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15.2 DOSSIE STREET PLANNING PROPOSAL AMENDMENT 
Author:  Nick Thistleton, Graduate Strategic Planner  
Authoriser: Warwick Bennett, General Manager  
Attachments: 1. WaterNSW Response - Dossie St Planning Proposal to IN1 

Goulburn   
2. Draft Dossie Street DCP Section    

   

Link to  
Community Strategic Plan: 

Strategy EN4 Maintain a balance between growth, development 
and environmental protection through sensible planning. 

Canberra and its position as a convenient location to attract 
industry and investment. 

Cost to Council: Quotes are being sought for contamination reports. Contamination 
reports will be needed completed to finalise this planning proposal. 

Use of Reserve Funds: Nil 
 

 

RECOMMENDATION 
That:  
1. The report from the Graduate Strategic Planner regarding the rezoning of land at Dossie 

Street be received. 
2. Council prepare a planning proposal to amend the Goulburn Mulwaree Local Environmental 

Plan 2009 to: 
(a) Rezone part of Lot 1 DP 1034565 and Lot 3 DP1008818 from RU2 Rural Landscape 

with a minimum lot size of 100 hectares to part R5 Large Lot Residential with a 
minimum lot size of 10000m2, part E4 Environmental Living with a minimum lot size of 
20000m2 and part IN1 General Industrial with no minimum lot size. 

(b) Rezone Lot 3 DP 1238214 from RU2 Rural Landscape with a minimum lot size of 100 
hectares to RE1 Public Recreation with no minimum lot size. 

(c) Rezone part of Lot 2 DP 1238214 from RU2 Rural Landscape with a minimum lot size 
of 100 hectares to part IN1 General Industrial with no minimum lot size and part R5 
Large Lot Residential with a minimum lot size of 2000m2, with the exact zone boundary 
to be confirmed after engaging with affected landowners.  

3. Council forward the planning proposal to the Department of Planning, Industry and 
Environment for a gateway determination. 

4. In the event that the Department of Planning, Industry and Environment issues a gateway 
determination to proceed with the planning proposal, consultation be undertaken with the 
community and government agencies in accordance with any directions of the gateway 
determination. 

5. The Department of Planning, Industry and Environment be advised that Council is willing to 
defer any part of this planning proposal referred to under item 2 of this resolution to a later 
stage, if complying with government agency requirements for that particular zone or zones is 
likely to significantly delay the processing of the remainder of the planning proposal.  

6. The Department of Planning, Industry and Environment be advised that Council wishes to be 
issued with an authorisation to use delegation for this planning proposal. 

7. Council waive any standard lodgement and processing fees payable under Co
and charges in relation to the planning proposal. 
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8. The proponent for the privately owned land be requested to provide a Preliminary Site 
Investigation/ Phase 1 Assessment in accordance with State Environmental Planning Policy 
No 55 Remediation of Land to address the potential land contamination on their site. 

9. The amendment to the Goulburn Mulwaree Development Control Plan 2009 attached to this 
report relating to large lot residential and industrial development at Dossie Street be placed 
on public exhibition for a minimum period of 28 days commencing the same day as the public 
exhibition period for the aforementioned planning proposal. 

10. Following the exhibition period of the draft amendment to the Goulburn Mulwaree 
Development Control Plan 2009 and planning proposal, a report will be presented to Council 
advising of the outcomes of the consultation and any amendments made to the document as 
a result of consultation. 

 

BACKGROUND 

The rezoning of the subject land at Dossie Street has previously been reported to Council on 20 
November 2018 and 19 February 2019.  

On 20 November 2018, and as part of a report considering the sale of Council land considered 
surplus to need, Council resolved (2018/554): 

That Council rezone Lot 1 DP1034565, Lot 3 DP1008818 and Lot 1 DP157664 (Dossie Street 
Goulburn) to IN 1  General Industrial and the General Manager prepare a master plan for 

by way of public auction with the proceeds from the sale being used to offset the capital cost 
of the consolidation of the Depots at Hetherington Street Goulburn. 

Following this resolution, Council was approached by the adjoining landowner of Lot 2 DP 1238214 
who sought to rezone their land to IN1 General Industrial as well. It was also identified that Lot 3 
DP 1008818 contained several hollow bearing trees with the potential to be ecologically sensitive.  

