
NSW Department of Planning, Housing and Infrastructure | planning.nsw.gov.au 

 

IRF24/1912 

Gateway determination report – PP-2024-295 

Proposal to rezone and amend minimum lot size on 
lots at ‘Allfarthing’, 2 Brisbane Grove Road, Goulburn 

November 24 



 

 

 

 

 

 

 

 

 

 

 

 

 

Published by NSW Department of Planning, Housing and Infrastructure 

dpie.nsw.gov.au  

Title: Gateway determination report – PP-2024-295 

Subtitle: Proposal to rezone and amend minimum lot size on lots at ‘Allfarthing’, 2 Brisbane Grove Road, Goulburn 

© State of New South Wales through Department of Planning, Housing and Infrastructure 2024. You may copy, distribute, display, 
download and otherwise freely deal with this publication for any purpose, provided that you attribute the Department of Planning, 
Housing and Infrastructure as the owner. However, you must obtain permission if you wish to charge others for access to the publication 
(other than at cost); include the publication in advertising or a product for sale; modify the publication; or republish the publication on a 
website. You may freely link to the publication on a departmental website. 

Disclaimer: The information contained in this publication is based on knowledge and understanding at the time of writing (August 24) 
and may not be accurate, current or complete. The State of New South Wales (including the NSW Department of Planning, Housing and 
Infrastructure), the author and the publisher take no responsibility, and will accept no liability, for the accuracy, currency, reliability or 
correctness of any information included in the document (including material provided by third parties). Readers should make their own 
inquiries and rely on their own advice when making decisions related to material contained in this publication. 

 



Gateway determination report – PP-2024-295 

NSW Department of Planning, Housing and Infrastructure | i 

Acknowledgment of Country 
The Department of Planning, Housing and Infrastructure acknowledges the Traditional Owners and 
Custodians of the land on which we live and work and pays respect to Elders past, present and 
future. 

 

Contents 
1 Planning proposal .................................................................................................................. 1 

1.1 Overview ......................................................................................................................... 1 
1.2 Objectives of planning proposal ....................................................................................... 1 
1.3 Explanation of provisions ................................................................................................. 1 
1.4 Site description and surrounding area ............................................................................. 2 
1.5 Mapping .......................................................................................................................... 3 
1.6 Background ..................................................................................................................... 3 

2 Need for the planning proposal ............................................................................................ 4 

3 Strategic assessment ............................................................................................................ 5 
3.1 Regional Plan .................................................................................................................. 5 
3.2 Local Strategies ............................................................................................................... 8 
3.3 Section 9.1 Ministerial Directions ..................................................................................... 9 
3.4 State environmental planning policies (SEPPs) ............................................................. 14 

4 Site-specific assessment .................................................................................................... 15 
4.1 Environmental ............................................................................................................... 15 
4.2 Social and economic ..................................................................................................... 15 
4.3 Infrastructure ................................................................................................................. 15 

5 Consultation ......................................................................................................................... 16 
5.1 Community .................................................................................................................... 16 
5.2 Agencies ....................................................................................................................... 16 

6 Timeframe ............................................................................................................................ 16 

7 Local plan-making authority ............................................................................................... 17 

8 Assessment summary ......................................................................................................... 17 

9 Recommendation ................................................................................................................. 17 

 

 

Table 1. Relevant reports and plans 

Draft Brisbane Grove and Mountain Ash Precinct -Specific Development Control Plan Chapter (Appendix 
1) 

Concept Subdivision Layout Plan – Current (Appendix 2) 

Proponent’s Submitted Planning Proposal – current (Appendix 3) 



Gateway determination report – PP-2024-295 

NSW Department of Planning, Housing and Infrastructure | ii 

Concept Subdivision Layout Plan – Previous Planning Proposal (Appendix 4) 

Proponent’s Submitted Planning Proposal – Previous Planning Proposal (Appendix 5) 

Council Report and Resolution – 15 March 2022 (Appendix 6a) 

C2 MLS Council Report and Resolution – 20 September 2022 (Appendix 6b) 

