential supply.  

2.18 Jessica Renshall on behalf of the 
owners of 1 Bishopthorpe Lane, 
Baw Baw 

The sites are within the RU6 Transition Zone and identified 
in the Baw Baw Precinct of the Strategy. This area is 
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17 December 2019 

Baw Baw Precinct  

68 Range Road and 1 
Bishopthorpe Lane, Baw Baw. 

No previous submission made to 
DUFHS. 

intended to be held in reserve for urban residential (for 
development post 2036). 

A portion of this area was a non-putrescible land fill site for 
building waste. The filling process has ceased, and the 
capping process is underway. The site has been tested for 
gas leakage and has shown zero emission. Tested on June 
2019 by Consulting Earth Scientists. 

The site currently abuts a rural residential zone, therefore 
requests that the zone be extended to include these 
properties. 

If not rezoned the land will sit unused and create a less than 
desirable landscape as the site has little to no agricultural 
value for land use. 

Proposes a subdivision into 14 Large Lot Residential sites at 
4,000sqm each, with semi-private open space in the middle. 
Any residential buildings will not sit on the areas where 
filling has taken place. 

The site is accessed by two roads, Range Road and 
Bishopthorpe Lane and is already connected to water, 
electricity and sewage. 

Seeking development in keeping with the local trend and 
will service the future of the area by providing further 
housing with the added benefit of semi-private open space 
in the middle. An equestrian arena has been mentioned as a 
possibility and such a use is permissible on the site of the 
former landfill. 

Comment/response: 

The DUFHS identifies this area as having potential for future 
urban serviced lots as it is considered more constrained by 
slope than other opportunity precincts identified. It should 
be protected from fragmentation by large lot residential 
development in the meantime (until 2036 or such a time 
that housing supply identified in the Strategy is exhausted). 

Note: This site includes a licenced fill site on 68 Range Rd 
(as described above) and a rural residential property on 
approximately 10 ha. The site also borders historic site 
‘Bishopthorpe’. 
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2.19 John Taylor 

18 December 2019 

Refer previous submission 14 – 
First exhibition of DUFHS – 
vicinity of “Site 25”. 

Congratulates Council on the revised Strategy and 
appreciates the consideration of the community input from 
the previous exhibition. 

Refers to Site 25 (reference to original Draft Strategy) in the 
Mountain Ash Precinct 10, and notes the update to the 
biodiversity comments which now reflect lesser constraints 
for this issue and supports this. 

States that there is no impact in this area from noise 
associated with motor racing. 

Questions the Precinct 10/11 Constraints and Opportunities 
Map regarding the boundary of the area noted as 140.6 Ha, 
but notes that this may only be indicative. 

Notes an error in Precinct 19 Ifield – a potential infill area is 
vacant blocks behind Goodstart Early Learning, access via 
Erith St. This area is actually in Precinct 18 Central 
Goulburn. 

Remains unclear about how demand is established. 
Comment/response 

Boundaries of opportunity areas within the Strategy are 
only indicative. Further detailed assessment of a number of 
constraints will be required to determine extents of areas 
available which are suitable for large lot residential 
development. 

Ifield precinct map has been revised to generally encourage 
infill rather than identifying specific sites.  

Refer to ‘Large lot residential demand and supply’ in section 
5.4 Clarification of this report. 

2.20 Mecone on behalf of Windellama 
Road Pty Ltd 

18 December 2019 

 

Refer previous Submission No 27 
for “Site 25” 

Submission on behalf of owners at Mountain Ash Road, 
Brisbane Grove as indicated in red below. 

 
Submission suggests that demand may be greater for rural 
residential lots than that specified in the Strategy. 
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The submission is concerned that the Strategy is ambiguous 
in terms of whether a Council-led Planning Proposal will be 
prepared for large lot/rural residential investigation areas. 

Requests that Council does undertake a Council-led PP and 
that this be clarified. 

The submission included a concept subdivision plan and 
constraints mapping. 

Comment/response: 

Next steps have been updated and clarified in the 
Implementation section of the Draft Strategy.  

Given the extent of development opportunity areas 
considered in the precinct approach of the revised Draft 
Strategy, it is not practical to undertake a single Council-led 
PP. Council’s preference is for individual PPs representing 
groups of owners within precincts.  

Site studies and works to complete PPs are to be at the cost 
of the landowners as: 

» This Strategy will see a huge uplift in value for land 
identified as development opportunity. 

» Sites are likely to be sold and developed by others. 

» Council cannot afford the studies. 

» Some studies will take longer than others depending on 
the site. 

» The willingness/ability of owners to financially 
contribute will vary. 

Concept subdivision plans are not considered as a part of 
this Strategy, as the Strategy is considering broader 
constraints across all precincts.  Details of individual sites 
and potential subdivision layouts will be considered as a 
part of further planning proposals, site-specific technical 
studies, etc. 

2.21 APA Group 

18 December 2019 

Goulburn Precincts 4 Sooley, 5/6 
Middle Arm, 7 Kenmore.  

4-Marulan West. 

Previous submission included in 
State Agency Submissions 
(following first DUFHS 
exhibition).  Privately owned 
infrastructure provider. 

This submission relates specifically to APA’s interest as the 
owner and manager of the high pressure gas pipelines 
which pass through the LGA and in particular North 
Goulburn. 

Overall, APA is generally supportive of the Strategy. 
However, it suggests further inclusion of commentary and 
mapping of APA’s existing HPTGPs and easement within the 
study area, specifically: 

Figure 1 Urban Expansion Recommendations Goulburn  

 Overlay APA’s existing HPTGPs and easement.  

Figure 2 Urban Expansion Recommendations Marulan  

Overlay APA’s existing HPTGPs and easement.  

Section 4.8.1 Criteria of identification of greenfield sites  

APA recommends inclusion of the following statement:  
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Development should minimise conflict and not result in 
fragmentation of existing high pressure transmission gas 
pipelines.  

Section 4.9 Constraints and Opportunities Assessment  

APA recommends inclusion of commentary regarding high 
pressure transmission gas pipelines within Table 24 – 
Opportunities and Challenges as follows: (refer to full copy 
of submission). 

APA reiterated comments made in the previous submission 
in relation to: 

» the preferred treatment of its easement as a linear open 
space reserve and in relation to road crossings over its 
easement (i.e limited to periodic perpendicular 
crossings). 

Safety Management Study (SMS) 

The development envisaged under the Strategy would 
change the land use classification around the pipelines and 
therefore trigger the need for a Safety Management Study 
(SMS). In essence, the pipeline has been designed for a rural 
environment where the risk of damage to the pipeline is 
low and the consequence of a full bore rupture is also 
relatively low. The proposed change in land use significantly 
increases the risks. Therefore, these risks must be examined 
and measures put in place to reduce the risks to acceptable 
levels.  

The current stage of planning is an ideal time to complete 
an SMS. This is because development layouts can be 
changed and sensitive land uses can be identified.  

APA prefers that an independent facilitator manage the 
SMS to avoid a perceived conflict of interest. APA’s position 
is that the cost of the SMS and any necessary risk 
management measures (e.g. slabbing the pipeline) be the 
responsibility of the ‘agent of change’. Completing an SMS 
at this stage ensures the SMS addresses the site as a whole 
and allows costs to be shared between various 
development proponents. 

Australian Standards 2885 and the Measurement Length 
(ML – 675m either side of pipeline) and safety issues 
including the exclusion of sensitive uses from the ML. 

In a separate letter to Council dated 18 December, 2019 
APA has advised: 

» It is a principle of the SMS that it merely identifies 
additional controls that may be required. It does not 
seek to apportion costs associated with such controls. 

» There are SMSs conducted for a range of purposes 
including: 

» Prior to construction to establish the required controls 
and design parameters 

» periodic operational review (5 yearly) 
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» Encroachment SMS for activity within the pipeline 

corridor/easement 

Land use change SMS triggered by specific development 
proposals. In this instance, the SMS required is triggered 
only by land use change as a result of the Draft Urban and 
Fringe Housing Strategy, and is focused on examining risks 
associated with that land use change. It is not triggered by 
any change in the pipelines or the age of the pipeline. 

Planning Generally 

APA also summarised in its letter dated 18 December, 2019 
that: 

The ML is not an area over which APA has any legal control 
or any form of tenure, nor do we wish to exercise any such 
rights. The ML is not an area in which development or 
activity is precluded. The ML does not prevent use for 
standard agricultural activities. It does not prevent urban or 
rural residential development occurring. In fact, there are 
many instances around Australia, including through major 
metropolitan areas where development, including 
residential housing, exists up to the edge of the pipeline 
easement, with no issue to APA or to the surrounding 
residential development. In addition, the easement itself 
provides the opportunity for valuable linear open space, 
which is an asset to the surrounding community. 

APA does not seek to impose any outcome on Council (or 
private development) outside of our pipeline easement, but 
we are obligated to ensure that Council and developers are 
aware of the pipeline, associated issues, and work to 
achieve the best outcomes. 

Comment/response: 

APA comments on the preferred treatment of pipeline 
easements as linear reserve noted and included on the 
relevant constraint’s maps.  The preferred development 
areas maps exclude the constraints, therefore, including the 
pipeline is not considered necessary. 

See Key Issues Second Exhibition (section 5.5 of this report) 
as well as submissions from DPIE and George Gildea on this 
issue. 

2.22 Gunlake  

13 January 2020 

 

Refer previous Submission 24 – 
First Exhibition of DUFHS. 

 

This submission is mainly concerned with: 

1. The identification of constraints associated with 
Gunlakes’ operation, e.g. the use of the haulage route along 
Ambrose Road from Brayton Road to Red Hills Road. 

2. Residential interface issues associated with the use of this 
road, number of truck movements, etc.  This route was built 
to partly avoid residential interface issues with the previous 
haulage route through Marulan.  This would be negated by 
providing more residential access to Ambrose Road. 

Comment\response: 

The Marulan North constraints map includes a buffer to the 
Gunlake haulage route similar to the Hume Highway buffer. 
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This has been added to the map legend. Precinct overview 
and development opportunities identified have been 
updated to stipulate that access will be from the south with 
limited to no access north to Ambrose Road - Hume 
Highway so as to not impact on the haulage route. 

Site-specific DCP provisions when drafted for the North 
Marulan Precinct can include further detail on limitation of 
access of residential subdivisions to haulage route.  Master 
planning will be used to identify preferred access options in 
this precinct.  

2.23 Jan & Alex Weir and David Long  

13 January 2020 

Lot 13/DP573773 and Lot 
364/DP750015 

Precinct 3 – Baw Baw 

Refer previous Submission 25 
also known as “Site 22” first 
DUFHS exhibition. 

Lot 13/DP573773 and Lot 364/DP750015 to be considered 
under the Strategy as a site for future (short to medium 
term ie: 2-5 years) environmentally sustainable ‘Green 
Certified’, residential development. While it is recognised 
that proposed allotment sizes would be subject to further 
land capability and infrastructure capacity analyses, we 
propose that the minimum lot size for both allotments be 
amended to 700sqm. 

Such an amendment is consistent with Council’s previous 
statements on the best use of the subject land as outlined 
below and is consistent with the recommended future 
development of the land and precinct as cited in the revised 
Urban and Fringe Housing Strategy. 

Comment/Response 

Green certified developments are certainly encouraged to 
proactively adapt to the challenges of a changing climate. 

It is noted that these lots are located next to the current 
zone boundary with the R5 zone on Addison Street (and 
Council water reservoir). The sites are lower than the 
reservoir and could be connected to town water services. It 
may be possible to connect in future to town sewer services 
(with pumping stations required given the topography).  

Refer to 5.5 Key Issues below - Prioritisation of opportunity 
areas.  

2.24 Boral Land and Property Group 

16 December2019  
Boral Concrete 30 Wilson Drive, 
Marulan 
Marulan Town Centre Precinct 

18 December 2019 
Peppertree Quarry 
Marulan South/East Precinct 

No previous submissions to 
DUFHS. 

Town Centre: Boral is concerned about the Draft Strategy 
recommendation to consider rezoning Lots 1 and 2 
DP1053945 (‘Truck Stop’) within the M-1 Town Centre 
Precinct for the following reasons: 

» Incompatible land uses – the Portland Avenue/Wilson 
Drive Industrial Sub-Precinct is accessed by an approved 
B-double route which keeps trucks off residential roads. 
Boral’s concrete batching plant is 248 metres south west 
of the Truck Stop site. Strategy needs to consider these 
land-use constraints. 

» The sub-precinct should stay industrial. It has low 
vacancy rates (HillPDA, 2016) and is largely occupied by 
storage sheds and small service industries which provide 
employment for Marulan residents. 

» Rezoning was not proposed in the Employment Lands 
Assessment (2016) and is not justified for the sake of an 
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oversupply. Housing to meet dwelling targets/demand 
can be provided in North Marulan and existing zoned 
land in the Town Centre. 

Boral requests: 

» the addition of mitigation measures and amendments to 
the Strategy recommendations.  

» re-wording three of the Local Housing Strategy 
Objectives (in Section 4 The Priorities). 

Marulan South (East): Boral objects to the inclusion of land 
south of the Hume Highway identified as Precinct 2 Marulan 
South and the recommendation that the land is suitable for 
residential rezoning and seeks its removal from the Strategy 
for the following reasons:  

» Lack of demonstrated demand (oversupply of LLR; no 
demand in Marulan South and sufficient supply 
elsewhere in the LGA, speculative rezoning likely to have 
long term implications for agricultural and resource 
operations); 

» The potential interface impacts that would likely arise 
from the locating of an increased number of dwellings 
within proximity to extractive industry, mining 
operations, and associated rail assets;  

» Lack of site suitability due to inherent constraints and 
incompatibility of residential development with 
surrounding and established primary production uses.  

Boral is concerned that inclusion of land identified as 
Precinct 2 Marulan South would lead to land use conflict 
due to its proximity to primary industry, including large 
scale extractive industry and mining, and that the 
justification provided within the report is not evidence led. 

Comment/response: 

Town Centre: The suggested land use conflict mitigation 
measures are considered reasonable; however, these are 
developed through a Planning Proposal process rather than 
the housing Strategy.  

A rezoning of the ‘Truck Stop’ site could be considered in 
conjunction with the adjacent block (6 Hacking Circuit, 
Marulan) with a structure plan to enable better 
development outcomes, including the location/s of 
residential access and avoiding land use conflict.  

The suggested re-wording of the Objectives is appreciated 
and has been adopted with slight modifications. Refer to 
‘Section 4 The Priorities’ of the Strategy document. 

South Marulan the identified opportunity area was deferred 
following the second Public Exhibition period due to the risk 
to water quality and the potential land use conflict with 
extractive and rural industries. These concerns were 
expressed in submissions from Boral, Water NSW and DPIE 
(Geoscience). Refer to Section 5.5 Key Issues: South 



ELTON CONSULTING 

Consultation Report 62 
 

No. Submitter/Precinct Issues Raised 
Marulan Large Lot Residential and Effluent Management 
Areas (EMAs) of this report.  

There is community and political demand for the increased 
supply of Large Lot Residential housing on both the 
Goulburn and Marulan fringes, as demonstrated by 
submissions received during the first Public Exhibition of the 
Draft Strategy, and the resolution (2020/224) of Council on 
16 June 2020 to include two additional Large Lot Residential 
opportunity areas in the Strategy. 

5.3 Summary of Agency Submissions 
Additional engagement with Government agencies and infrastructure providers was undertaken 
during the exhibition of this revised Draft Strategy. Together with public feedback outlined above, 
Agency feedback has informed these final revisions to the Draft Strategy. Agency submissions are 
summarised in Table 6 below. 

Table 6 Re-exhibition Agency Consultation Summary 

Agency Issues Raised 

Department of 
Planning, 
Infrastructure and 
Environment 
19 December 2019 

Considers the revised draft Strategy to be significantly improved and 
strongly supports the precinct-based approach to new development 
areas. The provision of a variety of housing types including low and 
medium density, including infill opportunities, as well as additional large 
lot residential opportunities is also supported.  
Comments are minor editing or clarification matters, as noted below. 
Consistency with South East and Tablelands Regional Plan: 
A number of the proposed development precincts, e.g. Marulan South, 
Run-O-Waters (Rural North) appear to contain verified high 
environmental value (HEV) land. The inclusion of validated HCV land in 
the estimated dwelling yields may create an unrealistic development 
expectation. It is suggested that Council consider revising the proposed 
development footprints to avoid validated HEV land consistent with the 
stated intent of the draft Strategy and requirement of Directions 14, 15 
and 28 of the South East and Tablelands Regional Plan.  
It’s unclear from the Strategy whether HEV data has been validated for 
all of the proposed development precincts or just for specific properties. 
Council could consider identifying in the Strategy if additional validation 
is required for specific precincts to inform the preparation of a planning 
proposal.  
Population projections:  
Updated population projections have recently been released for 
Goulburn Mulwaree LGA. These are available on the Department’s 
website https://www.planning.nsw.gov.au/projections  
Council note: The population projections from DPIE recently released 
focus on the low range projection only.  The high range projection 
whilst in the document only appears in a graph which makes it less 
prominent.  The projections are stated in the document as not having to 
be applied to Housing Strategies.  It is considered that the assessment 
of population in the DUFHS is relatively conservative and takes into 

https://www.planning.nsw.gov.au/projections
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account a higher growth scenario so as to ensure supply.  It also 
provides a clear blue print for future expansion, which will guide 
planning proposals and infrastructure planning. 
Eastern Gas Pipeline: 
It is suggested that Council refer to the Department’s Planning Circular 
in the Strategy in relation to buffer and other mitigation requirements 
for development proposals on land adjoining the Gas Pipeline. 
https://www.planning.nsw.gov.au/-/media/Files/DPE/Circulars/planning-
circular-18-010-act-and-regulation-changes-2018-10-26.pdf?la=en 
Council note: The Planning Circular mainly relates to the Development 
Application stage. Regardless, it is in the public interest to identify all 
potential hazardous constraints to development and mitigate them at 
the strategic stage. The Circular does refer, however, to other 
documentation for the assessment of hazardous development being:  
“Such development should consider preparing a risk assessment as part 
of the development application to demonstrate that the development 
will comply with the risk criteria for land use safety planning published 
in Hazardous Industry Planning Advisory Paper No. 4 – Risk Criteria for 
Land Use Safety Planning. It is important to have a comprehensive 
understanding of the hazards and risks associated with the operation of 
the pipeline and of the adequacy of safeguards. 
 