To accommodate the adjoining owners land in the planning proposal, and to consider the 
ecological value of Lot 3 DP 1008818, Council then resolved on 19 February 2019 (2019/26): 

That: 

1. The report of the Senior Strategic Planner regarding the rezoning of land at Dossie 
Street Goulburn be received. 

2. Council resolve to rezone the following land from RU2 Rural Landscape to IN1 General 
Industrial and delete the 100 Hectare Minimum Lot Size under Goulburn Mulwaree Local 
Environmental Plan 2009 (GM LEP 2009): 

(a) Lot 1 DP 1034565 
(b) Lot 3 DP 1008818 
(c) Part Lot 2 PPN DP 1238214 subject to registration (STR) 

3. Council resolve to rezone the following land (Site B) from RU2 Rural Landscape to RE1 
Public Recreation and delete the 100 ha minimum lot size under Goulburn Mulwaree 
Local Environmental Plan 2009: 

Lot 3 PPN DP 1238214 subject to registration (STR). 

4. Council prepare a Planning Proposal in accordance with the resolution and forward this 
to the Department of Planning and Environment (DPE) to issue a Gateway 
Determination. 

5. Council waive Planning Proposal fees that would be paid for lodgement of the 
documentation in support of the Planning Proposal to rezone Part Lot 2 PPN DP 
1238214 (STR). 



Ordinary Council Meeting Agenda 20 August 2019 

Item 15.2 Page 64 

6. The proponent for the privately owned land be requested to provide a Preliminary Site 
Investigation/ Phase 1 Assessment in accordance with State Environmental Planning 
Policy  Remediation of Land) to address the contamination identified on their site. 

Following this resolution, the subject site at Dossie Street has been expanded to include the 
following lots (Figure 1): 

Lot 3 DP 1238214 (Council owned); 

Lot 2 DP 1238214  (Privately owned); 

Lot 3 DP 1008818 (Council owned); and 

Lot 1 DP 1034565 (Council owned).  

 
Figure 1: Subject site for the Dossie Street planning proposal. 

Council has since prepared the planning proposal and forwarded it to Water NSW for preliminary 
advice prior to seeking a gateway determination. This is required for all planning proposals in the 
Sydney Drinking Water Catchment, in accordance with the Ministerial Directions issued under s9.1 
(prev. s117) of the Environmental Planning and Assessment Act 1979.  

Water NSW responded on 28 May 2019 objecting to the planning proposal on a variety of grounds. 
This objection has necessitated reconsideration of the proposed zoning of the land, as discussed 
in the report below.  

REPORT 

Water NSW Response 

In their letter dated 28 May 2019 (Attachment 1), Water NSW objected to the planning proposal on 
the following grounds: 

there is insufficient information on land area and the previous uses of 
the site and those of surrounding land. 

Minimum lot size: the supporting Mi Place Planning Report for Lot 2 suggests lots would be 
as small as 1,000m2. Given the site constraints of the land, WaterNSW is concerned that 
the combination of IN1 zoning and removal of the minimum lot size requirements may leave 
the land prone to development beyond its capability, and present significant water quality 
risks. 

Site constraints (general): important site constraints have not been identified and given due 
account. This includes slope, water and drainage features, hydrology and water quality 
risks (present and future). 
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In this regard, the Draft Proposal is heavily reliant on information contained in the Mi Place 
Planning report and other documents that were prepared solely for Lot 2. There has been 
no similar assessment for the eastern two lots, which contain steeper slopes, a second 
order creek with a large catchment, and potentially polluted holding ponds. 
Site constraints (specific): WaterNSW has identified a range of specific site constraints, 
including artificial water features, drainage features, catchment, slope, landform and 
stormwater management. 

In addition, the supporting Mi Place Planning report identifies that lots may be as small as 
1,000m2. This would likely require significant cut and fill (and associated erosion and 

impervious hardstand areas requiring complex stormwater management measures. 

Sewerage: while diagrams of the sewer network have been provided, the capacity of the 
sewerage system has not been addressed. 

Later development and response to site constraints: There is insufficient information 
regarding how later development will respond to site constraints, water features and water 
quality risks, and how this response will bridge from the proposed LEP amendments to the 

 

In most circumstances, these concerns can be addressed during the development assessment 
stage when individual development applications are lodged, given that the State Environmental 
Planning Policy (Sydney Drinking Water Catchment) 2011 requires all developments requiring 
consent to demonstrate a neutral or beneficial impact on water quality, with most industrial types of 
development being unable comply with this policy and be approved without first receiving 
concurrence from Water NSW itself.  However, in this instance further consideration is required as 
the concerns raised by Water NSW over the suitability of this site indicate that it would be very 
difficult and potentially unviable for any industrial development to implement stormwater and 
erosion control measures that would be of sufficient quality and effectiveness to gain concurrence 
from Water NSW.  