Special Flood Council Report and Resolution – 2 November 2021 (Appendix 6c) 

Gateway Determination – Previous PP (Appendix 7a) 

Gateway Alteration – Previous PP (Appendix 7b) 

Aboriginal Due Diligence Assessment (Appendix 8a) 

Aboriginal Cultural Heritage Assessment (Appendix 8b) 

Heritage Impact Statement (Appendix 9a) 

Council’s Heritage Consultant Advice (Appendix 9b) 

Water Cycle Management Study (Appendix 10a) 

Waste Water Management Site Plan (Appendix 10b) 

Stormwater Management Site Plan (Appendix 10c) 

WaterNSW Initial Pre-gateway Referral Response – 5 May 2022 (Appendix 10d) 

2nd WaterNSW Pre-gateway Referral Response – 26 September 2022 – previous PP (Appendix 10e) 

WaterNSW Pre-gateway referral response 26 March 2024 (Appendix 10f) 

Biodiversity Assessment (Appendix 11a) 

Council’s Biodiversity Officer referral comments (Appendix 11b) 

Preliminary Site Investigation (Contamination) Report (Appendix 12)  

Development Control Plan Flood Policy (Appendix 13) 

Strategic Bushfire Study (Appendix 14a) 

Strategic Bush Fire Study Site Plan (Appendix 14b) 

Traffic and Parking Assessment Report (Appendix 15) 

Flood Impact Risk Assessment (Appendix 16a) 

Food Assessment Site Plan with subdivision layout (Appendix 16b) 

DPE-BDC Post-gateway Referral Response – 16 February 2023 – previous PP 
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1.5 Mapping 
The planning proposal includes mapping which shows the proposed changes to zoning and lot size 
maps which are suitable for community consultation (Figures 2 and 3).  

 

Figure 2 - Proposed zoning map (source: planning proposal document) 

 

Figure 3 – Proposed lot size map (source: planning proposal document) 

1.6 Background        
The planning proposal is a revision and resubmission of a planning proposal which was submitted 
to Council on 17 November 2021 (PP-2021-6932).  

The original proposal sought the rezoning of the site from RU6 Transition to R5 Large Lot 
Residential and a change to the minimum lot size from 10ha to 2ha to facilitate 16 large residential 
lots. The planning proposal received a Gateway determination on 21 November 2022.  

During Council’s pre-exhibition agency consultation, the former Department of Planning and 
Environment – Biodiversity and Conservation Division (BCD) raised significant objections to the 
planning proposal, particularly regarding the adequacy of flood investigations and consistency with 
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section 9.1 Direction 4.1 Flooding. BCD requested preparation of a Flood Impact and Risk 
Assessment (FIRA) to better understand flooding and implications for the planning proposal.  

The proponent commenced the preparation of a FIRA. However, due to concerns that the 
conditions of the Gateway determination, which required the planning proposal be finalised by 21 
November 2022, would not be met, the Department issued an alteration of the Gateway 
Determination on 21 October 2023 which determined that the planning proposal not proceed. The 
Department advised Council that it would consider a revised planning proposal, supported by the 
completed FIRA, and would consider issuing a new Gateway Determination if appropriate.  

The proponent has revised the original concept layout plan to assist in flood management as 
follows: 

 Reduced the number of lots from 16 to 14. 

 Located all dwelling pads outside all flood prone land including the PMF and overland flow 
corridor. 

 Re-siting access to the internal access road via Johnsons Lane rather than Brisbane Grove 
Road. 

 Completed a Flood Impact and Risk Assessment (GRC Hydro) 

These changes are reflected in the current planning proposal.  

2 Need for the planning proposal 
The site is located within the southern edge of ‘Precinct 11: Brisbane Grove’ which is identified in 
the Goulburn Mulwaree Urban and Fringe Housing Strategy (local 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. 

The planning proposal is needed to facilitate the rezoning of the site to enable the proposed 14 lot 
subdivision to be considered by Council. A proposed concept subdivision plan provided in the 
proponent’s planning proposal request (Appendix 2) is provided at Figure 4.  

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. 

