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1 Introduction/Executive Summary 
This Statement of Environmental Effects (SEE) is submitted to Goulburn Mulwaree Council (Council) in 
support of a Development Application (DA) for proposed construction of a new Multi-level Open Deck 
Carpark on the following allotments:- 

Lot R2 of DP397562 on the corner of Clifford Street and McKell Place, Goulburn NSW 2580. 
Lot 1 and 2 of DP456806 at 238-252 Auburn Street, Goulburn NSW 2580 

A Construction Certificate for the development will be sought separately to this application. 
This amended SEE supports a proposed modification of the original Development Consent. The changes 
were required to ensure compliance with the NCC as requested by the principal certifier and Council prior to 
lodgement of the Construction Certificate. Refer to 3.10 of this document and the attached amended 
architectural drawings for a summary of the proposed modifications. 
1.1 History of the Site 
The site is currently used for car parking purposes associated with the Goulburn Workers Club which is 
adjacent to the proposed development in McKell Place and on Auburn Street. The site of the proposed new 
Multi-level Carpark contains paved on ground car parking, associated landscaping and lighting. There are 
three existing entries to the site on McKell Place. 
1.2 Consultation with Council 
An initial meeting was held with Emma Jayne Lecki from Goulburn Mulwaree Council on the 12th December 
2016. Items raised in the meeting include: 

 The need for an independent Heritage Impact Statement 
 A request that the council views the Goulburn Workers Club master plan. 
 The visual Impact would need to be addressed in relation to the street elevations and the corner 

location. 
 

These items have been addressed in the preparation of drawings, the SOEE and associated specialist 
reports. 
A pre lodgment meeting was held with Staff from Goulburn Mulwaree Council in 2017. Items raised in the 
meeting include: 

 Infrastructure – Sewer, water, trade waste, roads and street lighting. 
 Planning – Heritage, parking calculations, existing contents, height and crime prevention. 

These items have been addressed in the preparation of the drawings, the SOEE and associated specialist 
reports. 
A subsequent pre-lodgement meeting was held in April 2025 to address the changes required by the 
principal certifier. The reference number for the minutes of this meeting is FWA/0073/2425. 
 
1.3 In addition to this Statement of Environmental Effects, the submitted Development Application is 

supported by: 
 
Architectural Drawings  
6172-MOD-000  Cover Sheet        Rev A 
6172-MOD-001  Aerial Map        Rev A 
6172-MOD-002  Existing Site Plan (Survey Map)      Rev A 
6172-MOD-003  Demolition Site Plan       Rev A 
6172-MOD-004  Proposed Site Plan       Rev A 
6172-MOD-005  Proposed Landscaping Plan      Rev A 
6172-MOD-006  Pavement Detail       Rev A 
6172-MOD-007  Proposed Ground Floor Plan with Level And Contours   Rev A 
6172-MOD-008  Proposed Ground Floor Plan with General Setout   Rev A 
6172-MOD-009  Proposed Level-1 Floor Plan      Rev A 
6172-MOD-010  Proposed Level-2-3 Floor Plan      Rev A 
6172-MOD-011  Proposed Level-4-5 Floor Plan      Rev A 
6172-MOD-012  Proposed Level-6 Floor Plan      Rev A 
6172-MOD-013  Details         Rev A 
6172-MOD-014  Road Marking Schedule       Rev A 
6172-MOD-015  Proposed Elevations-1       Rev A 
6172-MOD-016  Proposed Elevations-2       Rev A 
6172-MOD-017  Section         Rev A 
6172-MOD-018  Section         Rev A 
6172-MOD-019  Detail-Stair        Rev A 
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6172-MOD-020  Detail-Stair 1        Rev A 
6172-MOD-021  Detail-Stair 2        Rev A 
6172-MOD-022  Detail-Stair 3 & Hand Rail      Rev A 
6172-MOD-023  Detail Lift        Rev A 
6172-MOD-024  Detail Lift        Rev A 
6172-MOD-025  Detail Lift        Rev A 
6172-MOD-026  Detail Cladding        Rev A 
6172-MOD-027  Door Schedule        Rev A 
 