In assessing the tolerability of risk from high pressure pipelines, both 
qualitative and quantitative aspects need to be considered.  
Any quantitative (numeric) risk assessment should be consistent with 
the principles published in Hazardous Industry Planning Advisory Paper 
No. 6 – Hazard Analysis. The risk assessment is to be performed by a 
suitably qualified professional. This assessment is the responsibility of 
the applicant and must be undertaken in consultation with the pipeline 
operator. The risk assessment should be submitted with the 
development application.” 
Constraints/opportunity mapping: 
» It’s unclear what the green squares around the proposed 

development area on the Marulan South Opportunity Map represent. 
Suggest these are included in the key to the map. 

» Arrows linking text boxes with proposed development areas are 
missing on the Gorman Road, Mt Gray East, Kenmore, Run-O-Waters 
(Rural North) opportunity maps.  

Ministerial Directions: 
» Ministerial Direction 2.1 Environment Protection Zones is also 

relevant to the Strategy because it applies to all environmentally 
sensitive areas, not just to environmental zones.  

» Suggest that reference to Direction 5.1 Implementation of Regional 
Strategies is removed because the Direction was revoked on 17 
October 2019.  

Other: 
» Suggest removing section 1.2.4 “Sydney Canberra Corridor Regional 

Strategy” because the Regional Strategy is no longer relevant as it 
has been replaced by the South East and Tablelands Regional Plan. 

https://www.planning.nsw.gov.au/-/media/Files/DPE/Circulars/planning-circular-18-010-act-and-regulation-changes-2018-10-26.pdf?la=en
https://www.planning.nsw.gov.au/-/media/Files/DPE/Circulars/planning-circular-18-010-act-and-regulation-changes-2018-10-26.pdf?la=en
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Department of 
Planning, 
Infrastructure and 
Environment 
(Environment) 
18 December 2019 
 

Aboriginal Cultural Heritage  
Supports the approach of early consideration of Aboriginal Cultural 
heritage (via comprehensive assessments) in consideration of future 
development areas.  The Department provided a separate table with 
comments on specific precincts in relation to Aboriginal Cultural 
heritage. 
Flooding 
The Department acknowledges that the feedback from the previous 
submission has been incorporated in the revised Strategy.  The 
Department requests that Council continue to work collaboratively to 
obtain reliable flood information to inform future planning of the LGA 
and the plans such as the Strategy. 
Biodiversity 
The Department recommends that: 
» There is no large lot residential development planned for areas with 

validated HEV, keeping in mind that areas of HEV must be validated 
(by an appropriately qualified professional) before a planning 
proposal is considered. 

» Areas that are already zoned environmental should not be rezoned to 
a different zone which offers less protection. 

» Any split zones should be rezoned in favour of Environmental zones. 
Council should consider opportunities under the Biodiversity 
Conservation Act, 2016 for strategic biodiversity certification of future 
urban release areas. 

Department of 
Planning, 
Infrastructure and 
Environment 
(Geoscience) 
9 January 2020 

The Division has reviewed the Strategy and provides the following 
comments in relation to Ministerial Planning Direction 1.3 – Mining, 
Petroleum Production and Extractive Industries, and the Goulburn 
Mulwaree Mineral Resource Audit 2015.  
Goulburn housing precincts:  
The Strategy identifies the Sooley and Middle Arm West precincts are 
coincident with the Kingsgate Limestone Potential Resource Area (PRA). 
While the Division is not aware of current extraction operations or plans 
for development, residential zoning would prohibit development of 
limestone resources within that part of the Kingsgate PRA. The Division 
acknowledges the Strategy has avoided the Kingsgate PRA around the 
Baw Baw and Run ‘O’ Waters precincts, and that the majority of the PRA 
remains zoned for rural land uses and available for potential limestone 
extraction.  
The Division has no issues with the Goulburn housing precincts. 
 Marulan housing precincts:  
The Strategy identifies land around Marulan West as being highly 
constrained by Lynwood Quarry. The Division supports the 
recommendation that there is no additional development capacity in 
West Marulan due to significant constraints including incompatible land 
uses, and that housing in this precinct would sterilise potential resource 
areas or quarry expansion.  
The Division acknowledges the potential for land use separation 
between the Marulan North URA and the Gunlake Quarry haul route as 
well as a recommendation to limit residential use.  
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The Division has no concerns with the Marulan South area (north of the 
main Southern Railway), however further residential development within 
area M-2 south of the Main Southern Railway in the vicinity of the 
Peppertree Quarry private rail line (Consolidated Mining Lease 16) 
would be of concern to the Division. 

Water NSW 
18 December 2019 

General 
The overall revised Strategy is more responsive to site constraints than 
the previous version. 
Where 2Ha unsewered lots are proposed, Water NSW wants greater 
consideration of the results of the Strategic Land and Water Capability 
Assessments (SLWCAs) and the buffer distances required for effluent 
management areas (EMAs). 
South Marulan appears to be particularly constrained with much of the 
area being generally unsuited for unsewered residential development. 
Further consideration of the SLWCAs and EMA buffer distances may 
help refine Precinct boundaries, improve lot yield estimations, and 
reduce water quality risks arising from later new development. It will 
also help ensure that later development will be able to achieve a neutral 
or beneficial effect (NorBE) on water quality as required under State 
Environmental Planning Policy (Sydney Drinking Water Catchment) 
2011. 
Precinct boundaries are not overlain with the constraints analysis, it is 
difficult to determine how the Strategy responds to the site constraints 
at this broad scale. To this end, Figures A and B would benefit by 
overlaying the boundaries of the Precincts to show how their location 
and shape respond to the constraints identified. The constraints analysis 
would also benefit by including results of the Strategic Land and Water 
SLWCAs and, for large lot residential development, buffer distances 
required for EMAs (see below). Such an approach would help 
substantiate how the Strategy has responded to site constraints 
including risks to water quality. 
Comment/Response: Figures A and B detailing Goulburn and Marulan 
constraints were intended to give a general visual appreciation of the 
main areas of affectation for each town. Layering all constraints would 
result in unnecessary complexity and reduce the legibility of maps.  
Constraints are sufficiently mapped by precinct.  
Effluent Management Areas (EMAs)  
Within the Sydney Drinking Water Catchment, EMAs are required to be 
sited 100m from permanent or intermittent watercourses and from the 
full supply level for all water supply reservoirs. They are also required to 
be located at least 40m from farm dams and drainage features. The 
Strategy recognises the 100m buffer requirement noting that it poses a 
constraint to large lot residential (un-serviced lots) development in some 
fringe precincts, particularly South Marulan, Brisbane Grove and 
Mountain Ash (p.64). However, none of the individual Precinct summary 
maps factor this 100m buffer distance into the constraints analysis and 
only the Marulan South Precinct summary mentions this 100m EMA 
buffer requirement.  
WaterNSW recommends that the Precinct Summaries analysis for the 
Large Lot Residential Precincts (Gorman Road, Mt Grey East, 
Run’O’Waters, Brisbane Grove, Mountain Ash and South Marulan) be 
reviewed to include consideration of the EMA buffer distances in the 
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respective Precinct constraints analyses as projected lot yields may be 
over-estimated. Such a review may also help identify which land is 
heavily constrained by the presence and density of watercourses and 
drainage features and therefore where unsewered development may be 
highly constrained. The revised analysis would also help ensure that 
water quality is protected and that a NorBE can be achieved in future 
subdivisions arising in these areas. 
Strategic Land and Water Capability Assessments (SLWCAs)  
Outputs from the SLWCAs are provided for Residential Sewered land 
and Unsewered Residential lots 4,000m2 to 2Ha for both Goulburn and 
Marulan (Appendix D). However, these outcomes are not discussed in 
the body of the Strategy. It is unclear whether and how the SLWCAs 
have informed the broad site constraints analysis (Figures A and B) or 
those conducted for individual Precincts (Section 3). 
The Strategy would benefit by more clearly articulating how it responds 
to water quality risks as informed by the SLWCA results. To this end, 
the Strategy should examine the location and boundaries of the 
Opportunity Precincts (Figures C and D) against the water quality risks 
as informed by the SLWCA results, and provide some explanatory text. 
Ideally this would be supported by maps that overlay the Precinct 
polygons for:  
a) the ‘Serviced Urban Residential’ and ‘Urban Release Area Long Term’ 
for Goulburn (Figure C) and Marulan (Figure D) with the SLWCAs for 
Residential Sewered land for Goulburn and Marulan (Figures 4 and 
Figure 5 of Appendix D, respectively), and  
b) ‘Large Lot Residential’ areas for Goulburn (Figure C) and Marulan 
(Figure D) with the SLWCAs for Unsewered lots 4,000m2 to 2Ha for 
Goulburn and Marulan (Figures 6 and 7 of Appendix D, respectively).  
The Strategy would also benefit by mentioning the results of the 
SLWCAs in the individual Precinct boundaries, particularly the outcomes 
of the SLWCA for Unsewered Residential lots 4,000m2 to 2Ha in relation 
to the Precincts identified for Large Lot Residential development. 
Response/Comment: 
» All urban development is to be sewered so the SLAWCAs for 

unsewered residential lots are not relevant for the urban areas. All 
rural/large residential lot areas identified in precincts such as Mt Gray 
East, Mountain Ash, Brisbane Grove and Marulan South were 
deliberately identified as having lots with a minimum of 2ha.  There 
is no SLAWCA detailed for lots over this size as far as Council is 
aware.  The main areas identified in SLAWCAS for extreme risk are 
watercourses.  This is reflected in the general requirement for a 
100m setback from riparian areas for on-site EMAs.  

Sewer and Related Services  
All Precinct summaries would benefit by clearly stating whether the 
opportunity areas are, or proposed to be, connected to services such as 
sewer and water. 
Response/Comment: 
» All urban residential opportunity areas are proposed to be connected 

to water/sewer and other services (refer Section 3). Large lot (rural 
residential) residential opportunity areas are generally proposed to 
be unsewered for a MLS greater than 2ha.  In some circumstances 
there may be an opportunity to provide smaller lots and these will 



ELTON CONSULTING 

Consultation Report 67 
 

Agency Issues Raised 
need to be connected to reticulated water and sewerage 
infrastructure.  

Goulburn  
Large Lot Dwellings  
Large Lot dwellings are proposed in four Precincts (Gorman Road, Mt 
Grey East, Mountain Ash and Brisbane Grove) in Goulburn with one 
area, Run’O’Waters, including a limited number of unserviced adjoining 
Large Lot Residential Serviced Residential development.  
In email correspondence of 4 December 2019, Council confirmed the 
Gorman Road large lot residential opportunity areas are largely 
occurring on the western flank of Gorman Road on land that is already 
cleared. WaterNSW is supportive of this approach as it avoids the 
vegetated areas that the SLWCA (for Unsewered Residential 
Development lots 4,000m2 to 2Ha) identified as posing a High Risk to 
water quality. Some areas of Extreme Risk occur along the drainage 
features, and future lot configurations would need to be sensitive to the 
constraints presented by these features. 
WaterNSW is supportive of the Mount Gray East (seemingly 
incorporating former deferred Site 7) provided the land proposed for 
development is that land which is already cleared. The cleared land in 
this area generally has a Low to Extreme Risk to water quality (for 
Unsewered Residential Development Lots 4,000m2 to 2Ha), with most 
Moderate Risk and the Extreme Risk areas being confined to drainage 
features. WaterNSW is supportive of avoiding the steep areas of 
vegetated land immediately east of this site which are generally High to 
Extreme Risk and therefore poorly suited to rural residential 
development.  
The Brisbane Grove and Mountain Ash areas are generally associated 
with a Low to Extreme Risk to water quality as based on the SLWCA for 
Unsewered Residential Development Lots 4,000m2 to 2ha. Areas of 
Extreme Risk are generally associated with drainage features. There 
should be sufficient flexibility in this landscape to accommodate large lot 
dwellings. However, a number of drainage features in this area include 
3rd and 4th order streams with large catchments. Buffer distances for 
EMAs may influence the projected lot yields in this Precinct, particularly 
for those areas between Mountain Ash Road and Windellama Road. Lot 
configurations will need to be sensitive to watercourse constraints. The 
Brisbane Grove area is generally less dissected by drainage features 
than Mountain Ash and may have greater propensity to meet the lot 
yields projected. 
The Run’O’Waters precinct includes an estimated 11 Large Lot dwellings 
as well as 1,693 residential dwellings. Relevant to the Large Lot 
dwellings, the SLWCA for Unsewered Residential Development Lots 
4,000m2 to 2Ha reveals that the land generally carries a Low to 
Moderate water quality risk, with an Extreme risk being associated with 
waterways. At face value, there appears to be sufficient capacity within 
this area to sustain 11 Large Lot dwellings as proposed. The position of 
EMAs with respect to nearby serviced residential development will need 
to be considered in any Planning Proposal and subdivision application 
for this area. 
The Strategy generally adopts a 2Ha MLS for Large Lot residential 
development, although the Tables on page xv identify the possibility of 
smaller MLS 2,000-4,000m2 being supplied to the Large Lot Residential 
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land at Run’O’Waters Precinct only if water and sewer services become 
available (see page xv). WaterNSW supports this approach. 
Marulan 
Marulan is highly constrained in terms of being able to supply 
unsewered Large Lot Residential development. In previous 
correspondence, WaterNSW identified concerns with regard to 
unsewered development risks for urban areas to the north of Marulan, 
noting that the risk to water quality is predominantly High to Extreme in 
that area (based on the SLWCA for Unsewered Residential, 4,000m2 – 
2Ha lots; Figure 7 Appendix D). The revised Strategy (page xv) now 
advocates a possible staged approach to deliver the Serviced Urban 
Residential development to Marulan North.  
WaterNSW does not support the staged approach, and believes that the 
proposed Marulan North Precinct should be fully serviced with 
reticulated sewerage prior to residential development and occupation. 
For sewered development, the water quality for these general areas 
(combined) is Low to High with a Moderate Risk predominating except 
in the south-east of the Precinct which generally has a Low Risk to 
water quality. WaterNSW is therefore supportive of those aspects of the 
Strategy that seek to reduce water quality risks by ensuring that new 
urban development is sewered in these areas.  
The Strategy also proposes to accommodate Large Lot Residential 
(unsewered) development in an area referred to as Marulan South 
(Figure D). It appears this area is being put forward in place of former 
Deferred Area 16 which lies south of the railway line. Both former 
Deferred Area 16 and the current Marulan South Opportunity Area have 
significant water quality risk constraints. Based on the results of the 
SLWCA for Residential Unsewered Lots (4,000m2 to 2Ha), both areas 
are characterised by Moderate to Extreme Risks to water quality, with 
most of the land being dominated by an Extreme risk. The Marulan 
South area contains a number of 1st and 2nd order drainage features 
and, as raised earlier, the constraints analysis, does not take into 
account that WaterNSW is generally not supportive of unsewered 
development occurring in this area.  
As an alternative, based on results of the SLWCA for Residential 
Unsewered Lots (4,000m2 to 2Ha), areas south-west of Marulan 
between the Main Southern Railway and Hume Highway have land 
areas that vary from Low to Extreme Risk to water quality, with more 
areas of Low Risk potentially available for development. WaterNSW 
would welcome the opportunity to discuss with Council whether this 
area might be more suitable in providing a limited supply of Large Lot 
Residential housing. 
Large Lot Residential Demand and Supply  
The draft Strategy (Table 17) indicates that during the past decade 
there has been 820 approvals for dwellings, however there is no 
breakdown of dwelling approvals between serviced residential 
allotments and unserviced rural-residential allotments on larger blocks. 
This makes it difficult to understand the demand for unserviced rural 
residential type dwellings. The Strategy seems to use zoning as a 
surrogate for rural residential development, noting, that rural residential 
development is typically located in land zoned R5 Large Lot Residential, 
RU6 Transition and E4 Environmental Living and with MLSs ranging 
from 2,000m2 to 10Ha depending on zoning and MLS requirements 
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(pages 55-56). The Strategy identifies that 290 lots have been created 
in Goulburn over the past decade while, over this same period, 
approvals have been granted for 200 dwellings. It concludes that there 
is around 4.5 years supply of large lots for Goulburn.  
It is not clear whether the figures of 290 and 200 have been derived 
from an analysis of R5 zoned land only (as stated on page 60), or 
derived from an analysis of RU6 and E4 zoned land (as implied on page 
56). If the former, then the analysis would benefit by including lot 
demand and supply information for RU6 and E4 zoned land. It may well 
be that there is a greater available supply of rural residential land than 
suggested, thereby reducing the immediate need for further rezoning 
and changes to MLSs to facilitate more unsewered development. 
Section 9.1 Direction 5.2 Sydney Drinking Water Catchment  
The Draft Strategy overviews the key provisions and principles of the 
Section 9.1 Direction 5.2 Sydney Drinking Water Catchment in Appendix 
A, recognising its objective to protect water quality and that it applies to 
planning proposals within the SDWC. Inclusions of these provisions are 
supported. This section would also benefit by cross-referencing the 
results of the SLWCAs.  
State Environmental Planning Policy (Sydney Drinking Water 
Catchment) 2011.  
The Draft Strategy includes a brief summary about the role of the SDWC 
SEPP on pages 5-6 that would benefit by explicitly stating that the SEPP 
actually requires new development to have a NorBE on water quality. A 
similar statement could also be made in the last paragraph about the 
SEPP as contained in Appendix A.  
Sydney Drinking Water Catchment – Definition  
The draft Strategy (page 64) includes information about the SDWC, 
drawing from key requirements of the SDWC SEPP and Direction 5.2, as 
well as addressing key constraints to residential land use from a water 
quality perspective. These provisions are supported. The Strategy may 
benefit by including a link to a map of the Sydney Drinking Water 
Catchment as provided here: 
https://www.waternsw.com.au/__data/assets/pdf_file/0004/55975/Fact-
sheet-and-map-Sydney-drinking-water-catchments.pdf 
Section 5 – Actions  
Strategy I1 (page 126) includes three actions to assist water quality and 
water management. WaterNSW is supportive of the three actions but 
makes the following suggestions:  
Action I1-1 requires the consideration of the impact of urban 
development on the SDWC in the Planning Proposal. This Action could 
be expanded to read “…consider the impact of urban development on 
water quality in the Sydney Drinking Water Catchment…”.  
The action concerning the inclusion of WSUD in Development Control 
Plans (DCPs) should be numbered I1-3.  
Other Issues  
The maps presented in Figures C and 24 of the Strategy would benefit 
by clearer positioning the call out text so that it does not truncate 
Precinct boundaries.  
The Tables on page xv identify 30 Large Lot Dwellings for Gorman Road 
whereas Figure C identifies 24 lots. Council Note: 24 is correct. 

https://www.waternsw.com.au/__data/assets/pdf_file/0004/55975/Fact-sheet-and-map-Sydney-drinking-water-catchments.pdf
https://www.waternsw.com.au/__data/assets/pdf_file/0004/55975/Fact-sheet-and-map-Sydney-drinking-water-catchments.pdf
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The paragraph at the top of page x regarding large lot development and 
the RU6 land at Marulan should be clarified in terms of the statements 
made and the arguments presented. The second sentence states that 
this ‘does mean that the land is suitable for development’. Is the word 
‘not’ missing from this sentence? It is also unclear how the argument to 
protect the said areas from fragmentation (urban or environmental) 
accords with the need for 10Ha allotments, and whether the 
fragmentation issue raised is in relation to fragmentation from urban or 
rural environments.  
Response/Comment: 
The Marulan North long term opportunity area requires protection from 
urban fragmentation. This has been clarified in the Strategy as 10Ha 
interim lots to allow the short term opportunity area contiguous to the 
existing town to develop first, and provision for future re-subdivision of 
the long term opportunity area as serviced 700sqm lots.  