 

Figure 4 - Proposed concept subdivision plan (source: planning proposal document Appendix 
2)  





Gateway determination report – PP-2024-295 

NSW Department of Planning, Housing and Infrastructure | 6 

 

 

Figure 6 – Overland Flow Corridor (Source: planning proposal document) 

A Flood Impact Risk Assessment (FIRA) (Appendix 16a), which was 
prepared by the proponent in support of the planning proposal, classifies the 
site as a flash flood catchment (defined as flood occurring within 6 hours of 
the weather event and often involves rapid water changes to flood water 
velocity).  

The FIRA identifies that Braidwood Road, which is the evacuation route from 
the site to the Goulburn CBD, will be inundated for 23 hours during a 1% AEP 
flood, 38 hours during the PMF and that isolation of the site can occur during 
events rarer than 5% AEP.  

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 place 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 NSW State Emergency Service (SES) as well as the Department of 
Climate Change, Energy, the Environment and Water (DCCEEW) have 
raised concern, in pre-Gateway comments provided to DPHI and Council on 
the planning proposal, about the suitability of the northern part of the site for 
development as well as the isolation risks to future home occupants, as well 
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3.2 Local Strategies 
The proposal states that 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 

The Goulburn 
Mulwaree 
Community 
Strategic Plan 2042 

The planning proposal is consistent with the following strategic priorities identified in 
the Goulburn Mulwaree Community Strategic Plan namely: 

C.1 - Protect and enhance the existing natural environment, including flora and 
fauna native to the region. 

C.3 – Protect and rehabilitate waterways and catchments. 

C.11 – Maintain a balance between growth, development, environment protection 
and agriculture through sensible planning. 

C.13 – Implement planning and development policies and plans that protect our 
built, cultural and natural heritage. 

D.8 – Protection and preservation of historic and heritage buildings.  

Goulburn Mulwaree 
Local Strategic 
Planning Statement 

The planning proposal states it is consistent with several of the planning priorities 
identified in Council’s LSPS including Planning Priority 5- 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 flood 
events rarer than the 5% AEP which may pose an unacceptable risk to health and 
safety of future residents/occupants and to emergency services workers.  

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. The local housing strategy identifies 376.13 ha of 
land in the Brisbane Grove Precinct with potential to supply 132 dwellings (p.xv). 
The local housing strategy recognises on p.129 “the (Brisbane Grove) precinct has 
a significant portion of land that is potentially flood affected, between Brisbane 
Grove Road and the Hume Highway; additional flood prone land may exist beyond 
the current Flood Study and impact access.”  

The recommendations provided in the local housing strategy for the Brisbane Grove 
Precinct are: 

 Rezone land that is least constrained by topography and environmental 
constraints to large lot residential zone (un-serviced); 

 A comprehensive Aboriginal Cultural Heritage Assessment is required; 

 Consider suitable environmental zone for flood affected land; 

 Any development within the Sydney drinking water catchment must have a 
neutral or beneficial effect (NorBE) on water quality; and  

 High priority.  

In addition to the current planning proposal, the Department is also considering a 
planning proposal to rezone land at 137 Brisbane Grove Road (PP-2024-291) to 
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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. 

 the 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, the planning 
proposal is considered to be inconsistent with the direction and particularly 
the following requirements: 

 Direction 4.1(4)(e) “are (not) likely to affect the safe occupation of 
and efficient evacuation of the lot”. 

 Direction 4.1(4)(f) “are (not) 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”.  

The Department has prepared and exhibited a draft Shelter-in-Place 
Guideline (SIP) which seeks to provide guidance to councils and consent 
authorities about when shelter-in-place can be used as an alternative to 
off-site evacuation for emergency management in flood events.  

The Department’s Guideline states that shelter-in-place, which is proposed 
by Council for the site, is an emergency management response, especially 
when the flood warning time and duration are both less than six hours. 
These flooding events are dangerous because of the short timeframes, as 
well as the flood speed and depth.  