It should also be noted that in addition to the concerns raised by Water NSW, Council is currently 
committed to rezoning a significant area of land to IN1 General Industrial at Common Street (as a 
part of the North Eastern Enterprise Corridor rezoning). With the exception of the old nursery site 
at Dossie Street and parts of land around the Tait/Lockyer Street Connection, this land is much 
flatter and more capable of managing stormwater runoff for industrial developments that typically 
contain large hardstand surfaces. In effect, this land would also likely be more feasible to develop, 
and more able to address stormwater control measures and water quality impacts when compared 
with the steep topography at Dossie Street. 

Site Analysis 

In order to consider an alternate zoning arrangement, Council staff have undertaken a site analysis 

objections above.  

All of the subject site is currently zoned RU2 Rural Landscape with a minimum lot size of 100 
hectares, with the exception of the small portion of Lot 2 DP 1238214 to the north west that is 
zoned IN1 General Industrial (Figure 2). The subject site is bordered to the north by the old 
livestock sale yards and wool stores, to the east by Sloane Street, to the south by the Hume 
Highway and to the west by the Workers Club Arena. 
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Figure 2: Zone map of subject site (Lot 2 DP 1238214 also includes the IN1 General Industrial portion of the 
subject area). 

It should be noted that the subject site is extremely constrained, and isolated from other rural 
zoned land by the Hume Highway, severely inhibiting its development potential for a rural use. For 
the purposes of this site analysis the constraints have been detailed by lot in Table 1 below. It is 
also worth noting that there is capacity for any future development to be sewered on the subject 
site, although a significant increase in development would necessitate an upgrade to the local 
sewer pumping station and potentially some sewer lines as well. 

Table 1: Site Constraints Analysis: 

Site  Constraints Analysis  

Lot 3 DP 1238214 
(Council owned) 
 

Development of this site would not be possible without significant vegetation 
clearing and earthworks being undertaken. The presence of hollow bearing trees 
amongst the vegetation indicates that the lot is of significant ecological value. 
To protect the ecological value of this land it is recommended that the subject site 
be rezoned to RE1 Public Recreation, which is consistent with the adjacent council 
owned reserve to the west (Figure 4). It should also be noted that development of 
the site would likely be unviable due to the substantial amount of cut and fill 
required to make the land usable and the likelihood of attracting the requirement to 
prepare costly ecological studies and purchase biodiversity offsets under the NSW 
Biodiversity Offsets Scheme. 

Lot 2 DP 1238214 
(Privately owned) 
 

This site does contain a large but manageable slope that could support industrial 
development adjoining the Tait/Lockyer Street connection, while supporting 
residential or commercial development on the remainder of the land which is 
steeper. However the site is significantly constrained by noise due to existing 
industrial or semi industrial uses that operate on Lockyer Street, Tait Crescent and 
Finlay Road, in addition to the substantial noise generated by the Hume Highway. 
A few areas have been identified as potentially containing high levels of ecological 
value, with a further area potentially containing an Aboriginal artefact. However it 
was concluded to the satisfaction of Council staff that these can be considered 
during the development assessment process, as the zoning and minimum allotment 
sizes proposed for the affected areas offer some flexibility in approach during the 
design phase. 
It has also been identified that the land has the potential to be contaminated due to 
previous uses operating on or near the site. To identify the level of contamination 
and the remediation work required (if any) a Preliminary Site Investigation prepared 
in accordance with the State Environmental Planning Policy No 55 Remediation 
of Land will be required from the land owner. 
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Given these constraints, and the recommendations applicable to Lot 3 DP 1008818 
and Lot 1 DP 1034565, it is recommended that this lot be rezoned to part IN1 
General Industrial fronting the Tait/Lockyer Street connection whilst the remainder 
is rezoned R5 Large Lot Residential with a minimum lot size of 2000m2 (Figure 4), 
with the precise land zone boundary to be confirmed upon further consultation with 
affected landowners so as to reduce the risk of land use conflict. 