 

5.4 Clarification 
Water NSW’s submission essentially advises that all development in Marulan precincts should be 
serviced by sewer. Additionally, it was evident from various submissions that clarity over the 
Marulan staging was required. 

5.4.1 Marulan North 
Opportunity areas have been revised to propose 10Ha lots in the interim for the future 
opportunity area with vehicle access from the south to maintain the effectiveness of the Gunlake 
Quarry haulage route. These lots would need a re-subdivision master plan that works with the 
layout of the short term opportunity area. The short term opportunity area is for 700sqm serviced 
residential lots, accessed from the south and with a layout facilitating future long term 700sqm 
lots further north.  

5.4.2 Marulan South (re-named Marulan East) 
The Large Lot Residential opportunity area identified in the revised Draft Strategy has resulted in 
submissions from Water NSW, DPIE Geoscience and Boral.  Water NSW is concerned at the 
potential risk to water quality which is rated as generally extreme in this location for unsewered 
residential development in Water NSW’ Strategic Land and Water Capability Assessment 
(4,000sqm–2ha lot size).  DPIE Geoscience and Boral both raised concern regarding future 
residential interface with the railway side line to the quarry.  The main issue, is however, the risk 
to water quality for unsewered residential development, as identified by Water NSW, which is the 
basis for excluding the area for inclusion as a Large Lot Residential Opportunity area in the 
Strategy. 

5.4.3 Large lot residential demand and supply 
In determining supply of rural residential land, the analysis went beyond land zoned R5 to 
determine supply. Council also undertook an assessment of rural and environmentally zoned land 
within the Strategy investigation area to determine the number of remaining lots available. 
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To determine supply, Council also looked at the subdivisions which had occurred within the 
unsewered land zoned rural or environmental within the Strategy investigation area and looked at 
the time taken between the subdivision being approved and the approval of applications for 
dwellings. Therefore, on this basis it is considered that the estimates in the Strategy for this 
category of development are as accurate as they can be with the data available. 

5.5 Key Issues Second Exhibition 
The key issues raised during re-exhibition are summarised in the following table. The table also 
includes a comment by way of response. 

Issue  Response  

Biodiversity and 
validation of HEV data  

Validation of HEV has proven to be almost impossible over the 
whole of the precinct areas.  This is due mainly to the age of the 
data sets that are published for HEV.  Since the data sets are 
unreliable, it is going to be a matter of assessment with each 
subsequent Planning Proposal to ground truth and determine 
extents of HEV on each property and associated constraints. 
HEV data has not been validated for all the precinct areas as this is 
considered to be a hugely expensive task for a fairly high level 
strategy. This point has been made clearer in the Strategy. 
Planning proposals will be dependent on the validation of HEV to 
occur subject to further assessment of the land identified in the 
Strategy. 
No areas with an environmental zoning are proposed to be rezoned 
to another category.  Refer Strategy Actions H1-1 and H1-2.  
Opportunities for strategic biodiversity certification under the BC 
Act 2016 will be considered with future planning proposals 
following the adoption of the Strategy. 

Precinct Maps Minor corrections have been made to improve legibility of the 
precinct maps. Please note that where HEV and Bushfire Prone 
Vegetation Category 1 overlap, the result is a light brown colour on 
the maps.  
Where an opportunity area is identified, boundaries are indicative 
only and need to be refined based on various site-specific studies 
prior to any development.  

South Marulan Large Lot 
Residential and Effluent 
Management Areas 
(EMAs) 

Further consideration of South Marulan’s suitability for unserviced 
Large Lot Residential use will need to be undertaken in light of the 
water quality issues and interface issues raised in the DPIE 
(Geosciences) and Boral submissions.  The existence of this 
opportunity precinct also acts as a trigger for other submissions 
seeking expansion of the rural residential opportunity area which is 
not a desirable outcome for this area. 
In an earlier Draft of the Strategy (pre-exhibition), the EMA 100m 
buffer was identified on the constraints and opportunities maps for 
the relevant precincts where rural residential opportunities were 
identified. The inclusion of the EMA buffers in the mapping resulted 
in the maps being very hard to read. It was for this reason that a 
written comment about this constraint was included to the relevant 
precincts being the: Mt Gray East, Mountain Ash, Brisbane Grove 
and Marulan South precincts, but has now been included in other 
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precincts where smaller areas of rural residential is identified, such 
as Gorman Rd. 
Given the nature of the Strategy, the identification of opportunity 
areas and yields is by necessity based on a very broad 
consideration.  Essentially to go into much more detail will require 
more targeted analysis which should occur at the planning proposal 
stage.  It is agreed that this may result in lesser yields than those 
specified in the Strategy.  This point has now been made clearer in 
the Strategy.  

Gas Pipeline DPIE’s submission specifically advises in relation to the gas pipeline 
that Council refer to the Department’s Planning Circular in the 
Strategy in relation to buffer and other mitigation requirements for 
development proposals on land adjoining the Gas Pipeline. 
The circular mainly relates to the provisions of SEPP Infrastructure, 
in particular Clause 66C which requires the consent authority to: 
a) be satisfied that the potential safety risks or risks to the integrity 
of the pipeline that are associated with the development to which 
the application relates have been identified, and  
b) take those risks into consideration in the assessment of 
development.  
In taking ‘those risks into consideration’ it is acknowledged that the 
construction type, size, depth and the type of dangerous good 
within each of the high pressure pipelines listed under clause 66C 
will vary, resulting in each pipeline having a different risk profile.  
There are certain types of developments such as high density 
residential, commercial or sensitive uses such as hospitals, schools, 
child care and aged care facilities which should be considered more 
carefully by the consent authority as they may introduce a higher 
or more vulnerable population near the pipelines listed under 
clause 66C.  
Such development should consider preparing a risk assessment as 
part of the development application to demonstrate that the 
development will comply with the risk criteria for land use safety 
planning published in Hazardous Industry Planning Advisory Paper 
No. 4 – Risk Criteria for Land Use Safety Planning. It is important 
to have a comprehensive understanding of the hazards and risks 
associated with the operation of the pipeline and of the adequacy 
of safeguards. 
In assessing the tolerability of risk from high pressure pipelines, 
both qualitative and quantitative aspects need to be considered. 
Any quantitative (numeric) risk assessment should be consistent 
with the principles published in Hazardous Industry Planning 
Advisory Paper No. 6 – Hazard Analysis. The risk assessment is to 
be performed by a suitably qualified professional. This assessment 
is the responsibility of the applicant and must be undertaken in 
consultation with the pipeline operator. The risk assessment will 
need to be undertaken by the proponent at the planning proposal 
stage. 

Prioritisation of 
opportunity areas 

The short, medium and long term prioritisation of precinct 
opportunity areas is based on an assessment of how much land is 
needed and how well placed each precinct is to provide it in the 
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short term. It is acknowledged that some landowners are ready 
and willing to develop their land immediately, while others may 
wish to retain larger blocks and not subdivide at all. The market 
will also play a role in pricing, the speed of land uptake and 
dwelling construction. This means that in practice, the ‘medium and 
long term’ may arrive faster in some precincts than others.  
The identification of the Baw Baw, northern section of Middle Arm 
and Marulan North Precincts as a longer-term priority is based 
merit relative to the other precincts identified and the need for the 
release of this area in the short term given the identification of 
supply elsewhere. These areas are recognised as providing 
development opportunities once the other precincts have been 
filled, but could be brought forward if other precincts are not 
developed in the short to medium term.   

 



ELTON CONSULTING 

Consultation Report 74 
 

6 Final Review for Adoption 
The consultation for the Strategy has been undertaken in three stages with opportunities for 
feedback throughout the process. The initial consultation highlighted a number of issues that 
needed to be considered in the delivery of housing.   

The feedback received following each of the two Public Exhibition periods has been included into 
the Final Strategy document for consideration by Council. 

6.1 Closing Consultation 
Council at its meeting of 21 April 2020, considered a post exhibition report on the revised version 
of the Strategy. The report noted that Council had received twenty two public submissions in 
response to the second exhibition of the Strategy (which occurred between 18 October 2019 and 
18 December 2019). A presentation was made to the Council Meeting on behalf of Gunlake 
Quarry and another on behalf of the owner of 515 Crookwell Road, Kingsdale, in relation to the 
recommendations in the Strategy. Following deliberation, Council subsequently resolved to defer 
the adoption of the revised Strategy for a period of three months to enable further consultation 
with submitters and hold an additional Councillor Briefing session. Discussion at the Council 
Meeting centred on the need to provide “closing consultation” for those who had made 
submissions to the second version of the Strategy. 

Closing consultation was undertaken by advising those who had made submissions on the revised 
version of the strategy that Council would accept additional information further supporting their 
previous submissions for a period of three weeks. The three weeks concluded on 13 May 2020 
prior to the Council Briefing session held on 16 May 2020. A total of seven submissions were 
made during this closing consultation process in support of previous submissions made to the 
revised strategy. One additional submission was received from the Southern Highlands Progress 
Association in support of the submission from Tomasy Planning (for inclusion of Glenrock, 
Highland Way, Marulan as an opportunity area for rural residential). 

6.2 Council Resolution 2020/224 
A separate report on the closing consultation was presented to a Council Meeting on 16 June 
2020. The report addressed the additional submissions and issues surrounding the closing 
consultation only.  

Council at the 16 June 2020 meeting resolved that: 

» The Draft Urban and Fringe Housing Strategy be presented to Council for adoption at the 
meeting of 21 July 2020 subject to the following amendments: 

a. The Precinct Map – Opportunities and for Marulan North to be amended to identify the 
haulage route as having a 250m buffer from development between Brayton Road, Ambrose 
Road and Red Hills Road through to the Hume Highway. 

b. The Consultation Report be amended to include commentary/to address the submission from 
Boral (dated 16 December 2019) and to expand upon the assessment of the Boral 
submission dated 18 December 2019. 

» The Draft Urban and Fringe Housing Strategy be amended to identify a corridor to the east 
of the ridge line parallel to Crookwell Road, zoned E3 Environmental Management between 
Chinamans Lane and Onslow Road following Crookwell Road, as a rural residential 
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opportunity area for lots with a minimum allotment size of 10Ha (reduced from 100Ha). A 
1Ha lot size being identified in consideration of potential water quality impacts.  

» The Draft Urban and Fringe Housing Strategy be amended to identify the area zoned RU2 
Rural Landscape and E3 Environmental Management located on the eastern side of the 
Hume Highway, Highland Way through to Barber’s Creek Road (north of the railway line) as 
a rural residential opportunity area for lots with a potential for 10Ha minimum allotment size 
(reduced from 100Ha), the 10Ha lot size being identified in consideration of potential water 
quality impacts. 

A copy of the Council Reports dated 21 April 2020 and 16 June 2020, Resolutions and 
Attachments is provided in Appendix B of this Consultation Report. 

6.3 Adoption of Final Strategy 
The changes outlined in Council Resolution 2020/224 were made, and the Final Strategy, 
Consultation Report and Appendices was presented to the 21st July 2020 Council Meeting for 
adoption.  

6.3.1 Council Resolution 2020/261 
At the 21st July 2020 meeting Council resolved that: 

1. The report from the Director Planning & Environment be received. 

2. Council adopt Urban and Fringe Housing Strategy subject to the following amendments: 

a. Crookwell Road - an area of approximately 52.93 hectares be included, relating to a portion 
of 515 Crookwell Rd and east of the ridgeline that does not drain to the Sooley Dam 
Catchment as identified in the map below, for consideration of 2 hectare lots. 

 
b. The reference to the Brayton Road haulage route at Marulan be amended to read the 

Gunlake Quarry haulage route comprising of Brayton Road to the Hume Highway including 
Red Hill and Ambrose Roads. 

3. 3. Council refer the adopted Urban and Fringe Housing Strategy to the Department of 
Planning, Industry and Environment for endorsement. 

The minor amendments outlined in Council Resolution 2020/261 have now been made to the 
Strategy.  
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Housing Strategy—Pre-Strategy Consultation 

Contact Us 

Address:  1 184 – 194 Bourke Street 
  GOULBURN NSW 2580 
Phone:   4823 4444 ‐ Fax: 4823 4456 
Email:  council@goulburn.nsw.gov.au 

Website: https://yoursay.goulburn.nsw.gov.au                 
www.facebook.com/goulburnmulwareecouncil 

Schedule of Consultation Events 

Date Event 

9th April—25th May Consultation Period 
Library and Foyer Pop Ups 

3rd May, 5:30pm Marulan Workshop  

Community Hall (170 George 
Street) 

10th May, 5:30pm Goulburn Workshop 

Council Chambers (184-194 
Bourke Street) 

15th May, 2-6pm  Marulan Drop In 
Community Hall (170 George 
Street) 

17th May, 4pm Industry Workshop 
Facilitated Session 

22nd May, 2-6pm Goulburn Drop In 
213-215 Auburn St 

Goulburn Study Area for Housing Strategy 

Marulan Study Area for Housing Strategy 

TALK OF  
THE TOWN 
We want to talk… 
         ..about housing in your town 
 



THE PROJECT 

Council is interested to hear what you have to say 
about housing  to accommodate growth in Goulburn 
and Marulan over the next 20 years before we start 
preparing a Housing Strategy. 

 

To give some background and start you thinking 
we’ve prepared five Talk of the Town: Housing 
Residential Growth information sheets: 

 Sheet 1: Background  

 Sheet 2: Affordability, infrastructure & 
Council’s role 

 Sheet 3:  Social needs & opportunities & 
Environmental considerations 

 Sheet 4: The Role of planning policy & 
principles to guide decision-making 

 Sheet 5:  Study area maps  

The information sheets, this pamphlet and online 
survey questions form the basis of the consultation.  

 

At the conclusion of the consultation period staff 
will collate the feedback received and it will be used 
to inform the preparation of a Housing Strategy for 
Goulburn and Marulan.  

 

This strategy is to be prepared by a consultancy in 
close association with Council’s Strategic Planning 
branch.  Preparing the strategy will involve detailed 
investigations and research. 

 

It is anticipated that the draft strategy will be 
prepared by October. At that time the draft Strategy 
will be placed on public exhibition for further 
community feedback.  

YOUR INVOLVEMENT 

The program of events is included in this pamphlet. 

But we will be doing our best to make sure you know 
what’s happening.  We have created a project page 
with all the key documents and information—visit 

https://yoursay.goulburn.nsw.gov.au/projects/
urban-fringe-housing-strategy 

Hard copies of the information sheets are available at 
the Civic Centre and Library located at 184-194 
Bourke Street, Goulburn. 

As well as our online platform we will be accepting 
written submissions.  

Please send your submission clearly indicated as 
‘Housing Consultation Submission’ to the General 
Manager via any of the following methods: 

 Email council@goulburn.nsw.gov.au 

 Post to Locked Bag 22, Goulburn NSW 2580 

 Hand to Customer Service staff at the Civic Centre, 

184-194 Bourke Street, Goulburn 

The exhibition period will conclude on 25 May 2018. 

For any enquiries or if you want to discuss your sub-
mission please contact Council’s Strategic Planning 
Team (Bennett, Alex, Nick or Emma-Jayne). 

 

 

WHAT WE WANT TO KNOW 

We are keen to hear what you think the key issues are 
that need to be taken into account when preparing the 
Housing Strategy. We are interested in finding out what 
kind of housing options should be provided and where.  

