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1 Planning proposal 

1.1 Overview 

Table 1 Planning proposal details 

LGA Goulburn Mulwaree 

PPA Goulburn Mulwaree Council 

NAME 137 Brisbane Grove Goulburn Planning Proposal (21 homes, 0 
jobs) 

NUMBER PP-2024-291 

LEP TO BE AMENDED Goulburn Mulwaree LEP 2009 

ADDRESS Brisbane Grove Road, Goulburn 

DESCRIPTION Lots 2-5, DP 62157, Lot 2, DP 1180093, Lots 10-19, 39, 43-45 and 
54 DP 976708, Lot 29, DP 750015 and Lot 2, DP 1279715. 

RECEIVED 11/04/2024 

FILE NO. EF24/5498, IRF24/2119 

POLITICAL DONATIONS There are no donations or gifts to disclose and a political 
donation disclosure is not required  

LOBBYIST CODE OF CONDUCT There have been no meetings or communications with 
registered lobbyists with respect to this proposal 

1.2 Objectives of planning proposal 
The planning proposal contains objectives and intended outcomes that adequately explain the 
intent of the proposal.  

The objective of the planning proposal is to enable the subdivision of land identified in the Urban 
and Fringe Housing Strategy for large lot residential development. 

The objective of this planning proposal is clear and adequate. 

1.3 Explanation of provisions 
The planning proposal seeks to amend the Goulburn Mulwaree LEP 2009 as per the changes 
overleaf. 
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A locally listed heritage item/dwelling ‘Sofala’ stands in proximity to the site on Lot 1, DP 1279715 
which is proposed to be surrounded on three sides by the future subdivision but is not included 
within the subject site. There are six additional local heritage listed items located in the surrounding 
area.  

1.5 Mapping 
The planning proposal includes mapping which shows the proposed changes to the zoning and lot 
size maps which are suitable for community consultation (Figures 2-5 – Mapping).  

 

Figure 2 - Current zoning map (source: planning proposal document, Goulburn Mulwaree 
Council, 2024) 

 

Figure 3 – Current and proposed zoning map (source: planning proposal document, Goulburn 
Mulwaree Council, 2024) 
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Figure 4 – Current minimum lot size map (source: planning proposal document, Goulburn 
Mulwaree Council, 2024) 

 

Figure 5 – Proposed minimum lot size map (source: planning proposal document, Goulburn 
Mulwaree Council, 2024)  

1.6 Background 
The planning proposal (Appendix 3) is a revision and resubmission of a previous planning proposal 
(PP-2021-7390) (Appendix 4). The previous planning proposal, which sought to facilitate a 27 lot 
subdivision on the site, received a Gateway Determination on 29 November 2022 requiring the 
planning proposal be finalised within 12 months or 29 November 2023.  

The former Department of Planning and Environment – Biodiversity and Conservation Division 
(BCD) objected to the previous planning proposal in its pre-exhibition submission provided to 
Council based on concerns about consistency with Ministerial Direction 4.1 Flooding, concerns a 
flood impact risk assessment had not been prepared nor consultation undertaken with the State 
Emergency Service (Appendix 15c).  

To address BCD’s concern, Council requested the proponent prepare a Flood Impact and Risk 
Assessment (FIRA) and also met with the NSW State Emergency Service (SES) in March 2023. 
The proponent commenced the preparation of a FIRA. However, as the FIRA had not been 
completed by October 2023, the Department issued an alteration of the Gateway Determination on 
29 October 2023 which determined that the planning proposal does not proceed (Appendix 7b). 
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The Department’s cover letter indicated the FIRA should be finalised and considered by Council 
before seeking a new Gateway Determination.  

The proponent has completed the FIRA (Appendix 15a) and has revised the original concept layout 
plan to assist in flood risk management by: 

 Reducing the number of lots from 27 to 21. 

 Locating all dwelling pads outside of flood prone land including the Probable Maximum 
Flood (PMF) and overland flow corridor. 

 Replacing the internal connection road with two cul-de-sac internal roads. 

These changes are reflected in the current planning proposal.  

2 Need for the planning proposal 
The site is located within the northern edge of ‘Precinct 11: Brisbane Grove’ of the Goulburn 
Mulwaree Urban and Fringe Housing Strategy for rezoning to large lot residential with a minimum 
lot size of 2 hectares. The Department conditionally endorsed the Strategy in December 2020 
which included endorsement of the proposed development in the Brisbane Grove Precinct subject 
to detailed assessment via a planning proposal. 