Structural 
S001  General Note        Rev A 
S002  Earthquake, Wind & Future Expansion     Rev A 
S100  Piling Plan        Rev A 
S101  Footing Plan        P7 
S102  Footing Details        Rev A 
S200  Ground Floor Concrete Plan      P5 
S201  Ground Floor Reinforcement Plan     Rev A 
S202   Ground – Level 1 Concrete Plan      P6 
S203  Ground – Level 1 Reinforcement                 Rev A 
S204  Ground – Level 1 Fire Resistance Reinforcement               Rev A 
S205  Level 1-3 Concrete Plan       P5 
S206  Level 1-3 Reinforcement Plan      Rev A  
S207  Level 1-3 Fire Resistance Reinforcement     Rev A 
S208  Level 3-5 Concrete Plan       P5 
S209  Level 3-5 Reinforcement Plan      Rev A 
S210  Level 3-5 Fire Resistance Reinforcement Plan     Rev A 
S211  Level 5-6 Concrete, Reinforcement & Fire Reinforcement Plans  Rev A 
S212  Lift Plan and Details       Rev A 
S213  Fire Tunnel Sections       P2  
S300  Framing Plan – Ground – Level 1     P4 
S301  Framing Plan – Level 1-3      P4 
S302  Framing Plan – Level 3-5      P4 
S303   Framing Plan – Level 5-6      P4 
S304   Elevations – Grids 1 & 2       P5 
S305  Elevations – Grids 3 & 4       P5 
S306   Elevations – Grids A - B       P4 
S307  Elevations – Grid C - E        Rev D 
S308  Elevations – Grid F – H       P6 
S309  Elevations – I – K       P5 
S310  Elevations Vehicle Barrier – Grids 1 & 2     P4 
S311  Elevations Vehicle Barrier – Grids 3 & 4     P3 
S312  Elevations Vehicle Barrier – Grids A     P3 
S313  Elevations Vehicle Barrier Grids G, K & L    P3 
S314  Vehicle Barrier Details       Rev A 
S315   Steel Details Sheet 01       Rev A  
S316  Steel Details Sheet 02        Rev A  
S317  Steel Details Sheet 03       0 
S318  Steel Details Sheet 04        0 
S400  Propping Plan – Ground – Level 1     Rev A  
S401  Propping Plan – Level 1-3      Rev A  
S402  Propping Elevations       Rev A  
 
Civil   
C01  Inground Stormwater Plan (1of 2)     Rev B 
C01.0  Stormwater Management Plan      Rev A 
C02  Inground Stormwater Plan (2 of 2)     Rev B 
C03  Level 1 Stormwater Plans      Rev C 
C04  Level 2 Stormwater Plans      Rev C 
C05  Level 3 Stormwater Plans      Rev C 
C06  Level 4 Stormwater Plans      Rev B 
C07  Level 5 Stormwater Plans      0 
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C08  Level 6 Stormwater Plans      0 
C09  Downpipe Elevations       0 
C10  Downpipe Sections       0 
S10  Cut and Fill Plan       P1 
 
Electrical  
E0000  Electrical Services Coversheet, Legend & Notes     1 
E0001  Electrical Services Site Power Layout     1 
E1000  Electrical Services Ground Floor Lighting Layout    1 
E1001  Electrical Services Level 1 Lighting Layout    1 
E1002  Electrical Services Level 2/3 Lighting Layout    1 
E1003  Electrical Services Level 4/5 Lighting Layout    1 
E1004  Electrical Services Level 6 Lighting Layout    1 
E2000  Electrical Services Ground Floor Power and Comms Layout  1 
E2001  Electrical Services Level 1 Power and Comms Layout   1 
E2002  Electrical Services Level 2/3 Power and Comms Layout   1 
E2003  Electrical Services Level 4/5 Power and Comms Layout   1 
E2004  Electrical Services Level 6 Power and Comms Layout   1 
E5000  Electrical Services Coversheet, Legend & Notes     1 
E6000  Electrical Services Scope and General Specifications   1 
 
Fire Protection  
F0000  Fire Services Coversheet, Legend & Notes    Rev A 
F1000  Fire Services Ground Floor Dry Fire Layout    Rev A 
F1001  Fire Services Level 1 Dry Fire Layout     Rev A 
F1002  Fire Services Level 2/3 Dry Fire Layout     Rev A  
F1003  Fire Services Level 4/5 Dry Fire Layout     Rev A  
F1004  Fire Services Level 6 Dry Fire Layout     Rev A  
F2000  Fire Services Ground Floor Wet Fire Layout    Rev A 
F2001  Fire Services Level 1 Wet Fire Layout     Rev A 
F2002  Fire Services Level 2/3 Wet Fire Layout     Rev A 
F2003  Fire Services Level 4/5 Wet Fire Layout     Rev A 
F2004  Fire Services Level 6 Wet Fire Layout     Rev A  
 
Hydraulic  
H-000  Cover Sheet         1 
H-001  Specification Notes & Legend of Symbols    1 
H-100  Existing Site Plan       1 
H-200  Proposed Sanitary Drainage Ground Floor    1 
H-300  Proposed Potable Water Service     1 
H-400  Detail Sheet 1        1 
H-401  Detail Sheet 2        1 
H-500  Sanitary Drainage Longsection      1  
    
    
 
2 Site Analysis 
2.1 Site Location and Context 
The site is located on the south-east corner of Clifford Street and McKell Place, Goulburn. It is accessed 
from McKell Place. The site currently has buildings of the Goulburn Workers Club on the allotments. Refer to 
Figure 1 – Locality Plan for details of the general location of the site.  
 

Figure 1 - Locality Plan  
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The area surrounding the site contains land uses predominately commercial in nature.   
 