Should we have single houses, duplexes and granny 
flats or more dense developments such as shop-top 
housing, villas, terraces and apartments or a 
combination of all?  

Where are these different types of housing best suited? 

What makes a town a good place to live?   

How affordable do you think it is to live in Goulburn and 
Marulan?  

What do you want the urban areas of Goulburn and 
Marulan to look like in 20 years?  

Do you agree with our principles for decision making on 
housing in ‘Talk of the Town Information Sheet 4’? 

If you have an opinion we 
would like to hear it!  

There's a variety of ways 
you can have your say on 
this important 
project…….. 

mailto:council@goulburn.nsw.gov.au
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We are investigating housing in Goulburn and Marulan to 

create a HOUSING STRATEGY that will guide residential 

development in and around these urban centres over the 

next 20 years. 

We will be developing a similar strategy for the villages and 

rural areas when this one is completed. 

 

THE CHALLENGE IS 
TO HOUSE.. 

5700 more people over the 

next  

20 years 
(Current Goulburn Population: 23,635) 

(Current Marulan Population: 1,178) 
These figures were provided by the Department of Planning and Environment 

for the whole LGA however the majority of development will be around 

Goulburn and Marulan. The total population for Goulburn Mulwaree in 2018 is 

30,010. 

Estimated Household size 

2.1 –2.3 
Persons per household 

Approximately 

2,478-2,714 
Dwellings 

The more people per house the fewer dwellings 

That averages out to about 

130 
Dwellings per year 

To give you an idea of what that rate of dwellings per year looks like, between 2009 to 2017 (8 Years) 583 Lots were ap-
proved in  the Marys Mount in Goulburn alone (=72 lots per annum) 

 

By comparison, between 2007-2017, 1,303 dwellings (total of all configurations) were approved in the whole of 
Goulburn city. That’s an average of 130 residences p.a. 

To find out how you can be involved visit: https://yoursay.goulburn.nsw.gov.au/projects/urban-fringe-housing-strategy 
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Starting the discussion…... 

Development of the Marys Mount release area in Goulburn has taken up approximately 82.4 hectares of land (that’s 100 

rugby league fields).  Additional lots in the pipeline will occupy a further 90.7 hectares (that’s 107 rugby league fields) in 

Goulburn and 49 hectares in Marulan.  

With an estimated 500 additional lots in the pipeline (just for Marys Mount), this would indicate that we have an 

adequate supply for the next five years and don’t need to rezone land immediately. 

To discuss housing residential growth and before we prepare the Housing Strategy there are a number of issues that 

need to be discussed.   

These issues are outlined in the accompanying Housing Residential Growth sheets, including:  

 Affordability (Sheet 2) 

 Infrastructure to support growth (Sheet 2) 

 Council ’s role (Sheet 2) 

 Social needs & opportunities (Sheet 3) 

 Environmental  considerations (Sheet 3) 

 The role of planning policy (Sheet 4) 

 Planning Principles to guide our decision making (Sheet 4)  

Housing Strategy Study Area & Process 

Two areas are the focus of residential growth for this discussion; the Urban area and the Fringe area (see the maps on 

Sheet 5) for both Goulburn & Marulan. We are engaging with the community at any early stage so that feedback can 

inform preparation of the Draft Strategy.  

We are here October 2018 
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Affordability  
 
Affordability is a big issue. We know, big house, 

big price but conversely smaller house, smaller 

price.   

Not everyone wants or needs to live in a 3+ 

bedroom house.  Indeed a 2 bedroom 

apartment can be more affordable close to the 

urban centre with easy access to shops, 

entertainment and other services.  This type of 

housing can suit many lifestyles and family 

circumstances and can be bought for a fraction 

of the cost of a detached dwelling on the 

outskirts of town. 

Housing affordability can be addressed with 

rezoning of land to maintain the supply of residential building blocks, combined with ensuring a range of housing options 

(including smaller dwellings) to cater for different households.  The end result should be that the supply and type of 

housing to meet future demand should keep pace with demographic trends. 

Infrastructure 
Goulburn and Marulan are located in the Sydney Drinking Water Catchment therefore all new housing blocks on the 

edge of town must be connected to sewerage services.  The cost of extensions and augmentation is passed on to land 

purchasers.  Adding more housing in established areas avoids this cost.  

 
Accommodating growth in population comes with other infrastructure requirements such as power and gas but also the 

requirements for schools, roads and walkways, open space, sports fields and amenities and infrastructure such as  

libraries, community and youth meeting spaces and art & cultural facilities. 

 
However our urban areas develop, these matters need to be considered up front in order to create liveable communities 

whose development does not place an unreasonable burden on existing residents and services. 

 

 

 

 

 

Goulburn 

Median House price 

and rental 

Mar 2018 

$400,000 

2017 

$374,000 

2006 

$210,000 

 

3 Bedroom detached 

dwelling (to buy) 

(Rent) 

$375,000 

 

$350 

$339,000 

 

$330 

$210,000 

 

- 

 

2 Bedroom Apartment 

(to buy) 

(Rent) 

$240,000 

 

$245 

$194,000 

 

$220 

$170,000 

 

- 

 

TALK OF THE 
TOWN 
 Housing Residential Growth                           Sheet 2 of 5                                   

To find out how you can be involved visit: http://yoursay.goulburn.nsw.gov.au/projects/urban-fringe-housing-strategy 



 2 

Council’s Role 
 
The Housing Strategy is a Local plan that 

will identify (through recommendations 

and actions) what sort of residential 

growth occurs, where, when and how in 

and around the urban centres of 

Goulburn and Marulan.  The graphic is a 

visual representation of the broader 

strategic planning framework within 

which our work on housing will sit and 

have to align with. 

 

Council has a leadership role in 

influencing the development of quality 

housing which meets the needs of the community.  

Council can do this by: 

 Undertaking robust and genuine community and stakeholder consultation 

 Hearing community expectations and ideas and responding appropriately 

 Using evidence, best available data and predictions to formulate policy actions 

 Aligning housing policy with other strategic plans of Council and the State 

 Integrating land use and infrastructure planning and delivery to create high quality living environments that 

bring growth 

 Applying appropriate zoning to land and controls for housing in order to facilitate quality developments that 

are practical and have lifestyle and amenity aspects that contribute to quality of life 

 Facilitating the housing industry and growth by providing high quality technical advice and support 

The Housing Strategy that Council is preparing will consider your submissions, responses to our online survey and 

responses we receive at workshops and drop-in days. So check out https://yoursay.goulburn.nsw.gov.au/projects/

urban-fringe-housing-strategy for more information or call Council and speak to a member of the Strategic Planning 

team.  
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Social Needs & Opportunities 

Changing Social Demands 

Social changes have a direct impact on the demand 

for different types of housing.  Population growth 

alone does not give the full picture.  Census data 

means that, over time, we can see trends 

developing.  The table from the South East & 

Tablelands Regional Strategy shows how household 

size is predicted to change in the region. These 

changes will have an impact on the demand for 

different types of housing.   

In future the demand for smaller one and two 

bedroom houses & units will increase.  The 

demand for large family sized dwellings may continue, but the demand for smaller, energy efficient and lower 

maintenance housing with good access to services and facilities will likely increase.  

The number of those aged over 65 compared with younger population groups is predicted to increase (this is an ageing 

population) consistent with many other places in Australia and the developed world. This has implications for housing 

also.  

Inclusive Housing  

Changes in family and personal circumstances can result in 

a need for short term crisis accommodation.  The need for 

such accommodation is important to consider in the 

housing mix. Employment and study can also drive the 

need for housing e.g. accommodation for short-term or 

contract workers or students. Housing that is suitable for 

all ages, life stages and abilities (known as adaptable 

housing) will allow flexibility to accommodate population 

growth and address the needs of residents. Housing for 

older people will become a priority as the population ages 

in the next 20 years.  

 

Opportunity 

Our Housing Strategy will set a direction to address the 

housing needs of our population and help guide what our 

communities will look like. The Housing Strategy should 

include actions to encourage developers to build the 

range of accommodation and dwelling types that will 

match the social needs of our growing population. It 

should also include actions that contribute towards 

liveable, safe and healthy communities. These actions can 

then be expressed through Council policy. 
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Some effects of living near land used for agriculture include 

smells, noise, animal behaviour, transport movement and 

pasture improvement methods.  This may result in 

complaints and the farmer’s management practices and 

subsequent livelihood being restricted.  

Our area also has significant quarry rock resources that are 

often hauled by heavy vehicles. Avoiding future urban areas 

that may be affected by such activities is important. 

Land use conflict arises when incompatible land uses are 

located within insufficient distance of one another or 

without appropriate barriers to avoid negative impacts.  

These impacts on the fringe can be reduced by maintaining a 

buffer area or separation distance between the rural and 

urban boundary and identifying a mix of compatible land 

uses.  

The Housing Strategy has a key role in guiding policy around 

these issues and determining the best areas for settlement 

that avoid land use conflict issues.  

 

 

A key consideration in planning communities is 

preservation of environmental values for amenity, 

sustainability and quality of life. Some existing urban 

land and fringe land contains environmentally 

significant vegetation communities protected by State 

legislation. It is important that these areas are 

identified, zoned appropriately and avoided for more 

intense development. It is also important to identify 

waterway corridors and protect these from 

degradation which may impact water quality.  

The urban environment can contribute significantly to 

environmental quality and habitat for native animals 

through appropriate street tree and park/reserve 

plantings, urban and community gardens and 

protection of remnant vegetation in corridors across 

the landscape.  

Vegetated areas are susceptible to bush fire and 

subdivisions and housing need to be designed to reflect 

that risk.  

These factors will be considered when determining 

areas suitable for additional residential development. 

Living on the Edge: Issues on the urban 
fringe 

Extending the urban boundary into agricultural and 

environmentally sensitive areas can create potential 

land use conflicts and make developing land difficult.   
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The role of planning policy 

Determining what housing goes where 

The Goulburn Mulwaree Council (GMC) Local 

Environmental Plan (LEP) 2009 is the primary 

document that determines what can be done where 

(which is also why maps are so important in planning) 

by allocating a land use zone to the land.  Each zone 

includes a range of land uses that are permissible and 

prohibited in that zone.  A rezoning is simply a change 

in the zoning of land from one zone to another. 

The LEP guides such things as building heights, 

subdivision, lot size and the size and coverage of 

buildings on a block. The LEP is also the place where 

buildings are identified as listed heritage items or 

identified as being within a heritage conservation area.  

There is some flexibility with the kinds of planning 

controls that Council can have in its LEP but changes 

must be consistent with the NSW Government LEP 

template that applies across the State. 

 
Determining how housing is developed 

The GMC Development Control Plan (DCP) 2009 

provides the detail around  how development of land 

can be undertaken.    

Housing provisions in the DCP include guidelines on 

building setbacks, subdivision & house design, 

standards for roads, development of heritage items, 

standards for open space required per dwelling, fences 

and development on flood prone land.  

These controls can be much more detailed than in the 

LEP, aren’t subject to a standard format and can be 

entirely approved by Council.  

 

Why have your say? 

The Housing Strategy that Council is preparing will 

consider your submissions, responses to our online 

survey and responses we receive at workshops and 

drop-in days. So check out https://

yoursay.goulburn.nsw.gov.au/projects/urban-fringe-

housing-strategy for more information or call Council 

and speak to a member of the Strategic Planning team.  

The recommendations of the Housing Strategy when it 

is prepared will guide changes to both the LEP & DCP to 

achieve the outcomes for housing identified through 

both consultation and detailed technical investigations.  

It will also guide where, how and when any additional 

residential areas (including rural residential areas) are 

released for development to cater for population 

growth over the next 20 years. It will also help Council 

to provide corresponding infrastructure and services 

efficiently. 

The Strategy will be the Local Plan that will form part of 

the hierarchy of documents within the Strategic 

Planning framework (see Sheet 2).  

 

TALK OF THE 
TOWN 
 Housing Residential Growth                         Sheet 4 of  5 

                                   

To find out how you can be involved visit: https://yoursay.goulburn.nsw.gov.au/projects/urban-fringe-housing-strategy 



 2 

Principles to guide our decision-making  

Making decisions about where, how, when and in what form housing is to be provided to accommodate population 

growth over the next 20 years needs to be based on the best data we have access to and grounded by a set of principles 

based on best practice. We have compiled a set of principles below to start the discussion…. 

 
APPROPRIATE ZONES & CONTROLS 

 A palate of zones should be applied both in the urban centre and on the fringe based on the characteristics of land including those to 

encourage the protection of existing environmentally sensitive areas. 

 Protect areas that contain important resources and minimise the potential for land use conflict. 

 Maintain & enhance links with the natural environment for recreational use and animal habitat and apply a zone which reflects that 

function.  

 Minimise the impact of housing and related development like sheds on the landscape, particularly on the fringe. 

 Protect areas of high environmental value, scenic value and cultural heritage value. 

INCREASING DENSITIES TOWARDS THE CENTRE OF TOWN  

 Focus urban areas where residents can access services, jobs and transport. 

 Protect the Region’s water supply and the environmental qualities of rivers and streams. 

 Generally not apply a subdivision lot size to an area that is less than a lot size closer to the centre of town. 

 Development should be maximised closer to available services and traffic infrastructure. 

 Not support any rezoning that would result in isolated pockets of residential land away from the existing urban boundary. 

 Protect important agricultural or resources land from encroachment by housing on the fringe. 

 Staging of land release must begin closest to the existing urban boundary.  

PROVIDING A VARIETY OF HOUSING OPTIONS 

 Provide affordable housing opportunities in Goulburn and Marulan that respond to demographic change. 

 Allow sensitive and complementary development and adaptation for housing in heritage areas. 

 Apply design excellence to medium density and multi-dwelling housing opportunities. 

 Provide a mix of housing options in medium density multi-dwelling developments. 

 Design new neighbourhoods so they are environmentally sustainable, socially inclusive, easy to get to, healthy and safe. 

STAGING OF LAND RELEASES  

 Provide measurable milestones for the release of land so that take-up and remaining supply can be readily determined. 
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Our Study Area for the Housing Strategy— Goulburn 
 

The aerial photo below is of Goulburn.  The unshaded area towards the centre is classified as the urban core.  The 

shaded area represents the urban fringe which is the area between the urban core and the rural area beyond. 

The Housing Strategy will address housing development in the urban core of Marulan and Goulburn based on predicted  

population growth. Detailed investigations may identify potential new land releases for residential or rural residential 

development on the fringe. 
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Our Study Area for the Housing Strategy—Marulan 
 
The aerial photo below is of Marulan.  The unshaded area towards the centre is classified as the urban core.  The shaded 

area represents the urban fringe which is the area between the urban core and the rural area beyond. 

The Housing Strategy will address housing development in the urban core of Marulan and Goulburn based on predicted  

population growth and detailed investigations may identify potential new land releases for residential or rural residential 

development on the fringe 
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1 Introduction 
The Urban and Fringe Housing Strategy (Strategy) has been prepared in response to continuing pressure from 

residential growth and an increasing shortage of available, zoned residential land, particularly in Goulburn. 

The Strategy seeks to identify the future housing needs for Goulburn and Marulan and provide recommendations 

to guide land use decisions and local policy. 

The Strategy has been developed in two phases with the first phase being the initial community and stakeholder 

engagement undertaken by Council in April and May 2018. This Phase of the project established the issues and 

tested these with stakeholders and the community. 

A number of landowners have made representations to Council over the past ten years requesting that sites be 

rezoned or considered as part of any review of the Goulburn Mulwaree Local Environmental Plan (GMLEP). There 

are 39 sites in total and the general response to these requests has been to deferred consideration until a 

comprehensive review has commenced. 

The Housing Strategy process provided the opportunity for an assessment of the 39 sites in the context of the 

broader review of housing in Goulburn and Marulan. 

1.1 Methodology 

As part of the development of the Strategy, consideration has been given to 39 individual requests for land to be 

rezoned since 2009. These included Planning Proposals that were considered and deferred by Council and 

representations in submissions and letters and includes Site 39 which is surplus public land. The sites are 

identified in Figures 1 and 2 below. 

In the first instance the sites were mapped and a set of criteria were established to provide an assessment tool 

by which sites could be considered. Most of these sites occurred within or close to the urban fringes of Goulburn 

and Marulan, however, the majority were seeking a land use zone that would allow subdivision for lifestyle lots, 

un-serviced and having an area of 2ha or more. The following criteria were included in the assessment of 39 

sites previously identified. 

The scope of the Strategy addresses urban land and the supply of additional land for residential purposes on the 

fringe of the urban areas of Marulan and Goulburn. Proposals which fall outside this area were not considered for 

any form of residential development. Council could consider additional criteria that would need to be addressed 

prior to Council considering a Planning Proposal for rural lifestyle development outside the area identified in the 

Strategy. An example of such criteria is demonstrated is included below. 

Identification and assessment of each these sites have been undertaken at a strategic level as part of the Housing 

Strategy process. The outcome of the assessment is provided in section 2. 

1.2 Infrastructure 

The release of land for residential development needs to be considered in the context of the availability of 

infrastructure; water, sewer, roads, telecommunications. Goulburn typically requires lots less than 4,000m2 to be 

serviced. Servicing adds a significant cost to development. Generally, the proposals submitted to Council did not 

propose connection to infrastructure. 
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1.3 The Sites 

38 sites have been identified by landowners for rezoning consideration. The Sites are numbered in the following 

two figures and described in the tables that follow. 

 

 

Figure 1 Goulburn Sites 
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Figure 2 Marulan Sites 
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Goulburn Opportunity Sites 
 
 

Site Location Area 
(ha) 

Current Zone Current Lot 
Size (ha) 

Requested Zone/MLS Expected 
Lot Yield 

Supported? 