 

Figure 6 – Extract from Goulburn Mulwaree Urban and Fringe Housing Strategy 2020 
(source: Goulburn Mulwaree Council) 

The planning proposal is the appropriate mechanism to facilitate the amendment of the Goulburn 
Mulwaree LEP 2009 to make the proposed zoning and lot size changes to enable Council to 
consider a proposed 21 lot subdivision of the site. 

3 Strategic assessment 

3.1 Regional Plan 
The following table provides an assessment of the planning proposal against relevant aspects of 
the South East and Tablelands Regional Plan 2036 as well as the draft South East and Tablelands 
Regional Plan 2041 which was publicly exhibited from 9 December 2022 to 31 January 2023.    
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Table 4 Regional Plan assessment 

South East and Tablelands Regional Plan 2036 

Regional Plan Objectives Justification 

Direction 16: Protect the coast 
and increase resilience to 
natural hazards 

 

The planning proposal states it is consistent with Direction 16 by: 

 Locating development away from known hazards wherever 
possible and mitigating against hazards where avoidance is not 
possible or practical. 

 Implementing the requirements of the NSW Floodplain 
Development Manual (now the Flood risk Management Manual 
and Toolbox) through the Goulburn Floodplain Risk 
Management Study and Plan and overland flow modelling and 
incorporate this available hazard information in the Goulburn 
LEP 2009 as the C2 Environmental Conservation Zone. This 
seeks to manage the risks of future residential growth in flood 
prone areas. 

Comment: 

The subject site is within a category 3 (medium bushfire risk) landscape. 
The proposal includes suitable bushfire prone land measures to mitigate 
potential impacts and increase resilience.  

The planning proposal identifies that the northern part of the site is 
affected by the Flood Planning Area (1% Annual Exceedence Probability 
+ 0.8m freeboard) while the eastern part of the site is affected by the 
Probable Maximum Flood (PMF) (Figure 7 – Flood map).  

 

Figure 7 – Flood Map (Source: planning proposal document, Goulburn 
Mulwaree Council, 2024) 

Flood prone areas are proposed to be zoned C2 Environmental 
Conservation to limit development in these areas and all proposed 
dwellings will be flood free up to and including a Probable Maximum 
Flood (PMF) event.  
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Regional Plan Objectives Justification 

 The Flood Impact Risk Assessment (FIRA) (Appendix 15a), which was 
prepared by the proponent in support of the planning proposal, identifies 
that Braidwood Road, which is the only access road from the site to the 
Goulburn urban area, becomes inundated to a hazardous extent at the 
1% Annual Exceedence Probability (AEP) flood event with a depth 
reaching 0.57metres with a total duration of 22.5hours. During the worst 
possible Probable Maximum Flood (PMF) event, Braidwood Road 
becomes inundated to a depth of 8.6m for a duration of up to 38 hours.  

The site is located within a flash flood catchment (defined as occurring 
within 6 hours of the weather event) which would provide little warning to 
enable safe evacuation of residents, which would mean residents would 
need to shelter-in-place for extended periods of time.   

The FIRA identifies flood risk management measures to manage 
isolation risk including fire and medical emergency measures, provision 
of adequate services, flood warning signage and notification of flood 
isolation risk on property and 88b certificates. Council has prepared a 
DCP chapter to incorporate these flood risk management measures in 
the future development of the site. 

It is, however, considered that due to the extended isolation of proposed 
dwellings during flood events, the planning proposal is not consistent 
with direction 16 of the Regional Plan. Further assessment of flood risk 
is provided in sections 3.3 and 4.2 of this report. 

Direction 23: Protect the 
region’s heritage  

The site stands within a Potential Aboriginal Artefacts layer and within an 
area identified as places of Aboriginal significance.  

An Aboriginal Due Diligence (Appendix 8a), Cultural Heritage 
Assessments (ACHA) (Appendix 8b) and a Heritage Impact Statement 
(Appendix 9a) were prepared by the proponent in support of the 
planning proposal. The Pejar Local Aboriginal Land Council were 
consulted during the preparation of the ACHA. 

The locally listed “Sofala” heritage item stands in proximity to the site 
and four additional local heritage items are located in the surrounding 
area.  