2.2 Site Description 
There are no buildings on the site proposed for a new multilevel car park. There are buildings of the 
Goulburn Workers Club to the south west and south east of the proposed carpark. These are the buildings 
service by the proposed multilevel car park. A number of landscaped areas including trees are also located 
on the site. These can be seen on the survey included in the Appendices.   
 
 

Figure 2 – Site  
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2.3 Surrounding Development 
The proposal is located within the Goulburn CBD comprising mainly of commercial premises. The site is 
currently used as the Goulburn Workers Club. The buildings of the club are to the immediate south west and 
south east of the proposal. The site is a corner site of McKell Place and Clifford Street. The immediate land 
uses across these streets are commercial uses such and medical centers, a child care center, retail facilities 
and a church.  
3 Description of Proposed Development 
3.1 Elements of the Proposed Development 
The proposal is for a new multilevel carpark, including: 

 Parking for 236 cars (153 additional spaces). 
 Two entries to the carpark off McKell Place. 
 A lift connecting all levels of public parking. 
 Stair access. 
 Connections to the existing entry of the Workers Club in McKell Place. 
 Landscaping. 

Refer 3.10 for an explanation of the proposed amendments to the design and changes to parking numbers. 
3.2 Building Materials  

The nominated materials and finishes are identified on the Architectural plans and include painted steel 
frames, concrete decks, face brick masonry, framed mesh panels, punched metal panels, stainless steel 
faced lift doors and galvanized steel railings. 
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3.3 Operational Details  

The proposed hours of operation are as per the following table. The carpark will not have specific staff 
present on site at any one time. The carpark will be generally supervised by cameras and by staff on 
reception in the club. 

DAY PART OF CAR PARK OPEN  CLOSED 

All days Lower level for loading 
dock and VIP parking. 

6:00am to 3.30am 3.30am to 6:00am 

Sunday to Wednesday All areas 9:00am to 1:30am 1:30am to 9:00am 

Thursday to Saturday All areas 9:00am to 3:30am 3:30am to 9:00am 

Public Holidays All areas 9:00am to 1:30am 1:30am to 9:00am 

 

 
 
3.4 Vehicular Access and Parking 
The proposed vehicular access will consist of combined entry and exit driveways off McKell Place in 
accordance with the requirements of AS 2890.1 – 2004 and also AS 2890.2 – 2002.  
 
3.5 Signage 

Refer to the Architectural plans for signage details and locations. A separate application will be made for the 
following signage: 

 Business identification signage (Workers Club) mounted on the exterior of the carpark. 
 Event promotion signage for the club (digital panel)  

 
Identification and directional signage is proposed including: 

 Directional signage for accessing the carpark. 
3.6 Landscaping and Tree Removal 
It is proposed to remove all existing trees and vegetation within the site to accommodate the proposed 
development as identified on the demolition plan.  
3.7 Demolition  
It is proposed to demolish the existing dividing retaining structure, existing landscaped areas and fencing on 
the site as indicated on the Demolition Plan provided. The application seeks to redevelop the entire existing 
carpark for the proposed use.  
3.8 Stormwater Management 
The storm water catchment off the proposed development will be drained to the existing system located on 
the eastern side of the proposed carpark. Water quality management plans and report are enclosed with this 
application.  
 
3.9 Construction Management 
A Construction Management Plan and Sediment Erosion Control Plan will be prepared and submitted to the 
Certifier for approval prior to the issue of a Construction Certificate. 
3.10 DA modification  
This amended SEE supports a proposed modification of the original Development Consent. The changes 
were required to ensure compliance with the NCC as requested by the principal certifier and Council prior to 
lodgement of the Construction Certificate. The changes to the design are as follows: 
 Amendments to the stair core and enclosed passage to Clifford Street. 
 Amendments to the stair core to McKell Place, including re-orientation, and new 3m high wall. 
 Amendments to the lift core. 
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 Reduction of footprint to comply with boundary clearances. This has resulted in a reduction in proposed 
parking spaces, now 236 spaces in lieu of 237. 

 Introduction of full height boundary wall. 
 Changes to ‘brick appearance’ finishes to existing elevations – in response to comments made in the 

Pre-lodgement meeting with Council (ref. no.: FWA/0073/2425) 
 Underground sewer redesign to rectify clash with proposed foundations/footings. 
 Changes to open deck carpark, including fire sprinklers. 
 A new on-site detention tank is shown in the basement level under the level 1 slab. 