1 Goulburn North (78 Middle Arm Road) 12.47 RU6 Transition 10 R2 Low Density Residential 700m2 142 Yes 

2 Goulburn North (28 Kingsdale Road) 39.82 E3 Environmental 
Management 

100 10-20ha MLS 5-10 No 

3 Goulburn West (Ridge Street, Shannon 
Drive and Bushes Lane) 

43.14 R5 Large Lot Residential 
RU6 Transition 

2,000m2- 
2ha 

R5 Large Lot Residential 2,000m2 
MLS 

173 No 

4 Goulburn West (Ridge Street and 
Gurrundah Drive North of Shannon 
Drive 

132.26 RU6 Transition 2 No zoning change 20,000 53 No 

5 Goulburn North (44 Middle Arm Road) 11.90 RU6 Transition 10 R2 700 136 Yes 

6 Goulburn North (407 and 457 
Crookwell Road) 

50ha RU6 Transition 10 R2 Low Density Residential 1,500 
MLS 

200 Yes 

7 Goulburn Charles Valley (163, 195, 
227, 257, 287 Long Street. 2 & 4 
Chiswick Street, Rifle Range Road (3x)) 

108.89 RU2 Rural Landscape 2 R2 700 1,244 Yes 

8 Goulburn West - Run’O’Waters (59 
Foord Rd) 

18.6 RU6 Transition 2 R2 700 213 Yes 

9 Run’O’Waters (Carr St, Ducks Lane) 11.79 E4 Env Management 

B6 Ent Corridor 

2 

0 

LSZ 2 Ha 0 No – acts at 
buffer to B6 

10 Goulburn West (32 Bishopthorpe Lane) 21.50 RU6 Transition 10 R5 Large Lot Residential 2,000 MLS 86 Yes 

11 Goulburn South (Brisbane Grove Area - 
'Winfarthing' Brisbane Grove, 
'Allfarthing' Braidwood Roads, 
Johnsons Lane) 

52.43 RU6 Transition 10 R5 Large Lot Residential 0 No 

12 Goulburn North (515 Crookwell Road) 165.91 E3 Env Management 100 RU6 Transition 100ha 0 Yes* 
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Site Location Area 
(ha) 

Current Zone Current Lot 
Size (ha) 

Requested Zone/MLS Expected 
Lot Yield 

Supported? 

13 Goulburn (3 Garroorigang Road 'South 
Hill’) 

32.40 RU2 Rural Landscape 100 None/no submission details 0 No 

14 Marys Mount (Progress Street & Middle 
Arm Road) 

7.59 R2 Low Density Residential 700m2 None/no submission details, capacity 
of 87 lots unchanged 

0 new Yes 

15,16 
, 18 

REFER MARULAN 

17 Run’O’Waters (235 Gurrundah Road 
'Wollonhill') 

89.61 RU6 Transition 10 R5 Large Lot Residential 20,000 MLS 36 No 

19 Goulburn West (Corner of Carr St & 
Ducks Lane) 

9.47 E4 Environmental 
Management 

20ha No rezoning required, capacity of 38 
lots unchanged 

0 new Yes 

20 Goulburn South (Garroorigan, Brisbane 
Grove & 'Winfarthing' 71 Braidwood 
Road) 

76.32 RU1 Primary Production 100 RU6 10 MLS 0 No 

21 Goulburn (745 Crookwell Road) 28.82 E3 Environmental 
Management 

100 
 

0 No 

22 Goulburn 70 Gurrundah Road 10.14 RU6 Transition 10 R5 Large Lot Residential 2,000 MLS 41 No 

23 Goulburn East (Rocky Hill - former 
High Street Subdivision) 

9.61 RE1 Public Recreation 0 R2 Low Density Residential 700 MLS 110 No 

24 Craigs Hill - Goulburn North (Middle 
Arm Road) 

52.46 R2 Low Density Residential 

E3 Env Management 

700 

100 

R2 Low Density Residential 700 MLS 600 Yes 

25 Gundary: 15 Mountain Ash Road, 35 
Mountain Ash, 101 Mountain Ash, 109 
Mountain Ash, 148 Mountain Ash, 188 
Mountain Ash, 206 Mountain Ash, 274 
Mountain Ash, 4 Barretts Lane 

233.60 RU1 Primary Production 100 
 

0 No 

26 Mistful Park, Crookwell Road 96.78 E4 Environmental Living 10 R2 Low Density Residential 700 MLS 1,106 Yes 

27 Goulburn 22-28 Gorman Street 4.52 RU6 Transition 10 Wants subdivision 0 No 

28 Kingsdale 56 Onslow Road 10.07 E3 Env Management 100 Interested landowner 0 No 

29 Goulburn 191 Chinamans Lane 11.41 E3 Env Management 100 RU6 Transition 10 1 No 

34 Goulburn (Long Street – Sydney Road) 3.09 B6 Enterprise Corridor LSZ Nil R1 General Residential 0 No – not 
contiguous 
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Site Location Area 
(ha) 

Current Zone Current Lot 
Size (ha) 

Requested Zone/MLS Expected 
Lot Yield 

Supported? 

   Aged Care Facility     

35 Goulburn (16 Nicole Place) 1.71 E4 Environmental Living 

R5 Large Lot Residential 

2,000 R5 2,000 MLS 7 No 

36 Goulburn (31-33 Goldsmith Street) 810 B3 Commercial Core 
Conservation Area 

0 Mixed Use with Residential 
Accommodation above. 

0 Yes 

37 Run’O’Water (189 Gurrundah Road) 10.16 RU6 Transition 10 2ha 4 No – not 
contiguous/con 
strained 

38 Towrang (17699 Hume Highway) 360.60 RU6 Transition 10 R5 Large Lot Residential 2,000 MLS 0 No 

39 634 Taralga Road Lot 1 and Lot 2 DP 
21003261 Inc Cemetery and Kenmore 

510 SP2 Infrastructure NA Various Subject to Site Assessment for 
Large Lot Residential 2ha MLS on 
Traralga Road, subdivision of biobank 
site, disposal and leasing of surplus 
land (report 12.4 7/11/18) 

TBD Yes  

 

Marulan 
 

Opportunity Sites 

  

Site Location Area 
(ha) 

Current Zone Current Lot 
Size (ha) 

Zone and MLS Expected 
Lot Yield 

Supported 

15 Marulan Central (Corner of George 
Street and Portland Avenue) 

7.3 IN1 General Industrial 0 R1 700 MLS 83 Yes 

16 Marulan East (152 Medway Road) 29.2 RU2 Rural Landscape 100 Tourist, employment and 
residential use of land 

0 No 

18 Marulan North (437 Brayton Road) 21.5 RU2 Rural Landscape 100 RU6 1,000,000 MLS 0 No 

30 Marulan (218 Brayton Road) 50.11 RU6 Transition 100 R5 2,000 MLS 200 Yes 

31 Marulan (131-139 George Street) 8,030m2
 B2 Local Centre 0 RU5 Village or R5 Large Lot 

Residential 
0 Yes 

32 Marulan (16037 Hume Hwy) 40.2 RU2 Rural Landscape 10 Permit residential development 0 No 

33 Marulan (413 Brayton Road) 548,949 RU6 Transition 1,000,000 R5 2,000 MLS 220 Yes 
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2 Site Assessment 
Sites were assessed using criteria identified in the Housing Strategy. These included development principles for 

both urban and non-urban land as well as environmental and physical constraints analysis. The various criteria 

are as follows: 

 

2.1 Objectives and Principles for identifying land 

Consideration has been given to objectives and principles consistent with the strategic and statutory context of 

each settlement including the proximity to the city or town centre, the rail station, the Hume Highway as a 

physical constraint, compatibility of surrounding zones and land uses (particularly in the southern areas around 

Goulburn). 

These criteria were used to inform the focus and consideration of land suitable for urban expansion as part of the 

Housing Strategy. 

 

2.1.1 Criteria of identification of greenfield sites 

Location 

» the site is within the area identified for urban expansion in the Housing Strategy adopted by Council 

» the site location supports a logical and contiguous development with the existing settlements of Goulburn 

and Marulan. 

» the site is within the urban fringe identified by the Housing Strategy 

» the site can be connected to water and sewer infrastructure 

» the site has minimal or limited impact on matters of biodiversity or heritage 

» the site will not result in the fragmentation of biodiversity corridors 

» the sites is not identified as bring subject to flooding 

» the proposal will preserve and enhance riparian corridors as open space networks and utilise for active travel 

connections. Development around riparian corridors is to be in accordance with the guidelines for waterfront 

land defined by the NSW Office of Water DPI 

» avoid residential development on the southern/eastern side of the Hume Highway 

» the proposal will satisfy the requirements of rural planning and subdivision principles (Rural Lands SEPP). 

 

Housing 

» housing contributes the required demand identified in the Housing Strategy for the Goulburn Mulwaree LGA 

» the proposal delivers appropriate housing to meet the demographic needs of the region 

» development reinforces and enhances any existing residential character 

» development will contribute housing affordability, choice and diversity appropriate for the anticipated 

demographic profile of the LGA. 

 

Use 

» development will not result in land use conflicts particularly with agriculture and primary industries 

» minimise disturbance or conflict with State Significant Quarry Areas. 
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2.1.2 Additional Criteria for Large Lot Residential Land 

In addition to addressing the Rural Lands SEPP, Ministerial Directions and information required to be provided in a 

Planning Proposal as set out by the Department of Planning and Environment in the Guideline to Preparing 

Planning Proposals, the following criteria must be applied for identification of Rural Residential Development with 

a two to 10 hectare minimum. 

» The development can be managed to avoid land use conflict Rural residential development should have 

regard to the surrounding agricultural land use and must provide a buffer to agricultural land. 

» The site is unconstrained by flooding, as it is above the flood planning level of the 1 in 100 ARI The area is 

not affected by flooding and has unconstrained flood free access out of the property and/or locality. 

» The lots can be connected to the existing road network by sealed road access The area can be connected to 

the existing sealed road network by sealed road access and is fully serviced by a sealed road. 

» The development will not undermine future residential land opportunities. It should be located on land that is 

not, or unlikely to be suitable for general residential land at some point in the future. 

» The resulting residential development will not adversely impact on the groundwater system. Any 

development, and in particular un-serviced development, needs to demonstrate that it will not adversely 

impact on the groundwater system. 

» The need for the additional lots can be justified in terms of supply and demand 

» The site be managed to reduce bushfire hazard 

» The development should avoid class I-III agricultural land and avoid Important Agricultural Land (subject to 

mapping being completed for the LGA) 

» The development will have access to a sustainable water supply. The proposed lot must demonstrate the 

provision of a sustainable water supply. A sustainable water supply can be achieved by various means 

including the provision of reticulated water, roof water catchment or accessing water from a river, lake or 

aquifer in accordance with the Water Management Act 2000. Department of Primary Industries – Water ‘How 

much water do I need for my rural property’ provides one methodology to calculate a required supply. 
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3 Environmental Constraints and 
Land Suitability 

A number of environmental constraints that impact on subdivision for residential development were identified and 

mapped. These are discussed in the Housing Strategy. 

Environmental and physical constraints analysis was undertaken using a GIS with data sourced from Goulburn 

Mulwaree Council to identify high level constraints in the context of the Strategy area, include the 38 sites. 

The constraints that may impact on the orderly release of land for urban development are discussed briefly 

below. Constraints Maps were compiled for each of the 38 sites. The constraints mapping is included below and 

include (where relevant) 

» Topography 

» Flood Prone Land 

» Bushfire Prone Land 

» Biodiversity 

» Agricultural Land 

» Sydney Water Catchment 

» Land Suitability 

In addition to the environmental constraints listed above, Ecological Australia were engaged to provide a specific 

assessment as to the biodiversity conservation value of the sites. Ecological classified the conservation value as 

high, medium or low. The conservation value mapping is should in Figures 3 and 4 as follows and the Ecological 

Australia Report is Attachment 1 (Note that Site 39 has not been subject to  detailed assessment by Ecological 

Australia at this stage). 
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Figure 3 Goulburn Conservation Values 
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Figure 4 Marulan Conservation Values 
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4 Constraints Mapping 
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5 Site Assessment 
A total of 39 Sites were assessed based on the criteria identified above. The sites have been grouped together 

for ease of assessment. The assessment has been undertaken at a strategic level, largely based on the 

constraints mapping, but having regard for the criteria as well. 
 

Goulburn North-West Opportunity Sites 
 

Area/s Number 2, 21 and 28 

Area Name Crookwell Rd 

Constraints Environmental, outside fringe 

Three of the sites are outside the urban fringe. Constraint mapping identified 

the conservation value as low, however, Terrestrial Biodiversity Mapping 

indicates site 21 as being impacted. Sites 2 and 28 are also mapping as 
productive agricultural land. Site 26 has high conservation value. Whether there 

may be an opportunity to offset this, should be investigated. The site will likely 
be surrounded by urban development and the potential loss of connectivity 

should be considered in any overall plan for the immediately surrounding areas. 

Current Zoning E3 Environmental Management 

Current MLS (ha) 100 

Recommendations No Change. 

 

Area/s Number 26 

Area Name Mistful Park Crookwell Rd 

Constraints Environmental constraints. 

The site has high conservation value. Whether there may be an opportunity to 
offset this, should be investigated as the location is contiguous with the Marys 

Mount urban area. The site will likely be surrounded by urban development and 

the potential loss of connectivity should be considered in any overall plan for 
the immediately surrounding areas. 

Current Zoning E4 Environmental Living 

Current MLS (ha) 10ha 

Recommendations Consider the potential for residential development in the context of the expansion 

of the urban area subject to a site specific biodiversity assessment.   

 
 

Goulburn North Opportunity Sites 
 

Area/s Number 1, 5, 14, 24 and 14 

Area Name North of Mary’s Mount Road 

Constraints These sites are relatively unconstrained with only moderate biodiversity impacts 
in some places. The land is in sequence and has been included in the release 

area recommendation for Goulburn. 
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Current Zoning RU6, R2, E4 

Current MLS (m2) Ranging from 700 m2 to 10ha 

Recommendations Propose to include land in the Planning Proposal to be submitted in support of 

the release of additional residential land in Goulburn 

Proposed Future Zoning R2 

Proposed Future MLS 

(m2) 

700 

 

Area/s Number 6 &12 

Area Name North of Mary’s Mount Road 

Constraints These sites are relatively unconstrained with only moderate biodiversity impacts 

in some places, however, part of the sites is mapped as Strategic Agricultural 
Land in the LEP. The land, including these sites, west of Crookwell Road has 

been identified as the medium the long term supply of urban land for Goulburn 

Current Zoning RU6 and E4 

Current MLS (m2) Ranging from 700 m2 to 10ha 

Recommendations Propose to include land in the Housing Strategy as future urban land 
 

 

Goulburn West Opportunity Sites 
 

Area/s Number 3, 4, 8, 9, 10, 17, 19, 22, 35 and 37 

Area Name West Goulburn – Run-O-Waters area 

Constraints This area was initially considered suitable to provide an extension of the large lot 

residential development already supported in the area. Current MLS allow 
subdivision to 2,000m2 to 2ha and lot averaging also applies or lots in this area 

are as mall as 1ha. However, the assessment by Ecological confirms significant 

environmental constraints to future subdivision and development. Further, Site 9 
currently acts as a buffer to the B6 enterprise Corridor zone 

Current Zoning Mix of E4 + B6, RU6 and E4 +R5 

Minimum Lot Size Variable 10ha, 2ha, 2000m2
 

Recommendations No Change 

 

South Goulburn 
 

Area/s Number 11, 13, 20 and 25 

Area Name Goulburn South – South of Hume Highway 

Constraints Location – south of Hume Highway. Site 2 is significantly impacted by flooding. 

Sites 11, 13 & 25 are constrained by significant areas on land identified as having 

high conservation value 

Current Zoning RU1, RU2, RU6 

Current MLS 10ha-100ha 

Recommendations No Change 
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Goulburn East – rezoning not supported 
 

Area/s Number 7, 23, 27, 34 and 38 

Area Name Goulburn East 

Constraints Biodiversity, not contiguous, flooding and rail line mean will never be contiguous 
to Goulburn town. Site 23 may have some potential being contagious with 

Eastgrove, however, high value conservation identification will make this difficult. 

Current Zoning RE1, RU2, RU6, B6 

Current MLS (m2) 10-100ha 

Recommendations Re-zoning generally not supported, however, both site 7 and site 38 could 

potentially be considered as Stewardship Sites for biodiversity offsets given their 

size and limited fragmentation. 

Site 23 could be further investigated to provide housing choice east. 
 

 

 

Area/s Number 39 

Area Name Waste Water Irrigation Area  

Constraints The site has been decommissioned and is surplus to Council requirements 
and will need a more suitable land use zone. 

Part of the site is constrained by flooding and biodiversity, however, areas 

least constrained may be suitable for rural residential development subject to 
further detailed assessment.  The land is also potentially contaminated and 

any rezoning would need to include a Preliminary Site Investigation (PSI) 
Clause 6 of the SEPP 55.  

The former irrigation area may provide an opportunity for additional rural 

residential development with a MLS of 2ha in the area adjoining Taralga Road 
and Kenmore (subject to detailed assessment of environmental constraints) 

consistent with Council’s resolution on 7 November 2018.  Given the size of 

the area any rezoning should consider a concept layout incorporated into a 
DCP and a staging plan for the release of land. Alternatively, a maximum lot 

size could be considered to avoid inefficient lot sizes. 

Current Zoning SP2 Infrastructure (Public Utility Undertaking)  

Current MLS NA 

Recommendations Consider Planning Proposal for rural residential development including detailed 

environmental assessment and concept layout. 
 

 

Goldsmith Street 
 

Area/s Number 36 

Area Name Goldsmith Street 

Constraints The site is in the centre of Goulburn in the Commercial Core zone. It is not a 

Heritage Item but within the Heritage Conservation Area. It is off the main 
street with good access and could be considered as a Key Site for mixed use 

residential development. 