Under such circumstances, evacuation via a vehicle may not be possible 
and so shelter in place is the last resort evacuation option for development 
in green field and infill areas.  The draft SIP guideline identifies that when 
considering whether to apply SIP controls, noting that evacuation off-site is 
always preferable, but if this cannot be achieved then shelter in place may 
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Table 11 Infrastructure assessment 

Infrastructure  Assessment 

Traffic A Traffic and Parking Assessment Report (Appendix 15) was prepared by the 
proponent in support of the planning proposal. The subject site is serviced by 
Brisbane Grove Road and Johnson’s Lane. An additional internal road from 
Brisbane Grove Road is proposed to access the proposed lots. The Traffic Report 
identifies there is spare capacity on the existing road network with limited to no 
impact on the Brisbane Grove and Braidwood Road intersection. The Report does 
not identify additional upgrades to existing road network including Braidwood Road 
to provide flood free access.   

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 An overhead electricity power line runs through the site, which currently provides 
power connection to the existing Allfarthing heritage listed dwelling and will enable 
connections to be provided to the proposed new lots. 

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 has consulted Water NSW on the planning proposal as required by the s.9.1 direction for 
the Sydney Drinking Water Catchment. The Department has sought comment from SES and 
DCCEEW on the planning proposal and arranged an agency meeting to discuss the proposal on 
10 July 2024.  

The proposal indicates that further consultation will be undertaken in accordance with the 
directions of the Gateway Determination. 

It is, however, not recommended that further agency consultation is undertaken on the planning 
proposal.  

6 Timeframe 
Council proposes a 9-11 month time frame to complete the LEP.  

It is, however, not recommended that the planning proposal proceed.  
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7 Local plan-making authority 
Council does not request 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 for 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 of 
Regional Plans and 4.1 Flooding and the inconsistencies have not been justified to the 
satisfaction of the Secretary (or their nominee).The planning proposal poses an 
unacceptable risk to future residents/occupants, as well as to emergency service workers, 
due to the identified risk associated with isolation of the site due to flooding of Braidwood 
Road during events rarer than a 5% Annual Exceedance Probability (AEP) and isolation for 
approximately 23 hours during the 1% AEP flood event.   

 The planning proposal has potential to significantly increase the need for government 
investment on emergency management services, flood mitigation and emergency response 
measures. 

 The NSW State Emergency Service and Department of Climate Change, Energy, the 
Environment and Water have raised significant concerns about the planning proposal, 
particularly the ability for future residents/occupants to safely occupy and/or evacuate the 
site during flood events as well as the potential increased need for government investment 
on emergency management services, flood mitigation and emergency response measures. 

9 Recommendation 
It is recommended the delegate of the Secretary:  

 Agree that the planning proposal is not consistent with section 9.1 Directions 1.1 
Implementation of Regional Plans and 4.1 Flooding and that any inconsistency with these 
directions is not satisfactorily justified under the terms of the direction. 

It is recommended the delegate of the Minister determine that the planning proposal should not 
proceed for the following reasons: 

1. The planning proposal has not demonstrated strategic and site specific merit for 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 with Section 9.1 Ministerial Directions 1.1 Implementation of 
Regional Plans and 4.1 Flooding and the inconsistencies have not been justified to the 
satisfaction of the Secretary (or their nominee). 

 The planning proposal poses an unacceptable risk to future residents/occupants, as well as 
to emergency services workers, due to the identified risk associated with isolation of the 
site due to flooding of Braidwood Road including for approximately 23 hours during the 1% 
AEP flood event.   
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 The planning proposal has potential to significantly increase the need for government 
investment on emergency management services, flood mitigation and emergency response 
measures. 

 The NSW State Emergency Service and Department of Climate Change, Energy, the 
Environment and Water have raised significant concerns about the planning proposal, 
particularly the ability for future residents/occupants to safely occupy and/or evacuate the 
site during flood events as well as the potential increased need for government investment 
on emergency management services, flood mitigation and emergency response measures. 

 

19/9/24 

Graham Towers 

Manager, Southern, Western and Macarthur Region 

 

/11/2024 

Chantelle Chow 

A/Director, Southern, Western and Macarthur Region 
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George Curtis 

Senior Planner, Southern Region 

 