 
4 Relevant Legislation and Planning Controls 
The following Environmental Planning Instruments (EPI’s) and Development Control Plans (DCP’s) are 
relevant to the proposed development: 

 Environmental Planning and Assessment Act 1979; 
 Roads Act 1993; 

 State Environmental Planning Policy (Sydney Drinking Water Catchment) 2011; 

 State Environmental Planning Policy No 55—Remediation of Land;  

 Goulburn Mulwaree Local Environmental Plan 2009; and 

 Goulburn Mulwaree Development Control Plan 2009. 
4.1 Environmental Planning and Assessment Act 1979 
The proposal, as with all development applications, is subject to the provisions of the Environmental 
Planning and Assessment Act 1979 (EP& Act 1979). 
4.2 Roads Act  
Under Section 138 of the Roads Act, consent is required from the appropriate roads authority to: 

(a) erect a structure or carry out a work in, on or over a public road, or 

(b) dig up or disturb the surface of a public road, or 

(c) remove or interfere with a structure, work or tree on a public road, or 

(d) pump water into a public road from any land adjoining the road, or 

(e) connect a road (whether public or private) to a classified road, 
Therefore, approval is required under Section 138 from the RMS for the modified access to McKell 
Place.  
4.3 Local Government Act 1993 
Under Section 68 of the Local Government Act, consent is required from Council for the following: 
Part A Structures or places of public entertainment 

1 Install a manufactured home, moveable dwelling or associated structure on land 

Part B Water supply, sewerage and stormwater drainage work 

1 Carry out water supply work 

2 Draw water from a council water supply or a standpipe or sell water so drawn 

3 Install, alter, disconnect or remove a meter connected to a service pipe 

4 Carry out sewerage work 

5 Carry out stormwater drainage work 

6 Connect a private drain or sewer with a public drain or sewer under the control of a council or with a 
drain or sewer which connects with such a public drain or sewer 

Part C Management of waste 

1 For fee or reward, transport waste over or under a public place 

2 Place waste in a public place 

3 Place a waste storage container in a public place 

4 Dispose of waste into a sewer of the council 

5 Install, construct or alter a waste treatment device or a human waste storage facility or a drain 
connected to any such device or facility 

6 Operate a system of sewage management (within the meaning of section 68A) 
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Part D Community land 

1 Engage in a trade or business 

2 Direct or procure a theatrical, musical or other entertainment for the public 

3 Construct a temporary enclosure for the purpose of entertainment 

4 For fee or reward, play a musical instrument or sing 

5 Set up, operate or use a loudspeaker or sound amplifying device 

6 Deliver a public address or hold a religious service or public meeting 

Part E Public roads 

1 Swing or hoist goods across or over any part of a public road by means of a lift, hoist or tackle 
projecting over the footway 

2 Expose or allow to be exposed (whether for sale or otherwise) any article in or on or so as to overhang 
any part of the road or outside a shop window or doorway abutting the road, or hang an article beneath 
an awning over the road 

Part F Other activities 

1 Operate a public car park 

2 Operate a caravan park or camping ground 

3 Operate a manufactured home estate 

4 Install a domestic oil or solid fuel heating appliance, other than a portable appliance 

5 Install or operate amusement devices 

7 Use a standing vehicle or any article for the purpose of selling any article in a public place 

10 Carry out an activity prescribed by the regulations or an activity of a class or description prescribed by 
the regulations 

Therefore, approval is required under Section 68 from Council for the proposed development.  
4.3.1 State Environmental Planning Policy (Sydney Drinking Water Catchment) 2011 
The subject site is located within the Sydney Drinking Water Catchment Area. Therefore, concurrence will 
be required from Water NSW.  
4.4 Local Environmental Plan 
4.4.1 Goulburn Mulwaree Local Environmental Plan 2009  
Zoning 
The site is zoned B3 Commercial Core under the Goulburn Mulwaree Local Environmental Plan 2009 (LEP) 
(refer to Figure 4). 

Figure 3 – Zoning Map extract (Map LZN_001D) 
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The follow is an extract from the LEP regarding Zoning: 
1   Objectives of zone 

•  To provide a wide range of retail, business, office, entertainment, community and other suitable land 
uses which serve the needs of the local and wider community. 
•  To encourage appropriate employment opportunities in accessible locations. 
•  To maximise public transport patronage and encourage walking and cycling. 
•  To reinforce the status of Goulburn as a regional centre. 
•  To ensure the scale and density of development complements the desired future character of the 
commercial core. 
•  To protect the historic importance of Goulburn and protect heritage integrity of its historic built form. 