Current Zoning B3 Commercial Core 

Current MLS N/A 

Recommendations Consider Planning Proposal by Landowner 
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Marulan Opportunity Sites – re-zoning supported 
 

Area/s Number 15 & 30 

Area Name Marulan growth area 

Constraints Both sites are relatively unconstrained with a water course showing as high value 

conservation on site 30. Site 30 is already identified as a transition zone. 

Site 15 is the Truck Stop and although is zoned industrial, rezoning for residential 

purposes would improve the amenity and character of the southern entrance to 
the town. Sufficient industrial land is available to accommodate future demand. 

Current Zoning IN1, RU6 

Current MLS Up to 100ha 

Recommendations Site 30 should be retained for future urban purposes, suggest monitor release of 

land and look at medium to long term supply 

Site 15 could be considered for rezoning subject to a landowner led proposal 

 

Marulan Business Zone 
 

Area/s Number 31 

Area Name 131-139 George St 

Constraints Unconstrained. Need to consider the impact of allowing residential use in a 

business area on the future commercial needs of the town 

Current Zoning B2 Local Centre 

Current MLS N/A 

Recommendations Council consider a Planning Proposal on merit to assess the strategic merit of a 
proposal to enable additional uses on the site 

 

Marulan Sites Outside Urban Fringe 
 

Area/s Number 16, 18, 32 & 33 

Area Name Marulan outside urban fringe 

Constraints Location, not contiguous, constraints, mineral resources, bushfire hazard, high 

value biodiversity, sufficient land to meet anticipated demand 

Current Zoning RU2, RU6 

Current MLS 100ha 

Recommendations No change 
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6 Conclusion 
Each of the 39 Sites was considered having regard to a range of criteria. The assessment undertaken was at a 

strategic level and while it provide initial recommendations for the sites, nothing prevents individual landowners 

or applicants from lodging site specific Planning Proposals for consideration by Council. 
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A Biodiversity Constraints Analysis 



Goulburn Mulwaree Urban Fringe Housing Strategy – Biodiversity Constraints 
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Goulburn Mulwaree Urban Fringe Housing Strategy – Constraints Analysis 

 
Area of interest 

The area of interest consists of the lands within a 5km radius of Goulburn and Marulan. A number of lots 

were identified and provided within this urban fringe as lands with potential for development (Figures 

1 and 2). Each lot was referred to with a numerical site identifier. 
 

Initial constraints based on the available data were assessed for each of these lots. 
 

Figure 1: Goulburn study area sites 
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Figure 2: Marulan study area sites 
 

Data 

A number of key data sets were identified to assist and support analysis for the Strategy. Data sets 

included: 
 

Theme Data Source Usage  

Biodiversity Threatened species locations Atlas of NSW Wildlife/BioNet Identified recorded 

(State/Commonwealth) (available OEH) 
 
 

EPBC Protected matters search 

(available DEE) 

threatened species within 

5km of study area sites 

Protected matters search tool 

for matters of National 

Environmental Significance 

within a 5km radius of 

Goulburn and Marulan 
 

 
Biodiversity Conservation Significance 

Assessment (CSA) mapping 

Elton Identified areas of High / 

Moderate / Low significance 

by site 
 

 

Identified candidate TECs 

across study area sites 

Elton / SELLS Vegetation type mapping 

Threatened ecological 

communities 

(State/Commonwealth) 

Biodiversity 

Bushfire Bushfire Prone Land Mapping RFS / Council 
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Theme Data Source Usage  

Riparian Drainage Strahler classified drainage (available Buffered stream order 

Strahler stream order 

classification 

LPI) according to Office of Water 

DPI riparian corridor widths 

for Riparian buffers 
 

 
Vulnerable lands Steep slopes or highly 

erodible 

State-wide dataset (available OEH) 

Agricultural Land classification 

Land use 

Land and soil capability (available 

OEH) 

Land use mapping (available DoAWR) 

Lot boundaries Cadastre Council 

NPWS Estate (available OEH) 

LEP land zoning (available DPE) 

Reserves (State and Council 

lands) 

Open Space and conservation 

/ environmental land 

Conservation 

Study area to base constraints 

assessment 

Elton Cadastre Sites 
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Biodiversity Values 
 

Threatened Ecological Communities (TECs) 

Two TECs are mapped within the study area sites, they are: 
 

• White Box-Yellow Box-Blakely's Red Gum Grassy Woodland and Derived Native Grassland 

(Listed under the BCA and EPBC) 

• Natural Temperate Grasslands of the Southern Tablelands of NSW and the ACT (Listed under 

EPBC) 

The breakdown of the amount of TECs across the study sites is shown in Tables 1 and 2 and mapped in 

Figures 3 and 4. 
 

Table 1: Area of TECs within the study area sites – Goulburn 
 

Study site ID  Vegetation (ha) Site (ha) % TEC of Site % TEC of Vegetation 

 TEC Other 

Vegetation 

Total vegetation    

1 <0.01 4.40 4.40 12.42 <1% <1% 

2 - 0.75 0.75 39.66 - - 

3 8.87 25.26 34.13 42.97 21% 26% 

4 0.20 66.34 66.55 131.73 <1% <1% 

5 0.42 1.48 1.90 11.86 4% 22% 

6 0.29 4.90 5.20 50.51 1% 6% 

7 0.49 92.76 93.25 108.44 <1%% 1% 

8 - 8.94 8.94 18.53 - - 

9 6.38 5.09 11.47 11.75 54% 56% 

10 0.45 16.86 17.32 21.41 2% 3% 

11 6.76 36.10 42.87 52.22 13% 16% 

12 0.06 19.96 20.02 165.25 <1% <1% 

13 1.59 3.17 4.75 32.27 5% 33% 

14 0.01 1.85 1.86 7.56 <1% 1% 

17 19.84 49.61 69.45 89.25 22% 29% 

19 <0.01 9.21 9.21 9.43 <1% <1% 

20 7.78 48.60 56.38 76.02 10% 14% 

21 0.59 0.38 0.97 28.70 2% 61% 

22 - 8.55 8.55 10.10 - - 

23 - 6.79 6.79 9.57 - - 

24 6.62 17.48 24.10 52.25 13% 27% 

25 20.27 114.43 134.70 232.68 9% 15% 

26 23.49 3.23 26.72 45.88 51% 88% 

27 - 2.92 2.92 4.50 - - 
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Study site ID  Vegetation (ha)  Site (ha) % TEC of Site % TEC of Vegetation 

 TEC Other 

Vegetation 

Total vegetation    

28 - 1.99  1.99 10.03 - - 

29 1.87 3.54  5.42 11.36 16% 35% 

34 <0.01 1.64  1.64 3.08 <1% <1% 

35 - 1.07  1.07 1.71 - - 

37 - 4.68  4.68 10.12 - - 

38 86.49 194.34  280.83 434.98 20% 31% 

Total 192.49 756.33  948.82 1736.23  20% 

 

 

Table 2: Area of TECs within the study area sites – Marulan 
 

  Vegetation (ha )    

Study site ID TEC Other Vegetation Total vegetation Site (ha) % TEC of 

Site 

% TEC of 

Vegetation 

16 4.43 56.92 61.35 288.06 2% 7% 

18 0.44 3.73 4.18 21.37 2% 11% 

32 29.45 9.67 39.12 40.05 74% 75% 

33 0.50 49.95 50.45 54.69 1% 1% 

Total 34.83 120.27 155.09 404.17  22% 

 
 

TECs exist in 22 of the 31 sites in Goulburn’s urban fringe. Of these 22 sites, 9 contain TECs that cover 

greater than 10% of the site. The areas with the greatest areas of TECs are site 9 (54% of the site) and 

site 26 (51% of the site) 
 

Four of the seven sites in the Marulan urban fringe contain TECs. Of these, site 32 contains TECs that 

cover 74% of the site. In the other 3 sites, TECs cover 2% or less than each site. 
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Figure 3: Goulburn TECs 

 

Figure 4: Marulan TECs 
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Threatened Species 

A search of the Atlas of NSW Wildlife (BioNet) was carried out in October 2018 to identify records of 

threatened flora and fauna within 5km of the study area sites. 
 

Threatened fauna  

A total of 27 fauna species listed under the BC Act, including 6 species listed under the EPBC Act, were 

identified within 5km of the study sites (Table 3). 
 

No threatened species were recorded within the study sites in the Goulburn urban fringe (Figure 5), 

however, 4 fauna species have been recorded within Sites 16 and 32, in the Marulan urban fringe (Figure 

6). 
 

Threatened species recorded within sites included a Koala within site 32 and the following threatened 

fauna species within Site 16: 
 

• Brown Treecreeper 

• Diamond Firetail 

• Eastern Bentwing-bat 

 

Table 3: Recorded threatened fauna species within 5km of study area sites 
 

Class Scientific Name Common Name BC Act EPBC Act Recorded number 

of individuals* 

Aves Anthochaera phrygia Regent Honeyeater E CE 2 

Aves Artamus cyanopterus 

cyanopterus 

Dusky Woodswallow V - 20 

Aves Callocephalon fimbriatum Gang-gang Cockatoo V - 27 

Aves Calyptorhynchus lathami Glossy Black-Cockatoo V - 8 

Aves Chthonicola sagittata Speckled Warbler V - 7 

Aves Climacteris picumnus victoriae Brown Treecreeper (eastern 

subspecies) 

V - 1 

Aves Daphoenositta chrysoptera Varied Sittella V - 2 

Aves Ephippiorhynchus asiaticus Black-necked Stork E - 1 

Aves Falco subniger Black Falcon V - 0 

Aves Glossopsitta pusilla Little Lorikeet V - 11 

Aves Hieraaetus morphnoides Little Eagle V - 2 

Aves Lophoictinia isura Square-tailed Kite V - 0 

Aves Melanodryas cucullata 

cucullata 

Hooded Robin (south- 

eastern form) 

V - 0 

Aves Ninox strenua Powerful Owl V - 1 

Aves Petroica boodang Scarlet Robin V - 3 

Aves Petroica phoenicea Flame Robin V - 0 

Aves Stagonopleura guttata Diamond Firetail V - 4 
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Class Scientific Name Common Name BC Act EPBC Act Recorded number 

of individuals* 

Mammalia Chalinolobus dwyeri Large-eared Pied Bat V V 1 

Mammalia Dasyurus maculatus Spotted-tailed Quoll V E 1 

Mammalia Falsistrellus tasmaniensis Eastern False Pipistrelle V - 0 

Mammalia Miniopterus schreibersii 

oceanensis 

Eastern Bentwing-bat V - 4 

Mammalia Mormopterus norfolkensis Eastern Freetail-bat V - 0 

Mammalia Petaurus norfolcensis Squirrel Glider V - 2 

Mammalia Phascolarctos cinereus Koala V V 2 

Mammalia Pteropus poliocephalus Grey-headed Flying-fox V V 10 

Mammalia Saccolaimus flaviventris Yellow-bellied Sheathtail- 

bat 

V - 1 

Reptilia Delma impar Striped Legless Lizard V V 1 

CE – Critically Endangered, E – Endangered, V - Vulnerable 
*A value of 0 denotes that while the species has been recorded, numbers of individuals were not noted 

 

 
Threatened flora  

A total of 7 flora species listed under the BC Act, including 5 species listed under the EPBC Act were 

identified within 5km of the study area sites (Table 4). 
 

No threatened flora species have been recorded within the study area sites. 
 

Table 4: Recorded threatened flora species within 5km of the study area sites 
 

Scientific Name Common Name BC Act EPBC Act Recorded 

number of 

individuals* 

Diuris aequalis Buttercup Doubletail E V 0 

Eucalyptus aggregate Black Gum V V 0 

Eucalyptus macarthurii Paddys River Box, Camden Woollybutt E E 0 

Genoplesium plumosum Tallong Midge Orchid E E 70 

Pultenaea pedunculata Matted Bush-pea E - 0 

Rutidosis leptorrhynchoides Button Wrinklewort E E 0 

Solanum celatum  E - 15 

E – Endangered, V – Vulnerable 
*A value of 0 denotes that while the species has been recorded, numbers of individuals have not been recorded 
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Figure 5: Goulburn - recorded threatened species (Atlas of NSW Wildlife October 2018) 
 

Figure 6: Marulan - recorded threatened species (Atlas of NSW Wildlife October 2018) 
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Matters of National Environmental Significance (MNES) 

An EPBC Act Protected Matters Report (DEE 2018) was generated on 2 November 2018 based on a 5 km 

buffer around the town centres of Goulburn and Marulan. 
 

The following matters have been identified as being likely to occur or known to occur in the proximity 

of the study area sites: 
 

• 3 listed threatened ecological communities (TECs) (2 known to occur) 

• 21 listed threatened fauna species (6 known to occur) 

• 13 listed threatened flora species (5 known to occur) 

• 12 listed migratory species 

 
Separate protected matters reports including the details of all identified MNES for Goulburn and 

Marulan were prepared. 

 

 
Conservation values 

Conservation value information was summarised by each study area site. Conservation values have been 

broken down into High, Moderate and Low. Areas of High or Moderate conservation value generally 

include the greatest constraints to development, making up areas of core or support for core habitat. 

Mapping has been prepared by Council and was obtained via Elton. 
 

A breakdown of the proportion of conservation value by study area site has been summarised in Table 

5 and Figure 7 for the Goulburn urban fringe; and Table 6 and Figure 8 for the Marulan urban fringe. 
 

Table 5: Goulburn study area sites conservation values 
 

Conservation values (ha) % of Site with Higher Constraints* 

Study site ID High Moderate Low Total  

1 3.91 2.91 5.59 12.42 55% 

2 0.39 - 39.27 39.66 1% 

3 34.13 3.86 4.98 42.97 88% 

4 66.55 13.46 51.72 131.73 61% 

5 1.48 3.40 6.98 11.86 41% 

6 0.37 7.13 43.01 50.51 15% 

7 93.33 4.48 10.63 108.44 90% 

8 8.99 1.79 7.75 18.53 58% 

9 11.47 0.27 - 11.75 100% 

10 17.32 2.48 1.61 21.41 92% 

11 42.87 6.68 2.68 52.22 95% 

12 0.06 14.20 150.99 165.25 9% 

13 4.75 5.12 22.39 32.27 31% 

14 1.63 1.21 4.72 7.56 38% 

17 69.53 9.81 9.91 89.25 89% 
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Conservation values (ha) % of Site with Higher Constraints* 

Study site ID High Moderate Low Total  

19 9.21 0.19 0.03 9.43 100% 

20 56.72 4.48 14.82 76.02 80% 

21 0.75 2.44 25.51 28.70 11% 

22 8.55 0.72 0.83 10.10 92% 

23 6.79 0.58 2.20 9.57 77% 

24 10.78 16.19 25.28 52.25 52% 

25 134.70 15.68 82.30 232.68 65% 

26 23.49 8.65 13.74 45.88 70% 

27 2.92 1.11 0.47 4.50 90% 

28 0.05 0.58 9.40 10.03 6% 

29 1.94 5.35 4.07 11.36 64% 

34 1.64 1.43 - 3.08 100% 

35 1.07 0.29 0.35 1.71 80% 

36 - - 0.08 0.08 <1% 

37 4.68 0.54 4.91 10.12 52% 

38 282.81 61.85 90.31 434.98 79% 

Total 902.88 196.89 636.54 1736.31 63% 

* Higher constraints includes High and Moderate conservation values 
 

Three sites in the Goulburn urban fringe (Sites 9, 19, 34) are highly constrained with 100% of each site 

being mapped as High or Moderate conservation value. A further 22 sites include higher constraints 

across more than 20% of the site, ranging between 31% to 95% (Figure 8). Therefore, 25 of the 31 study 

area sites within the Goulburn urban fringe have a high proportion of biodiversity constraint across the 

site. 



Goulburn Mulwaree Urban Fringe Housing Strategy – Biodiversity Constraints 

ECO LOGICAL AUSTRALIA 12 

 

 

 

 
Figure 7: Goulburn conservation values 

 
 

Table 6: Marulan study area sites conservation values 
 

  Conservation values (ha)  % of Site with Higher Constraints* 

Study site ID High Moderate Low Total  

15 - - 7.28 7.28 - 

16 55.18 5.95 226.93 288.06 21% 

18 2.07 0.89 18.42 21.37 14% 

30 2.06 - 47.87 49.93 4% 

31 - - 0.80 0.80 <1% 

32 34.97 2.19 2.89 40.05 93% 

33 13.46 27.00 14.24 54.69 74% 

Total 107.73 36.02 318.42 462.17 31% 

* Higher constraints includes High and Moderate conservation values 
 
 

 

Three sites in the Marulan urban fringe include higher constraints across more than 20% of the site (Sites 

16, 32 and 33), ranging between 21% to 93% (Figure 9). These three sites out of 7 have a high proportion 

of biodiversity constraint across the site within the Marulan urban fringe. 
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Figure 8: Marulan conservation values 
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Land Use 
 

Riparian Corridors 

Vegetated riparian zone corridor width guidelines for waterfront land are defined by the NSW Office of 

Water DPI. These apply to controlled activities that are regulated under the Water Management Act, 

such as urban development. The following extract from the guidelines was used to assess the area of 

riparian corridor likely to be required with each of the study area sites. 

 

 

 
Twenty-three of the study area sites within the Goulburn urban fringe include a mapped drainage line. 

Five of the study area sites include riparian buffers which make up greater than 10% of the site (Sites 1, 

2, 20, 25 and 38). A breakdown of the area of riparian buffer required by each site is summarised in 

Table 7 and shown in Figure 9. 
 