Lot 3 DP 1008818 & 
Lot 1 DP 1034565  
 
 

The former nursery site on Lot 1 DP 1034565 contains very few of the constraints 
that the other parts of the subject area have. This particular part of the subject area 
is somewhat flat and built up with large driveways, paved areas and sheds that 
could potentially be a highly developable and valuable industrial site. The 
recommendation for this part of the land is to rezone it to IN1 General Industrial.  
The remainder of Lot 1 DP 1034565 and all of Lot 3 DP 1008818 is, however, 
extremely constrained due to the significant slope of the site, the presence of 
potentially contaminated waste dams used by the livestock sale yards to the north, 
the presence of potentially valuable remnant native grassland near the creek on the 
southern half of Lot 3 DP 1008818 (Figure 3) and the noise generated from the 
Hume Highway and any current or future industrial development to the immediate 
North or West. 
In determining an alternative zoning arrangement for  the remainder of Lot 1 DP 

ections, the 
only suitable zoning arrangement that could be found was to:  
(a) rezone the remaining northern portions of the lots to R5 Large Lot Residential 

with a minimum lot size of 10000m2 (1 hectare); and  
(b) rezone the remaining southern portions of the lots, which contains the creek 

and remnant native grassland, to E4 Environmental Living with a minimum lot 
size of 20000m2 (2 hectares) to facilitate the development of no more than six 
(6) sewered lots with a small access road off of Sloane Street (Figure 4).  

This recommendation is given for the following reasons: 
Any more intensive residential development would be unsuitable due to the 
significant noise constraints of the area and the difficulty of ensuring 
stormwater quality for extensive hardstand surfaces and incompatibility with 
current and possible future surrounding industrial developments. 
Any less intensive residential development would not provide the yield 
required to cover the cost of connecting infrastructure to the site or 
constitute the most efficient use of the land. 
The presence of potentially contaminated waste dams, the relatively small 
size of the area and isolation from other rural lands severely limits the 
potential for the land to be sold as a rural landholding. 
It would require significant and potentially cost prohibitive earthworks to 
subdivide and prepare the land in such a way that it would address Water 
NSW concerns and allow the land to be an attractive industrial precinct. 
Council has already committed to provide more industrially zoned land in 
Goulburn, including at Common Street. The Common Street planning 
proposal would rezone a significant area of flatter land to IN1 General 
Industrial, which would be more feasible to develop in comparison to the 
subject land at Dossie Street. 

It should be noted that Council will also need to demonstrate that the subject land is 
sufficiently uncontaminated so as to support residential development. This may 
require the draining and removal of septage material in the wastewater dams 
previously used by the livestock sale yards. 
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Figure 3: Location of possible native grassland on Lot 3 DP 1008818.  

Zoning Recommendations  

In accordance with the recommendations contained within the site analysis above, the 
recommendation for the subject area is to amend the Goulburn Mulwaree Local Environmental 
Plan 2009 to (Figure 4): 

Rezone Lot 1 DP 1034565 and Lot 3 DP1008818 from RU2 Rural Landscape with a 
minimum lot size of 100 hectares to part R5 Large Lot Residential (R5) with a minimum lot 
size of 10000m2, part E4 Environmental Living (E4) with a minimum lot size of 20000m2 and 
part IN1 General Industrial (IN1) with no minimum lot size. 

Rezone part of Lot 2 DP 1238214 from RU2 Rural Landscape with a minimum lot size of 100 
hectares to part IN1 General Industrial with no minimum lot size and part R5 Large Lot 
Residential with a minimum lot size of 2000m2, with the zone boundary to be determined 
after consultation with affected land owners. 

Rezone Lot 3 DP 1238214 from RU2 Rural Landscape with a minimum lot size of 100 
hectares to RE1 Public Recreation (RE1) with no minimum lot size. 
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Figure 4: Proposed zoning (zone boundaries are indicative only). 

Due to the involvement of a private landowner, the proposed use of four (4) different zones and the 
need to finalise the western zone boundary between the IN1 General Industrial and R5 Large Lot 
Residential zones, it is recommended that Council be willing to defer any single component of this 
planning proposal so that any issue identified with any one of the zones proposed will not be 

 

It is acknowledged that the Employment Land Strategy, adopted by Council on 20 December 2016 
(resolved 16/566), does identify this subject area as a possible future industrial precinct. However 

dozens of 
hectares worth of easily serviceable and developable flat industrial land at Common Street has 
meant that this recommendation no longer represents the best and most reasonable use of this 
land.  

Site Specific Development Control Plan 

In conducting the site analysis above and considering Water NSW submission it was also identified 
that site specific development controls would need to be developed in order to: 

Limit the amount of land use conflict that is likely to occur between the IN1 General 
Industrial and R5 Large Lot Residential zones as a result of noise. 

Prevent heavy vehicle movements in the residentially zoned area. 

Require adequate consideration of land contamination. 

Limit the proportion of any particular lot that this capable of being developed into a 
hardstand surface, in order to preserve land for stormwater treatment facilities and satisfy 
Water NSW concerns. 

Protect the native grasslands identified in the E4 Environmental Living zones. 

This draft site specific development control plan has been attached to this report (Attachment 2). It 
is recommended that it is placed on exhibition with the planning proposal. 
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