The proposed use of the site is consistent with the relevant zoning objectives and will provide a 
compatible use with other business, office, residential and retail land uses.  
2   Permitted without consent 
Roads 
3   Permitted with consent 
Child care centres; Commercial premises; Community facilities; Educational establishments; Entertainment 
facilities; Function centres; Home industries; Hotel or motel accommodation; Information and education 
facilities; Medical centres; Passenger transport facilities; Recreation facilities (indoor); Registered clubs; 
Respite day care centres; Restricted premises; Shop top housing; Any other development not specified in 
item 2 or 4 
4   Prohibited 
Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Biosolids treatment 
facilities; Boat building and repair facilities; Boat launching ramps; Boat sheds; Camping grounds; Caravan 
parks; Cemeteries; Charter and tourism boating facilities; Correctional centres; Crematoria; Depots; Eco-
tourist facilities; Electricity generating works; Exhibition homes; Exhibition villages; Extractive industries; 
Farm buildings; Farm stay accommodation; Forestry; Freight transport facilities; Heavy industrial storage 
establishments; Helipads; Highway service centres; Home occupations (sex services); Industrial retail 
outlets; Industrial training facilities; Industries; Jetties; Marinas; Mooring pens; Moorings; Open cut mining; 
Recreation facilities (major); Residential accommodation; Rural industries; Service stations; Sewage 
treatment plants; Sex services premises; Storage premises; Transport depots; Truck depots; Vehicle body 
repair workshops; Vehicle repair stations; Warehouse or distribution centres; Waste or resource 
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management facilities; Water recreation structures; Water recycling facilities; Water supply systems; Wharf 
or boating facilities 
The proposed use as defined in the LEP is a “Registered Club”. The carpark is part of a registered 
club complex. ‘Registered Club’ means a club that holds a club license under the Liquor Act 2007. 
A Registered Club is a permissible use within the B3 Commercial Core zone with consent from 
Council. 
Height of Buildings 
The maximum height permissible on the site is 15m. The proposed building is 13m.  
Floor Space Ratio 
The maximum Floor Space Ratio (FSR) for the site is 2:1. The GFA of the existing and proposed buildings is 
4044m² and the site area is 6603m² resulting in a FSR of much less than that permitted. 
Heritage Conservation 

The existing buildings on the site are not identified as heritage items however the site is located within the 
Goulburn City heritage Conservation Area. Accordingly, a Heritage Impact Statement has been prepared 
which considers in detail what impact the proposed development will have on the established cultural 
significance and heritage values of the subject site, heritage items within the vicinity of the site and the 
heritage conservation area.  

Clause 4.6 Variation 

No variation is proposed to the LEP. 

Biodiversity 

The site has not been identified as containing terrestrial biodiversity as per the relevant planning maps.  
- Some existing vegetation that is currently part of the landscaping will require removal. 
- The habitat of any threatened species, population or ecological community will not be impacted.  
4.5 Goulburn CBD Plan 2009 
The site is located within the Goulburn City Business District (CBD) as identified within the Goulburn CBD 
Plan 2009. The proposal is consistent with the relevant principles of the CBD Plan and will help to achieve its 
vision to develop Goulburn as a vibrant urban place providing a variety of services and a high level of 
amenity to residents, workers and visitors. 
The site is appropriately located on a primary road and is consistent with access and movement 
requirements contained within the plan. 
4.6 Development Control Plan  
4.6.1 Goulburn Mulwaree Development Control Plan 2009 
The Goulburn Mulwaree Development Control Plan 2009 (DCP) controls relevant to the proposed 
development are: 

 2 Plan Objectives  
 2.1 General Development Objectives 
 2.2 Local Objectives – Goulburn City 

 
 3 General Development Controls  

 3.1 European (non-indigenous) heritage conservation  
 3.3 Landscaping 
 3.4 Vehicular access and parking 
 3.5 Disability standards for access 
 3.6 Crime prevention through environmental design 
 3.8 Tree and vegetation preservation 
 3.11 Groundwater 
 3.14 Stormwater pollution 
 3.15 Impacts on drinking water catchments 

 
 4 Principle Development Controls – Urban  

 4.2 Non-residential development – Retail, Commercial and Industrial   
 

 6 Special Development Types 
 6.4 Advertising and signage 
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 7 Engineering Requirements 

 7.1 Utility Services 
 7.2 Roads 
 7.3 Drainage and Soil and Water Management 

 
 8 Site Specific Provisions 

 8.6 Goulburn City Business District 
A full assessment against the relevant components of the DCP is included at Appendix A. 
5 Assessment of Planning Issues 
The following is an assessment of the environmental effects of the proposed development as described in 
the preceding sections of this report. The assessment considers only those matters under Section 79C (1) of 
the EP&A Act 1979 that are relevant to the proposal.  
5.1 Compliance with Planning Instruments and Controls 

 The proposal meets signage requirements pursuant to SEPP 64;  

 The proposal is a permissible use, under the definition of a Registered Club, within the B3 
Commercial Core zone under the Goulburn Mulwaree LEP 2009; and 

 The proposal is consistent with the relevant sections of Goulburn Mulwaree DCP 2009 and 
relevant Council Plans and Strategies. 

5.2 Traffic, Access and Parking 
Potential impacts resulting from the proposal relating to traffic, parking and access have been reviewed. The 
provision of additional parking is not expected to impact the adjacent road network or traffic conditions. An 
improved parking provision of this new parking is expected to improve the availability of other public parking. 
Parking 

The facility provides 236 car parking spaces. This is an increase of 153 spaces over the existing situation 
and an addition of 146 spaces over the numbers previously approved as the requested parking. 