Table 7: Goulburn riparian buffer requirements 
 

Stream Order (ha) 

Study site 

ID 

1st (10m 

buffer) 

2nd (20m 

buffer) 

3rd (30m 

buffer) 

4th or greater 

(40m buffer) 

Total Site 

(ha) 

% Riparian buffer 

of site 

1 1.0 1.2 - - 2.2 12.4 18% 

2 1.1 3.4 0.4 - 4.9 39.7 12% 

3 1.4 - - - 1.4 43.0 3% 

4 3.4 1.5 - - 4.9 131.7 4% 
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Stream Order (ha) 

Study site 

ID 

1st (10m 

buffer) 

2nd (20m 

buffer) 

3rd (30m 

buffer) 

4th or greater 

(40m buffer) 

Total Site 

(ha) 

% Riparian buffer 

of site 

5 0.6 - - - 0.6 11.9 5% 

6 2.1 0.8 - - 2.9 50.5 6% 

7 2.8 1.9 - - 4.7 108.4 4% 

8 0.5 - - - 0.5 18.5 3% 

11 0.5 1.6 - - 2.1 52.2 4% 

12 4.2 1.2 - - 5.4 165.2 3% 

13 0.2 - - - 0.2 32.3 0% 

14 0.0 - - - 0.0 7.6 1% 

17 1.5 2.5 5.1 - 9.1 89.3 10% 

19 0.1 - - - 0.1 9.4 1% 

20 - 0.2 - 8.2 8.4 76.0 11% 

21 1.1 - - - 1.1 28.7 4% 

24 0.1 - - - 0.1 52.3 0% 

25 8.6 4.2 - 19.5 32.3 232.7 14% 

26 1.2 - - - 1.2 45.9 3% 

29 - - - 0.4 0.4 11.4 4% 

34 0.1 - - - 0.1 3.1 4% 

35 - 0.1 - - 0.1 1.7 8% 

38 13.8 5.0 5.3 29.7 53.9 435.0 12% 

Total 44.4 23.6 10.8 57.9 136.6   
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Figure 9: Goulburn riparian buffers 
 
 

Five of the study area sites within the Marulan urban fringe include a mapped drainage line. One of the 

study area sites (Site 30) includes riparian buffers which makes up greater than 10% of the site (13%). A 

breakdown of the area of riparian buffer required by each site is summarised in Table 8 and shown in 

Figure 10. 
 

Table 8: Marulan riparian buffer requirements 
 

Stream Order (ha) 

Study 

site ID 

1st (10m 

buffer) 

2nd (20m 

buffer) 

3rd (30m 

buffer) 

4th or greater (40m 

buffer) 

Total Site 

(ha) 

% Riparian buffer 

of Site 

16 14.4 2.1 0.1 - 16.5 288.1 6% 

18 1.4 0.6 - - 2.0 21.4 9% 

30 1.9 0.8 - 4.0 6.6 49.9 13% 

32 2.5 0.5 - - 2.9 40.0 7% 

33 3.2 0.4 - - 3.6 54.7 7% 

Total 23.3 4.4 0.1 4.0 31.8   
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Figure 10: Marulan riparian buffers 

 
 

 

Risk 
 

Flood prone land 

There are two study area sites which coincide with potential flood risk mapping (Figure 11), sites 11 and 

20. Almost all (93%) of study site 20 includes mapped flood risk, while only a small proportion of site 11 

is mapped with risk of flooding (Table 9). 
 

Table 9: Areas of sites with potential flood risk 
 

Study site ID Flood Risk (ha) Total Site Area (ha) % Flood risk of Site 

11 1.94 52.22 4 

20 70.29 76.02 93 
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Figure 11: Potential flood risk 

 
 
 

1.1.1 Steep Lands – Slope 

While there are lands in the Goulburn and Marulan region that have been identified as steep and highly 

erodible (Figure 12); there are no study area sites which occur on those mapped lands with slopes of 18o 

or greater (OEH 2011). 
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Figure 12: Steep slopes - greater than or equal to 18 degrees 
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15.2 DRAFT URBAN AND FRINGE HOUSING STRATEGY - POST EXHIBITION REVIEW 

RESOLUTION  2020/120  

Moved: Cr Margaret O'Neill 
Seconded: Cr Peter Walker  

That Council Move into Committee of the Whole. 
 
Council moved into Committee of the whole at 6:36pm. 

CARRIED 

RESOLUTION  2020/121  

Moved: Cr Margaret O'Neill 
Seconded: Cr Andrew Banfield  

That Council move back into Open Council. 
 
Council moved back into Open Council at 7:22pm. 

CARRIED 

RESOLUTION  2020/122  

Moved: Cr Margaret O'Neill 
Seconded: Cr Peter Walker 

That  

1. The report from the Business Manager Strategic Planning regarding the revised Draft 
Urban and Fringe Housing Strategy be received. 

2. Council defer the revised Draft Urban and Fringe Housing Strategy for a period of three 
months for further consultation with submitters and a Council Briefing for a full 
Saturday. 

CARRIED 
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Order Of Business 

1  Opening Meeting ..................................................................................................................... 5 

2  Acknowledgement of Country ............................................................................................... 5 
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6  Late Items / Urgent Business ................................................................................................ 6 
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Nil 
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10.1  Minutes of the Ordinary Meeting of Council held on 2 June 2020 .............................. 6 
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12  Mayoral Minute(s) ................................................................................................................... 7 
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15.1  Draft Urban and Fringe Housing Strategy - Closing Consultation .............................. 8 
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15.8  2020 Steampunk Victoriana Fair .............................................................................. 14 
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15.17  Operations Directorate Report May 2020 ................................................................. 21 
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16  Closed Session ..................................................................................................................... 23 
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MINUTES OF GOULBURN MULWAREE COUNCIL 
ORDINARY COUNCIL MEETING 

HELD AT THE COUNCIL CHAMBERS, CIVIC CENTRE, 184 - 194 BOURKE STREET, 
GOULBURN 

ON TUESDAY, 16 JUNE 2020 AT 6PM 

 

PRESENT: Cr Bob Kirk (Mayor), Cr Peter Walker (Deputy Mayor), Cr Andrew Banfield, Cr 
Leah Ferrara, Cr Alfie Walker, Cr Margaret O'Neill & Cr Carol James. 

IN ATTENDANCE:  Warwick Bennett (General Manager), Brendan Hollands (Director Corporate 
and Community Services), Marina Hollands (Director Utilities), Scott Martin 
(Director Planning & Environment, Matt O’Rourke (Director Operations) & Amy 
Croker (Executive Officer). 

1 OPENING MEETING 

Mayor Bob Kirk opened the meeting 6pm. The Mayor advised that the meeting would be webcast 
live. 

2 ACKNOWLEDGEMENT OF COUNTRY 

Mayor Bob Kirk made the following acknowledgement. 

“I would like to Acknowledge and pay our respects to the Aboriginal elders both past and present 
as well as emerging leaders, and Acknowledge the traditional custodians of the Land on which we 
meet today.” 

3 COUNCILLORS DECLARATION AND/OR PRAYER   

The opening prayer or declaration was read by Cr Alfie Walker. 

4 APOLOGIES    

RESOLUTION  2020/217  

Moved: Cr Alfie Walker 
Seconded: Cr Margaret O'Neill 

That apologies from Cr Sam Rowland and Cr Denzil Sturgiss be received and leave of 
absence granted. 

CARRIED

5 APPLICATIONS FOR A LEAVE OF ABSENCE BY COUNCILLORS 

RESOLUTION  2020/218  

Moved: Cr Carol James 
Seconded: Cr Leah Ferrara 

That: 

1. The application from Cr Denzil Sturgiss and leave of absence granted due to health 
reasons. 

2. The application from Cr Sam Rowland and leave of absence granted due to work 
commitments outside of the region. 

CARRIED
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6 LATE ITEMS / URGENT BUSINESS   

It was noted that Boral made an additional submission to 15.1 Draft Urban and Fringe Housing 
Strategy - Closing Consultation and that was tabled for Councillors information.  

7 DISCLOSURE OF INTERESTS 

Deputy Mayor Peter Walker declared a non-pecuniary/non-significant conflict of interest in Item 
15.5 “Request for Financial Assistance - Rotary Club of Goulburn” as he is a member of this club. 
As the disclosure was not of a significant nature Deputy Mayor Peter Walker remained in the 
meeting while discussion took place. 
 
Cr Carol James declared a non-pecuniary/non-significant conflict of interest in Item 15.5 “Request 
for Financial Assistance - Rotary Club of Goulburn” as she is a member of this club. As the 
disclosure was not of a significant nature Cr Carol James remained in the meeting while discussion 
took place. 
 
Cr Banfield made a statement in relation to the Business Paper.  He has assessed the Business 
Paper and does not perceive any declaration of interest is required to be declared in relation to his 
employment with Denrith Group of Companies. 

8 PRESENTATIONS 

Nil  

9 PUBLIC FORUM  

Rachael Snape of Boral’s address to Council on Item 15.1 Draft Urban and Fringe Housing 
Strategy - Closing Consultation was tabled at the meeting to Councillors. 

Jeff Bulfin representing the owners of 515 Crookwell Road Kingsdale addressed Council on Item 
15.1 Draft Urban and Fringe Housing Strategy - Closing Consultation. 

RESOLUTION  2020/219  

Moved: Cr Peter Walker 
Seconded: Cr Margaret O'Neill 

That an extension of time be given to Jeff Bulfin for one minute as part of the Public Forum. 

CARRIED

10 CONFIRMATION OF MINUTES 

10.1 MINUTES OF THE ORDINARY MEETING OF COUNCIL HELD ON 2 JUNE 2020 

RESOLUTION  2020/220  

Moved: Cr Carol James 
Seconded: Cr Leah Ferrara 

That the Council minutes from Tuesday 2 June 2020 and contained in Minutes Pages No 1 
to 24 inclusive and in Minute Nos 2020/195 to 2020/216 inclusive be confirmed.  

CARRIED
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11 MATTERS ARISING 

11.1 MATTERS ARISING FROM COUNCIL MEETING MINUTES FROM THE 2 JUNE 2020 

Nil 

 

11.2 OUTSTANDING TASK LIST FROM ALL PREVIOUS MEETINGS 

RESOLUTION  2020/221  

Moved: Cr Alfie Walker 
Seconded: Cr Andrew Banfield 

That Council notes the Task List and authorises the deletion of completed tasks.  

CARRIED
  

12 MAYORAL MINUTE(S) 

Nil  

13 NOTICE OF MOTION(S) 

Nil  

14 NOTICE OF RESCISSION(S) 

Nil  

15 REPORTS TO COUNCIL FOR DETERMINATION 
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15.1 DRAFT URBAN AND FRINGE HOUSING STRATEGY - CLOSING CONSULTATION 

RESOLUTION  2020/222  

Moved: Cr Peter Walker 
Seconded: Cr Margaret O'Neill  

That Council Move into Committee of the Whole. 
 
Council moved into Committee of the whole at 6:27pm. 

CARRIED
At 7:18 pm, Cr Peter Walker left the meeting. At 7:20 pm, Cr Peter Walker returned to the meeting. 

RESOLUTION  2020/223  

Moved: Cr Andrew Banfield 
Seconded: Cr Alfie Walker  

That Council move back into Open Council. 
 
Council moved back into Open Council at 7:21pm. 

CARRIED

MOTION    

Moved: Cr Andrew Banfield 
Seconded: Cr Leah Ferrara 

That  

1. The report from the Business Manager Strategic Planning regarding the closing consultation 
for the Draft Urban and Fringe Housing Strategy be received. 

2. The Draft Urban and Fringe Housing Strategy  be presented to Council for adoption subject to 
the following amendments: 

a) The Precinct Map – Opportunities and for Marulan North to be amended to identify the 
haulage route as having a 250m buffer from development between Brayton Road, 
Ambrose Road and Red Hills Road through to the Hume Highway. 

b) The Consultation Report be amended to include commentary/to address the submission 
from Boral (dated 16 December 2019) and to expand upon the assessment of the Boral 
submission dated 18 December 2019. 

3. Council decline the request for the extension of either the urban residential or rural residential 
opportunity areas identified within the Draft Urban and Fringe Housing Strategy to 515 
Crookwell Road, Kingsdale. This decision is based on the lack of established demand for such 
an extension because of the surplus of land already identified in the Strategy and due to the 
site having water quality constraints beyond those identified in the other opportunity areas. 

4. Council decline at this time the extension of either the urban residential or rural residential 
opportunity areas identified within the Draft Urban and Fringe Housing Strategy to the area 
located on the eastern side of the Hume Highway, south of Old Tallong Road and Highland 
Way through to Barber’s Creek Road (north of the railway line).  This conclusion is based on 
the need to establish demand for such an extension given the surplus lots identified in the of 
either the urban residential or rural residential opportunity areas identified within the Draft 
Urban and Fringe Housing Strategy for Marulan and potential water quality impacts.  This area 
to be reconsidered by Council as part of the Rural Lands Strategy.  
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AMENDMENT & RESOLUTION  2020/224  

Moved: Cr Margaret O'Neill 
Seconded: Cr Bob Kirk 

That  

1. The report from the Business Manager Strategic Planning regarding the closing 
consultation for the Draft Urban and Fringe Housing Strategy be received. 

2. The Draft Urban and Fringe Housing Strategy  be presented to Council for adoption 
subject to the following amendments: 

a) The Precinct Map – Opportunities and for Marulan North to be amended to identify 
the haulage route as having a 250m buffer from development between Brayton 
Road, Ambrose Road and Red Hills Road through to the Hume Highway. 

b) The Consultation Report be amended to include commentary/to address the 
submission from Boral (dated 16 December 2019) and to expand upon the 
assessment of the Boral submission dated 18 December 2019. 

3. The Draft Urban and Fringe Housing Strategy be amended to identify a corridor to the 
east of the ridge line parallel to Crookwell Road, zoned E3 Environmental Management 
between Chinaman’s Lane and Onslow Road following Crookwell Road, as a rural 
residential opportunity area for lots with a minimum allotment size of 10ha (reduced 
from 100ha).  A  10ha lot size being identified in consideration of potential water quality 
impacts.  
 

4. The Draft Urban and Fringe Housing Strategy be amended to identify the area zoned 
RU2 Rural Landscape and E3 Environmental Management located on the eastern side 
of the Hume Highway, Highland Way through to Barber’s Creek Road (north of the 
railway line) as a rural residential opportunity area for lots with a potential for 10ha  
minimum allotment size (reduced from 100ha), the 10ha lot size being identified in 
consideration of potential water quality impacts.   

 

The amendment was put and became the motion. 

The motion was then put and carried. 

Section 375A of the Local Government Act 1993 requires General Managers to record which Councillors vote for and against each 
planning decision of the Council, and to make this information publicly available. 

In Favour:  Crs Bob Kirk, Peter Walker, Alfie Walker, Margaret O'Neill and Carol James 

Against:  Crs Andrew Banfield and Leah Ferrara 

CARRIED
 
Council take a 30 minute dinner recess at 7.30pm 
 
Council resumed at 8.00pm 
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15.2 POST EXHIBITION REPORT - PLANNING PROPOSAL TO AMEND ZONING OF NO. 
59 - 61 HOVELL STREET, GOULBURN 

RESOLUTION  2020/225  

Moved: Cr Andrew Banfield 
Seconded: Cr Carol James 

That: 

1. The post exhibition report from the Business Manager Strategic Planning concerning 
the rezoning of Number 59 – 61 Hovell Street, Goulburn to R1 – General Residential be 
received.  

2. Council undertake amendments to the Planning Proposal as exhibited to address 
suggested changes specified by Water NSW being: 

(a) to include the outcome of the overall Strategic Land and Water Capability 
Assessment (SLWCA) for Sewered Development and map; and 

(b) remove/modify the sentence stating the ‘site is not identified as an area of High 
Conservation Value (HCV) within the SLWCA Maps’ (page 14). 

3. Council endorse the current Planning Proposal to amend the Goulburn Mulwaree 
Local Environmental Plan 2009 to: 

 (a) rezone land known as Number 59-61 Hovell Street, Goulburn (being Lot 8 DP 
  832816), from RE1 Public Recreation to R1 General Residential under the  
  Goulburn Mulwaree Local Environmental Plan 2009; and   	

(b) introduce a minimum allotment size of 1000m2. 

4. A Draft Instrument be prepared that is consistent with the above amendment. 

5. The attached draft Site Specific Development Control Plan chapter for this precinct be 
publicly exhibited. 

6. The Planning Proposal and relevant documentation be forwarded to the Department of 
Planning and Environment for making.  

Section 375A of the Local Government Act 1993 requires General Managers to record which Councillors vote for 
and against each planning decision of the Council, and to make this information publicly available.  

CARRIED
In Favour: Crs Bob Kirk, Peter Walker, Andrew Banfield, Leah Ferrara, Alfie Walker, Margaret 

O'Neill and Carol James 

Against: Nil 
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15.3 PROPOSED ROAD NAME FOR NEW ROAD APPROVED UNDER DA/0243/1718, 131 
CLYDE STREET GOULBURN 

RESOLUTION  2020/226  

Moved: Cr Peter Walker 
Seconded: Cr Leah Ferrara 

That: 

1. Council grant its consent for the proposed road name ‘Gumnut Lane’ for the proposed 
new road approved under MODDA/0012/1920 of DA/0243/1718 to enable the proposal 
to be publicly exhibited, and  

2. If no public submissions are received during the public exhibition period, the 
proposed road name ‘Gumnut Lane’ is gazetted with Geographical Names Board.  

CARRIED
 

15.4 HOVELL STREET MULTI LOT SUBDIVISION 

RESOLUTION  2020/227  

Moved: Cr Leah Ferrara 
Seconded: Cr Carol James 

That  

1. The report from the Business Manager Property & Community Services and General 
Manager on the Hovell Street Multi Lot Subdivision be received.  

2. Council endorse in principle the general layout of the Hovell Street Multi Lot 
Subdivision to create 30 lots to allow this development to be lodged for a development 
application determination.  