The heritage assessments/impact statement identify that the proposal 
will not have any impact on cultural heritage and provide 
recommendations and management actions how heritage items and 
heritage values of the site can be protected at the DA stage. These 
measures have been included in a precinct-specific DCP chapter.  

Direction 28: Manage Rural 
Lifestyles 

The planning proposal is located within the Brisbane Grove Precinct 
which is identified in the Goulburn Mulwaree Urban and Fringe Housing 
Strategy as a location suitable for large lot residential development. The 
Strategy was conditionally endorsed by the Department in December 
2020. The site is located within 2km of Goulburn is not constrained by 
high value agricultural land, important biodiversity or potential land use 
conflicts.  However, as previously discussed the Brisbane Grove Road 
precinct has severe flooding and access issues which pose a risk to 
future residents/occupants of dwellings.  
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Draft South East and Tablelands Regional Plan 2041 

Regional Plan Objectives Justification 

Theme 2: Enhancing sustainable and 
resilient environments 

Objective 5: Protect important 
environmental assets 

Objective 7: Build resilient places and 
communities 

The planning proposal does not provide an assessment of 
consistency with the draft South East and Tablelands Regional 
Plan 2041 (SE&T Regional Plan).  

As discussed regarding the current SE&T Regional Plan, there 
is concern the planning proposal may result in future 
residents/occupants of dwellings being isolated in their homes 
for extended periods of time during a 1% AEP flood events and 
rarer.  

Theme 4: Planning for fit for purpose 
housing and services 

Objective 17: Plan for a supply of 
housing in appropriate locations. 

Objective 19: Manage rural living 

As discussed regarding the current SE&T Regional Plan, there 
is concern that the Brisbane Grove Road area is not suitable for 
additional large lot residential development due to flooding and 
access constraints.   

 

3.2 Local Strategies 
The proposal states it is consistent with the following local plans and endorsed strategies. It is also 
consistent with the strategic direction and objectives, as stated in the table below: 

Table 6 Local strategic planning assessment 

Local Strategies Justification 

Goulburn Mulwaree 
Local Strategic 
Planning Statement 

The planning proposal states it is consistent with the planning priorities, vision, 
principles and actions of the Goulburn Mulwaree Local Strategic Planning 
Statement, including Planning Priority 4: Housing, 8: Natural Hazards, 9: Heritage 
and 10: Natural Environments.   

Comment:  

The proposal may not be consistent with planning priority 8 Natural Hazards, as the 
proposal seeks to facilitate development in an area that will be isolated during a 1% 
AEP flood event and rarer which may pose an unacceptable risk to health and 
safety of future residents/occupants and to emergency services work.  

Goulburn Mulwaree 
Urban and Fringe 
Housing Strategy 

The site is located within the Brisbane Grove Precinct in the Urban and Fringe 
Housing Strategy (local housing strategy) which is identified for investigation for 
large lot residential development (Figure 6). The local housing strategy identifies 
376.13 ha of land in the Brisbane Grove Precinct with potential to supply 132 
dwellings (p.xv). The UFHS identifies on p.129 “the (Brisbane Grove) precinct has a 
significant portion of land that is potentially flood affected, between Brisbane Grove 
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Direction 4.1 
Flooding (cont’) 

  

 

Figure 8 – Flood Depth Map Along Braidwood Road Evacuation 
Route (Source: planning proposal, GMC, and FIRA , grc Hydro, August 
2023) 

 

Table 7a - Depth and Duration of Flood Inundation of Braidwood 
Road for various flood events (Source FIRA, grc Hydro, August 2023). 

The limited available flood warning times for the site largely rules out 
evacuation as a suitable emergency management response during these 
flood events. Council proposes that residents shelter in their own flood-
free homes until flood waters subside.  

The FIRA identifies flood risk management measures to manage isolation 
risk including fire and medical emergency measures, provision of 
adequate services, flood warning signage and notification of flood 
isolation risk on property and 88b certificates. Council has prepared a 
DCP chapter to incorporate these flood risk management measures in 
the future development of the site. 