The proposed amendments to the design result in a reduction in the proposed number of parking spaces, 
now 236 spaces in lieu of 237. 
5.3 Visual Impact 
The proposed works are a new element in a substantially developed area. The proposal uses landscaping, 
screens and façade articulation to minimize impact to the surrounding area. The proposal will not negatively 
impact upon the visual amenity and built character of the surrounding area.  
5.4 Amenity 
A site specific Venue Safety Plan (Appendix G) outlines the on-site management procedures for this site to 
limit noise, provide appropriate security and safety for staff and customers and to ensure minimal impact to 
surrounding properties.  
5.4.1 Noise 
The proposed is a similar use to the current site use. It is not expected to result in a change in environmental 
noise in a way that impacts neighbours or the current site users. 
 
5.4.2 Privacy 
The proposal is located within the mixed use area of the CBD comprising mainly of retail, recreation, medical 
childcare and other commercial premises. The area of the works adjoins the workers club premises along the 
south-west and south east and two retail properties along the south-east boundaries. The design of the 
proposed building will also not impede the future development of adjoining properties for commercial, 
business or related uses. 
5.4.3 Overshadowing 
The main built elements of the proposal are located so that the impacts of overshadowing address the 
Workers Club. As the Club is the beneficiary of the carpark they do not regard the overshadowing as an 
issue. The other potential overshadowing is of the road in McKell Place. The extent of overshadowing will not 
reach the opposite side of McKell Place after 9:00am at any time of the year Therefore, the level of impact 
from potential overshadowing on the nearest adjacent properties to the west will be minimal.   
5.5 Water Management  
The treatment of the storm water for the proposed development will be in accordance with the included 
Storm Water Management plan. 
5.6 Sediment and Erosion Control 
Sediment and erosion controls shall be installed and maintained at all times during the construction works in 
accordance with NSW guidelines. Temporary contractor’s vehicular access to the site will be restricted to a 
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single point with a vehicle shaker grid and stabilised site access so as to reduce the likelihood of sediment 
being trafficked offsite. This site is currently fully sealed and the direction of flows of water and sediment are 
to existing storm water drains. These drains will be provided with filter barriers to the inlets and along the 
alignment of the trench drain. The sediment material that is involved in the excavation will be from the 
installation of drilled piers. These will not generate large volumes and spoil and the material will be removed 
as the work proceeds. A full ESCP will be provided with the Construction Certificate. 
5.7 Social and Economic Impacts 
The proposed development on the site is anticipated to have an ongoing positive social and economic 
impact on the local Goulburn area, and the broader community.   
5.8 Heritage Impact/Aboriginal Object 
A Heritage Impact Statement (HIS) has been prepared for the proposed development by Noel Thomson 
Architecture Pty Ltd. The HIS assessed the potential impacts from the proposal, in particular it considers: 

1. What impact the proposed works will have on the identified heritage significance; 
2. What measures are proposed to mitigate negative impacts; 
3. Why more sympathetic solutions are not viable, and;  
4. Recommendations to mitigate heritage impacts. 

 
5.9 Demolition 
The existing buildings and structures located on the site are to be demolished in conjunction with this 
application, as identified on the demolition plan. Demolition and earthworks will be undertaken in accordance 
with AS2601.2001 and relevant Council requirements. 
5.10 Utilities and Services 
Adequate provision of essential services will be made in accordance with the requirements of local utility 
service providers including provision of reticulated water and sewerage; underground electricity; and 
underground telecommunications. 
All services will be disconnected in accordance with the relevant authority’s requirements prior to demolition 
works. 
6 Conclusion 
This proposal is a permissible use of this land, for this zone and is consistent with the specific zone 
objectives. The applicant is of the opinion that this consistent with the existing parking uses and is 
compatible with the current registered club is its current form. 
The view of the applicant is that this site does not have existing heritage buildings or structures and a 
response for a modern building in this location is justified. The impacts of the building have been addressed 
with green walls, landscaping and street trees in a manner consistent with the council CBD objectives. 
There is no reason not to proceed to approval of this development. 
 
 
 
 
APPENDICES   
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Appendix A – Compliance Table 

Table 1 – Goulburn Mulwaree Development Control Plan 2009 
Control Requirement Comment Compliance 

1 Preliminary 

1.7 Variations to 
controls 

 Nil required Yes 

2 Plan Objectives 

2.1 General 
Development 
Objectives 

  Yes 

2.2 Locality 
Objectives – 
Goulburn City 

  Yes 

3 General Development Controls 

3.1 European (non-indigenous heritage conservation) 

3.1.3.3 Heritage 
requirements for 
development 
applications 

 See Heritage Impact Statement Yes 

3.3 Landscaping 

3.3.1 Landscape 
Plan Design 
Requirements 

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

Refer to landscaping plan Yes 

3.3.3 Non-
Residential 
development 

All major non-residential 
developments require a 
landscape plan 

 Yes 

3.3.4 Streetscape 
(Urban) 

For infill development that abuts 
an existing public street, the 
application should demonstrate 
how the development fits in with 
the existing streetscape and 
makes efficient use of the site.  

 Yes 

3.3.5 Fences and 
gates (Urban) 

Design fences to complement the 
architectural styles of the building 
and the local area. 