3. The developers of the proposed subdivision at 30a Sloane Street fund $87,500 for road 
construction costs from the spine road to their proposed development.  

4. If the developers of the proposed subdivision at 30a Sloane Street decline to fund the 
full cost of the access road being $87,500 for road construction costs referred to in 
point 3, Council’s Hovell Street Multi Lot Subdivision plan be amended to exclude the 
931m2 parcel of 30a Sloane Street and the proposed spine road be replaced with an 
additional residential lot.          

CARRIED
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15.5 REQUEST FOR FINANCIAL ASSISTANCE - ROTARY CLUB OF GOULBURN 

RESOLUTION  2020/228  

Moved: Cr Peter Walker 
Seconded: Cr Carol James 

That  

1. The report from the Director Corporate & Community Services on Request for 
Financial Assistance – Rotary Club of Goulburn be received. 

2. Council support the 2020 Southern Tablelands Science and Engineering Challenge 
with the following funding from the 2020/21 Financial Assistance Budget:  

A cash contribution of $3,000  

3. The funding be held pending confirmation of the event taking place this year.  

CARRIED
 

15.6 REQUESTS FOR FINANCIAL ASSISTANCE - BUNGONIA & DISTRICT HISTORICAL 
SOCIETY INC. 

RESOLUTION  2020/229  

Moved: Cr Leah Ferrara 
Seconded: Cr Peter Walker 

That  

1. The report of the Director of Corporate & Community Services on Requests for 
Financial Assistance – Bungonia & District Historical Society Inc. be received. 

2. Council make a cash donation of $2,479 out of the 2019/20 Financial Assistance 
budget to the Bungonia & District Historical Society Inc. for their project to install a 
plaque at the Bungonia cemetery.  

CARRIED
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15.7 2021 YOUTH CONFERENCE 

RESOLUTION  2020/230  

Moved: Cr Margaret O'Neill 
Seconded: Cr Peter Walker  

That Council Move into Committee of the Whole. 
 
Council moved into Committee of the whole at 8:13pm. 

CARRIED

RESOLUTION  2020/231  

Moved: Cr Alfie Walker 
Seconded: Cr Carol James  

That Council move back into Open Council. 
 
Council moved back into Open Council at 8:29pm. 

CARRIED

RESOLUTION  2020/232  

Moved: Cr Carol James 
Seconded: Cr Alfie Walker 

That  

1. The Report from the Business Manager Property & Community Services on the 2021 
Youth Conference be received. 

2. Council approves hosting of the 2021 Youth Conference in Goulburn from 17 to 19 
September 2021. 

3. Council allocates a maximum of $25,000 in additional funds in the 2021/22 financial 
year’s Events budget to sponsor the event including the payment of the booking fees 
for the Veolia Arena, Grace Millsom Centre, Ross Whittaker Basketball Stadium and 
any other Council facility from 17 to 19 September 2021.    

CARRIED
 
  



Ordinary Council Meeting Minutes 16 June 2020 

Page 14 

15.8 2020 STEAMPUNK VICTORIANA FAIR 

RESOLUTION  2020/233  

Moved: Cr Peter Walker 
Seconded: Cr Alfie Walker  

That Council Move into Committee of the Whole. 
 
Council moved into Committee of the whole at 8:34pm. 

CARRIED

RESOLUTION  2020/234  

Moved: Cr Peter Walker 
Seconded: Cr Alfie Walker  

That Council move back into Open Council. 
 
Council moved back into Open Council at 8:39pm. 

CARRIED

RESOLUTION  2020/235  

Moved: Cr Peter Walker 
Seconded: Cr Leah Ferrara 

1. That the report from the Business Manager Marketing, Events & Culture on the 2020 
Steampunk Victoriana Fair be received. 

2. That the 2020 Steampunk Victoriana Fair not proceed in light of the COVID-19 restriction, 
and uncertainty around when restrictions on events and festivals may ease. 

3. The net balance of $21,055 in the 2020/21 budget be transferred to an Events Reserve for 
use towards the October 2021 event, or an alternate event at the Goulburn Historic 
Waterworks.  

CARRIED
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15.9 COUNCIL HARDSHIP POLICY AND COVID-19 

RESOLUTION  2020/236  

Moved: Cr Leah Ferrara 
Seconded: Cr Peter Walker 

That  

1. The Report of the Director Corporate & Community Services on Council Hardship 
Policy and COVID-19 be received. 

2. An addendum be added to the existing Hardship Policy stating the following: 

(a) If the ratepayer (business or residential) can demonstrate a decrease in income 
from the six month period from January to June 2019 to the six month period 
from January to June 2020 of in excess of 15%, they will be able to make 
arrangements to pay their rates and annual charges over a period of 18 months. 

(b) If that reduction exceeds 30% the repayment arrangements can extend to 2 
years. 

(c) At the end of these periods all accounts are to be cleared up to the most recent 
instalment due. 

(d) Interest will continue to accrue in line with the allowable interest rates as 
determined by the Office of Local Government as follows: 

(i) July-December 2020  0% 

(ii) January 2021 onwards  7% 

(e) All applications will be determined by the Director of Corporate and Community 
Services after being assessed by Council’s Revenue Section based on the 
information provided. 

(f) Any objections to the assessment of applications will need to be considered by 
Council. 

(g) This addendum will be reviewed in May 2021 taking into consideration the rate of 
 recovery from the COVID-19 Pandemic. 

(h) The implementation of this policy be subject to the rate payers previous payment 
 history and that allowance won’t be given if a history of non-payment exists. 

3. The Application for Revenue Hardship Relief form be updated with a section to enable 
assessment under this addendum. 

CARRIED
 

15.10 MAKING OF RATES AND CHARGES 

RESOLUTION  2020/237  

Moved: Cr Andrew Banfield 
Seconded: Cr Alfie Walker 

1. The report from the Director Corporate & Community Services on Making of Rates and 
Charges be received. 
 

2. Rates and charges in the 2020/21 Operational Plan commencing 1 July 2020 be made 
as detailed in the following tables: 
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Ordinary Rates - s493 Local Government Act 

Sub-Category Ad Valorem 
Rate (c/$)

Base 
Rate

Minimum 
Rate

Residential - General 0.19300 $263.00
Residential - Goulburn 0.43200 $332.00
Residential - Marulan 0.26000 $251.00
Business - General 0.89500 $554.00
Business - Goulburn 0.89500 $554.00
Business - Goulburn Town 
Centre 

1.61100  $554.00 

Business - Marulan 0.89500 $554.00
Mining 1.98700 $554.00
Farmland 0.16700 $534.00

Domestic Waste Management - s496 Local Government Act  

Category Charge
Occupied – First Service (3 Bins) $381.00
Occupied – Subsequent Service (3 Bins) $381.00
Occupied – Subsequent Service (Red Bin) $258.00
Occupied – Subsequent Service (Yellow $123.50
Occupied – Subsequent Service (Green Bin) $123.50
Unoccupied $38.00

Tarago 

Category Charge
Occupied (Recycling Only) $202.00

 

Other Waste Management Charges (Marulan) - s501 Local Government Act 

Category Charge
1 Service $322.50
2 Services $602.00
3 Services $916.00
4 Services $1,180.00
5 Services $1,450.00
6 Services $1,745.00
7 Services $2,025.00
8 Services $2,300.00
9 Services $2,600.00
10 Services $2,880.00

 

Rural Waste Charge - s501 Local Government Act  

Category Charge
Rural Waste Charge  $140.00
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Water Availability Charges (Goulburn/Run-O-Waters) - s501 Local Government Act  

Category Meter 
Size

Annual 
Charge

Water Availability - Vacant $172.00
Occupied 20mm $172.00
  25mm $270.00
  32mm $417.00
  40mm $682.00
  50mm $1,063.00
  65mm $2,079.00
  75mm $2,708.00
  80mm $2,708.00
  100mm $4,250.00
  150mm $9,575.00

 

Water Availability Charges (Marulan) - s501 Local Government Act  

Category Meter 
Size

Annual 
Charge

Water Availability - Vacant $246.00
Occupied 20mm $246.00
  25mm $284.00
  32mm $585.00
  40mm $978.00
  50mm $1,522.00
  65mm $2,980.00
  75mm $3,885.00
  80mm $3,885.00
  100mm $6,085.00
  150mm $13,728.00

 

Water Consumption Charges (Goulburn/Run-o-Waters) - s502 Local Government Act  

Category Meter Size Tariff 1 

(per kl) 

Tariff 2 

(per kl) 

Tariff 2 Trigger 

(kl per day) 

Occupied 20mm $2.82 $3.81 Over 0.80 
  25mm $2.82 $3.81 Over 1.30 
  32mm $2.82 $3.81 Over 2.00 
  40mm $2.82 $3.81 Over 3.30 
  50mm $2.82 $3.81 Over 5.15 
  65mm $2.82 $3.81 Over 9.15 
  75mm $2.82 $3.81 Over 13.15 
  80mm $2.82 $3.81 Over 13.15 
  100mm $2.82 $3.81 Over 20.55 
  150mm $2.82 $3.81 Over 46.23 
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Water Consumption Charges (Marulan) - s502 Local Government Act  

Category Meter Size Tariff 1 

(per kl) 

Tariff 2 

(per kl) 

Tariff 2 Trigger 

(kl per day) 

Occupied 20mm $2.82 $3.81 Over 0.80 
  25mm $2.82 $3.81 Over 1.30 
  32mm $2.82 $3.81 Over 2.00 
  40mm $2.82 $3.81 Over 3.30 
  50mm $2.82 $3.81 Over 5.15 
  65mm $2.82 $3.81 Over 9.15 
  75mm $2.82 $3.81 Over 13.15 
  80mm $2.82 $3.81 Over 13.15 
  100mm $2.82 $3.81 Over 20.55 
  150mm $2.82 $3.81 Over 46.23 

 

Backflow Device Charges - s501 Local Government Act  

Category Annual 
Charge

First Device Per Property $66.00
Subsequent Device Per Property $34.00

 

Sewerage Charges (Goulburn) – s501  Local Government Act 

Category Meter Size Annual 
Charge

Residential Occupied $768.00
Residential Vacant $422.00
Flats & Unit (Per Unit) $768.00
Business 20mm $422.00
  25mm $663.00
  32mm $1,085.00
  40mm $1,699.00
  50mm $2,623.00
  65mm $4,477.00
  75mm $6,790.00
  80mm $6,790.00
  100mm $10,557.00
  150mm $15,718.00

 

Sewerage Charges (Marulan) – s501  Local Government Act 

Category Meter Size Annual 
Charge

Residential Occupied $929.00
Residential Vacant $683.00
Flats & Unit (Per Unit) $929.00
Business 20mm $683.00
  25mm $1,045.00
  32mm $1,613.00
  40mm $2,497.00
  50mm $3,890.00
  65mm $6,613.00
  75mm $10,045.00
  80mm $10,045.00
  100mm $15,675.00
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Sewerage Consumption Charges (Goulburn) – s502 Local Government Act 

Category Meter Size Charge 
(per kl)

Residential Occupied* N/A
Flats & Unit (Per Unit)* N/A
Business 20mm $2.99
  25mm $2.99
  32mm $2.99
  40mm $2.99
  50mm $2.99
  65mm $2.99
  75mm $2.99
  80mm $2.99
  100mm $2.99
  150mm $2.99

* Usage Component included in Annual Charge
 

Sewerage Consumption Charges (Marulan) - s502 Local Government Act 

Category Meter Size Charge 
(per kl)

Residential Occupied* N/A
Flats & Unit (Per Unit)* N/A
Business 20mm $2.99
  25mm $2.99
  32mm $2.99
  40mm $2.99
  50mm $2.99
  65mm $2.99
  75mm $2.99
  80mm $2.99
  100mm $2.99
  150mm $2.99

* Usage Component included in Annual Charge
 

Liquid Trade Waste Charge – s501 Local Government Act 1993 

Category Annual 
Category 1 $120.00
Category 2 $130.00
Category 3 $470.00

CARRIED
 

15.11 STATEMENT OF INVESTMENTS & BANK BALANCES 

RESOLUTION  2020/238  

Moved: Cr Peter Walker 
Seconded: Cr Carol James 

That the report by the Director Corporate & Community Services and the Business Manager 
Finance & Customer Service on the Statement of Investments and Bank Balances be 
received.  

CARRIED
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15.12 MONTHLY FINANCIAL REPORT 

RESOLUTION  2020/239  

Moved: Cr Peter Walker 
Seconded: Cr Leah Ferrara 

That the report by the Director Corporate & Community Services and the Business Manager 
Finance & Customer Service on the Monthly Financial Report be received and noted for 
information.  

CARRIED
 

15.13 GOULBURN MULWAREE YOUTH COUNCIL MEETING NOTES - 29 MAY 2020 

This matter was not considered as the attachment was not included.  

 

15.14 LOCAL EMERGENCY MANAGEMENT MEETING - MINUTES 2 JUNE 2020 

RESOLUTION  2020/240  

Moved: Cr Peter Walker 
Seconded: Cr Carol James 

That: 

1. The report from the Director Operations on the minutes from the Local Emergency 
Management Committee meeting held 2 June 2020 be received.  

2. A thank you to the Committee members be expressed by Council.  

CARRIED
 

15.15 MINUTES OF THE TRAFFIC COMMITTEE MEETING HELD ON 4 JUNE 2020 

RESOLUTION  2020/241  

Moved: Cr Andrew Banfield 
Seconded: Cr Carol James 

That  

1. The report from Director of Operations in regards to the Traffic Committee minutes from 
Thursday 4 June 2020 be received.  

2. Council to submit an application to TfNSW Freight Branch to implement a 15 tonne load 
limit along Lagoon and Auburn Streets.  

CARRIED
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15.16 EXTERNAL MEETING MINUTES 

RESOLUTION  2020/242  

Moved: Cr Alfie Walker 
Seconded: Cr Leah Ferrara 

That the report from the General Manger on the Peppertree Boral Community Consultative 
Committee Meeting minutes from 17 March 2020 be received.  

CARRIED
 

15.17 OPERATIONS DIRECTORATE REPORT MAY 2020 

RESOLUTION  2020/243  

Moved: Cr Margaret O'Neill 
Seconded: Cr Peter Walker 

That the activities reported for May 2020 by the Director Operations be received and noted 
for information.  

CARRIED
 

15.18 CORPORATE & COMMUNITY SERVICES DIRECTORATE REPORT MAY 2020 

RESOLUTION  2020/244  

Moved: Cr Alfie Walker 
Seconded: Cr Leah Ferrara 

That the activities report by the Director Corporate & Community Services be received and 
noted for information.  

CARRIED
 

15.19 UTILITIES DIRECTORATE REPORT - MAY 2020 

RESOLUTION  2020/245  

Moved: Cr Leah Ferrara 
Seconded: Cr Carol James 

That the report from the Director Utilities be received and noted for information.  

CARRIED
 
  



Ordinary Council Meeting Minutes 16 June 2020 

Page 22 

15.20 PLANNING & ENVIRONMENT DIRECTORATE REPORT MAY 2020 

At 9:30 pm, Cr Peter Walker left the meeting. At 9:31 pm, Cr Peter Walker returned to the meeting. 

RESOLUTION  2020/246  

Moved: Cr Peter Walker 
Seconded: Cr Leah Ferrara 

That the activities report by the Director Planning & Environment be received and noted for 
information.  

CARRIED
 

15.21 COUNCILLOR BRIEFING SESSION SUMMARY 

RESOLUTION  2020/247  

Moved: Cr Leah Ferrara 
Seconded: Cr Margaret O'Neill 

That the report from the General Manager on Councillor Briefing Session Summary be 
received.  

CARRIED
 

15.22 APPROVAL OF VOLUNTARY MANAGEMENT PROPOSAL - PART TARAGO RAIL 
CORRIDOR, TARAGO 

RESOLUTION  2020/248  

Moved: Cr Peter Walker 
Seconded: Cr Leah Ferrara 

That: 

1. The report of the Director Planning & Environment on the Approval of Voluntary 
Management Proposal - Part Tarago Rail Corridor, Tarago be received. 

2. Council seeks community feedback through TADPAI and Tarago Times to relay any 
further community issues on the lead contamination that is effecting the Tarago 
community back to Transport NSW.   

3. Council seeks clarification from the EPA on the exact extent of the area covered by the 
imposed management action proposal.  

CARRIED
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15.23 DA/0277/1920 - SUBDIVISION, 8-10 COMBERMERE STREET, GOULBURN 

RESOLUTION  2020/249  

Moved: Cr Peter Walker 
Seconded: Cr Margaret O'Neill  

That Council Move into Committee of the Whole. 
 
Council moved into Committee of the whole at 9:39pm. 

CARRIED

RESOLUTION  2020/250  

Moved: Cr Alfie Walker 
Seconded: Cr Carol James  

That Council move back into Open Council. 
 
Council moved back into Open Council at 9:55pm. 

CARRIED

RESOLUTION  2020/251  

Moved: Cr Alfie Walker 
Seconded: Cr Leah Ferrara 

That: 

1. The report of the Director Planning & Environment be received. 

2. The General Manager is authorised to enter into negotiations regarding the proposal 
for a stormwater detention basin on Council land. 

3. Any draft planning agreement in relation to the use of Lot 74 DP35541 for stormwater 
detention purposes be subject to further consideration and determination by Council.  

CARRIED
  

16 CLOSED SESSION 

Council must resolve to move into Closed Session to deal with any items under s10 Local 
Government Act 1993.   

There were no closed session reports for determination.  

17 CONCLUSION OF THE MEETING 

The Meeting closed at 9.56pm.  

 

The minutes of this meeting were confirmed at the Ordinary Council Meeting held on 21 
July 2020. 

 

 

................................................... ................................................... 

Cr Bob Kirk Warwick Bennett 
Mayor General Manager 
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