The FIRA considers the joint probability of the site being isolated by flood 
waters during a 1% AEP and fire or medical emergencies occurring at the 
same time is 1 in 1,000 AEP or 0.1% which Council considers an 
acceptable risk.  Council therefore considers the proposal is not likely to 
result in a significantly increased requirement on emergency 
management services, flood mitigation or emergency response 
measures. 
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Comment: 

The NSW SES and DCCEEW raised significant concern about flooding 
issues in written comments on the proposal received by the Department 
on 29/4/2024 from the SES (Attachment 1) and on 25/6/2024 from the 
DCCEEW Water Floodplains and Coasts Team (Attachment 2) as well 
as raised by agencies during a meeting with Council and the Department 
held on 10 July 2024 to discuss the proposal namely: 

SES concerns raised: 

 Concern that in the PMF event several lots which are proposed 
to be zoned R5 Large Lot Residential are impacted by high 
hazard floodwaters. 

 Concern the entirety of the site becomes isolated from vehicular 
access/egress in at least the 5% Annual Exceedance Probability 
(AEP) event. Therefore, the proposed development would 
increase the number of people and properties exposed to the 
effects of flooding and other secondary emergencies. 

 Development strategies relying on deliberate isolation or 
sheltering in buildings surrounded by flood waters are not 
supported by NSW SES and are not equivalent, in risk 
management terms, to evacuation. 

 NSW SES is opposed to development strategies that transfer 
residual risk, in terms of emergency response activities, to NSW 
SES and/or increase capability of the NSW SES. 

DCCEEW concerns raised: 

 The FIRA has not demonstrated that new residential sites can be 
evacuated prior to becoming isolated and the advice from the 
NSW SES should be considered by the planning authority. 

 Given the increased number of similar planning proposals in the 
area south of the Hume Highway at Goulburn, the planning 
authority needs to consider the cumulative impacts associated 
with the increased occupation of land for residential use and 
issues linked to flood isolation.  

 Although the FIRA supporting the planning proposal indicate that 
new houses may be above the PMF, the flood isolation issue has 
not been addressed and is likely to result in an increase in 
government spending on emergency management services, 
flood mitigation and emergency response measures, particularly 
flood free road access.  

Based on the concerns raised by SES and DCCEEW, it is considered the 
planning proposal is not consistent with the following requirements of the 
Direction: 

(3) A planning proposal must not contain provisions that apply to the 
flood planning area which: 

(g)  are likely to result in a significantly increased requirement for 
government spending on emergency management services, and flood 
mitigation and emergency response measures, which can include but not 
limited to road infrastructure, flood mitigation infrastructure and utilities. 
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Infrastructure  Assessment 

Water and sewer The site is not connected, or proposed to be connected, to Council’s reticulated 
water and sewer network.  Lots will be required to provide their own on-site water 
storage and wastewater disposal. 

Power Council has advised the area is currently served by electricity along Brisbane 
Grove Road. There is no identified impediment to providing additional electricity 
connections to newly created lots in this area.  

Telecommunications  An optical fibre cable runs parallel to the site’s western boundary with Braidwood 
Road which provides opportunity for connection to proposed new lots. 

5 Consultation 

5.1 Community 
Council proposes a community consultation period of 30 days.  

It is, however, not recommended that the planning proposal proceed to community consultation.  

5.2 Agencies 
Council consulted Water NSW on the planning proposal pre-Gateway stage as required by the 
s.9.1 direction for the Sydney Drinking Water Catchment. Council has consulted the State 
Emergency Service (SES) and the DCCEEW during the preparation of the Flood Impact and Risk 
Assessment (FIRA) (Appendix 15a). The Department has sought comment from SES and 
DCCEEW on the planning proposal and met with agencies and Council on 10 July 2024 to discuss 
the flooding issues further.  

The proposal indicates that further consultation will be undertaken in accordance with the 
directions of the Gateway Determination.  It is, however, not recommended that the planning 
proposal proceed to further agency consultation.  

6 Timeframe 
Council proposes a 9-11 month time frame to complete the LEP. It is, however, not recommended 
that the planning proposal proceed.  

7 Local plan-making authority 
Council has requested delegation to be the Local Plan-Making authority. 

It is, however, not recommended that the planning proposal proceed.  

8 Assessment summary 
The planning proposal is not supported to proceed with the following reasons: 

 The planning proposal is not consistent with the South East and Tablelands Regional Plan 
2036 (Directions 16: “Increase resilience to natural hazards” and 28: “Manage rural 
lifestyles”) and with the draft South East and Tablelands Regional Plan 2041 (Theme 2: 
“Enhancing sustainable and resilient environments” and Theme 4: “Planning for fit for 
purpose housing and services”), and Section 9.1 Ministerial Directions 1.1 Implementation 
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