 Yes 

3.3.6 Set backs All setbacks are to be 
landscaped. No parking will be 
permitted within setback areas. In 
front setbacks for developments 
facing a classified road or a public 
place plant trees with a mature 
height of a least 8 metres. Trees 
must be at least 3 metres in 
height at the time of planting. 

 Yes 

3.4 Vehicular access and parking 
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Control Requirement Comment Compliance 

3.4.1 Parking 
layout, servicing 
and maneuvering 

The layout and design of access, 
parking and service areas should 
address the needs of the site 
occupants and visitors as well as 
respecting the amenity of the 
area. Account should be taken of 
potential noise disturbance, 
pollution and light spillage. 

Refer to Engineering Drawings Yes 

3.4.2 Specific 
land use 
requirements 

20 spaces per 100m2 of licensed 
area 

236 Spaces provided No 

3.5 Disability standards for access 

3.5 Disability 
standards for 
access 

To provide equitable access 
within all new developments and 
ensure that substantial building 
work carried out on or intensified 
use of existing buildings provides 
upgraded levels of access and 
facilities for all people. 
 

 Yes 

3.6 Crime prevention through environmental design 

 3.6 Crime 
prevention 
through 
environmental 
design 

-Enhance and improve community 
safety within the Goulburn 
Mulwaree local government area;  
-create a physical environment 
that encourages a feeling of 
safety;  
-address community concerns 
with regard to issues of 
community safety and crime 
prevention;  
-reduce the level of crime within 
the Goulburn Mulwaree local 
government area;  
-prevent the opportunity for 
criminal activity; and 
-ensure that new developments 
promote CPTED  

 Yes 

3.8 Tree and vegetation preservation 

3.8 Tree and 
vegetation 
preservation 

The objective of these provisions 
is to preserve the amenity, 
biodiversity and ecology of the 
area through the preservation of 
trees and other vegetation. 

 Yes 

3.11 Groundwater 

3.11 
Groundwater 

  Yes 

3.14 Stormwater Pollution  

3.14 Stormwater 
Pollution 

 Refer to Civil and Hydraulic 
Documents 

Yes 

3.15 Impacts on drinking water catchments 

3.15 Impacts on 
drinking water 
catchments 

 Refer to Civil and Hydraulic 
Documents 

Yes 

4 Principal development controls – Urban 

4.2 Non-residential development – Retail, Commercial and Industrial 
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Control Requirement Comment Compliance 

4.2.1 Retail and 
Commercial 
(General) 

 Refer to 8.6 Yes 

4.2.7 Noise and 
vibration – 
general 
requirements 

  Yes 

6 Special development types 

6.4 Advertising and signage 

6.4.1 Amenity  
 

 Refer to Signage Appendix Yes 

6.4.2 Design  Refer to Signage Appendix Yes 

6.4.4 Design 
Assessment 
Criteria – SEPP 
64 Advertising 
and Signage 

 Refer to Signage Appendix Yes 

7 Engineering requirements 

7.1 Utility 
services 

  Yes 

7.3 Drainage and 
Soil and Water 
management 

  Yes 

7.3.2 Water 
Sensitive Urban 
Design (Urban) 

  Yes 

7.3.3 Soil and 
water 
management 

  Yes 

7.4 Site Specific Provisions 

8.6 Goulburn City Business District 

8.6.2 Background 
context material 

 Clifford Street Elements Yes 
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Car Parking Analysis – Goulburn Workers Club 
 
GENERAL 
The following details are a car parking analysis based on the existing building and facilities at the 
Goulburn Workers Club. It includes the current approved parking and some draft information 
concerning the future of the building. 
 
EXISTING SITUATION – APPROVED 
The current building used by the Goulburn Workers Club is subject to a number of development 
approvals. Council Staff have carried out an analysis of approved parking for this current situation 
that was presented to the Council in May 2017. We enclose a copy of the Council report prepared in 
the Appendices of this SOEE.  
 
The Council Staff analysis indicates that the Workers Club currently has 86 on site car spaces and 
require car parking numbers of 91. This is a deficiency of 5 spaces. 
 
EXISTING SITUATION – BASED ON COUNCILS DCP 
The proposal for a new carpark does not involve changes to the Workers Club at the time of this 
application. However, it is advised that a master planning exercise is being carried out for the 
Workers Club. While this is a work in progress, the architecture firm carrying out the plan (Studio 
Nine) has presented a table of areas. We include this table in the Appendices for this SOEE. 
 
The existing licensed areas from this table are in the order of 2755m². From the DCP the required 
parking for this area is 20 spaces per 100m² of licenced area. This gives a car parking number of 
551 cars. 
 
PROPOSAL 
We are advised by a planning consultant that three options may be considered. These are as follows: 

1. The approved car parking numbers are the base to consider. 
2. The DCP numbers may be required if the Project was a greenfields site. 
3. The car parking may be considered in the context of similar facilities. 

 
The proposal does not change the use of the Club. We are of the opinion that the approval of the 
Workers Club with a requirement for 91 spaces is an indication that the facility is operating 
satisfactorily. There are no ongoing issues with parking in the on-site areas and the adjacent street 
parking which includes substantial parking in Ellesmere Place. Accordingly, the addition of a new 
parking structure should be considered to be in compliance with the parking requirements. This 
proposal will result in an excess of parking over the existing approved on-site parking of 146 
spaces. 
 
The comparison to a similar facility can also be carried out. The Workers Club is directly 
comparable to the Goulburn Soldiers Club. The Soldiers Club provides facilities of equal scope and 
scale to the Workers Club. The Soldiers Club is approved with 118 car spaces on-site. This proposal 
exceeds the comparable club car parking numbers by 111 spaces. 
 
The DCP provision of 551 car spaces appears excessive based on existing use of the Workers Club 
and a comparable facility. If this was the criteria relied on, we ask for a variation of this based on 
previous approvals, current car parking needs being met and the comparable facility. A more 
detailed investigation of the definition of licensed area may need to be considered. However, we 
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regard this as an excessive for any future development at the site that involves a change in the uses 
of the workers club buildings and any additions that may be made to it. 
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Appendix D – Traffic Impact Assessment 
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GOULBURN WORKERS CLUB VENUE SAFETY PLAN. 
 
 
Introduction 
 
The Goulburn Workers Club has developed this plan to maintain the highest standards of 
responsible alcohol service and patron welfare.  In making this commitment the club will continue 
to participate in our local liquor accord and will regularly consult with the local community and 
Police regarding the safety of the club premise. 
  
In moving forward from the imposed mandatory license conditions, club management will detail 
below the new and existing safety measures that will assist the venue’s transition, from the date of 
implementation. 
 
Existing measures – alcohol 
 
The club intends to retain a number of existing measures that have reduced incidents on premise.  In 
particular, the club will continue: 
 

 A ban on games of chance like “toss the boss” as the level of excessive consumption by 
members and guests on premise has been reduced in the absence of such promotions;  

 To use responsible service of alcohol (RSA) marshals on Friday and Saturday nights which 
has resulted in a drop in the number of patrons ejected for inappropriate behaviour; 

 An historical record of strong compliance with special license conditions and the Liquor Act 
2008: 

 The cessation of bar service 15 minutes before closing time as this measure has lowered the 
level of patrons being ejected for unruly behaviour;  

 To play a major role in the local liquor accord; and 
 After consultation with the local liquor licensing police the club has rostered on extra 

cleaning and bar staff on Friday and Saturday nights.  This is for the purposes of having less 
glass left on tables, and less opportunity for a glassing incident. 

 
New steps 
 
To promote responsible alcohol consumption the club: 
 

 Has provided refresher training on 8th June 2010 to 19 staff who serve alcohol to ensure they 
are fully aware of their legal and social obligations to serve alcohol responsibly; 

 Has made a donation to the local liquor accord for them to arrange Responsible Service of 
Alcohol (RSA) courses for Year 11 and 12 high school students; 

 Due to the risk of glassing incidence at six functions held at this club, we have enforced a 
ban on glassware on each occasion in the function area all night; 

 Has implemented other measures including lighting, bar service, and staggering music times 
to allow for the gradual drift of patrons to transport; 

 We will continue to abstain from selling shots of spirits or ready to drink mixed spirits 
(RTD’s) with alcohol content of 5% or more after midnight in line with our policy to 
promote lower strength alcohol options. 

 
Existing measures – security 
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The Goulburn Workers Club takes its security obligations to club staff and patrons seriously.  In 
order to keep the occurrence of violent incidents on premises to a minimum the club: 
 

 Strongly enforces a 1.30am lockout, in line with the liquor accord’s voluntary requirements; 
 Will inform all contracted security staff of their legal and social responsibilities in managing 

patron safety with five to six security on duty for door and in house behaviour; 
 Day book is completed up to date by the House Managers; 
 Incident books are completed by House Managers and Security staff daily; 
 Maintains weekly contact with our local area police and considers their advice in addressing 

any shared security concerns; 
 Maintains a very good relationship with our neighbours which has allowed the venue to 

identify and reduce noise and anti-social behaviour as patrons exit the premise; and 
 Maintains 94 CCTV cameras both internal and external. 

 
New steps 
 

 Consult with our local taxi service to provide ways to increase patron access to taxi services; 
 Consulted with our local council/taxi association and obtained approval for 3 late night taxi 

ranks outside the club from 9pm to 3am on busy nights; 
 Consult local police on a regular basis to monitor and discuss incidents that may occur; and 
 Promote the club’s association with taxi vouchers in an effort to encourage patrons to leave 

their vehicles at home. 
 
To ensure continued effectiveness of the club’s safety plan, management will initially review the 
plan after three months and then every six months.  Management will consult broadly with the club 
board and relevant stakeholders should any changes be deemed necessary. 
 
Please find attached several memos sent to our duty staff regarding the implementation of measures 
to assist with the enforcement of procedures that will add to the safety of the club. 

 
 


