Ordinary Council Meeting Agenda 20 August 2019

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 § 2

Link to Strategy EN4 Maintain a balance between growth, development
Community Strategic Plan: | and environmental protection through sensible planning.

Strategy EC1 Capitalise on the region’s close proximity to
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:
(@) 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 10000m?, part E4 Environmental Living with a minimum lot size of
20000m? 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 2000m?, 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 Council’s fees
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
Council’s consideration that will maximise the land’s sale potential. The property then be sold
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 3PPN 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).
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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):

e Lot 3 DP 1238214 (Council owned);

e Lot2DP 1238214 (Privately owned);

e Lot 3 DP 1008818 (Council owned); and
e Lot 1 DP 1034565 (Council owned).

Lot 3 DF 1238214 Lot 2 DP 1238214 Lot 3 DPF 1008818 Lot 1 DP 1034565

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:

o “Land area and uses: 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 1,000m?. 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.

o 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
1,000m?. This would likely require significant cut and fill (and associated erosion and
sediment control measures) to create ‘flat’ areas. It is also likely to result in extensive
impervious hardstand areas requiring complex stormwater management measures.

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

o 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
proposed masterplan and subdivision design.”

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
of the subject area and considered how the land can best be utilised in light of Water NSW’s
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 2000m? (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
1034565 and all of Lot 3 DP 1008818 and in light of Water NSW'’s objections, 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 20000m? (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):

o 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 10000m?, part E4 Environmental Living (E4) with a minimum lot size of 20000m? and
part IN1 General Industrial (IN1) with no minimum lot size.

o 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 2000m?, with the zone boundary to be determined
after consultation with affected land owners.

o 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
allowed to defer the timely delivery of any of the other proposed rezoning’s.

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
in this instance, site analysis coupled with Council’s existing commitment to provide 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:

e 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.

e 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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Attention: hir Bennett Kennedy
Dear Kr Sir/Madam

refer to the email dated 3 KMay 2019 fram Coungll 2esking Pre-Zatewsy comments on 2 Creft
Planning Propozel to rezone land adjacent to Dessie Sirest Coulbum, and to remove the 100ha
minimum lot size (MLS) restriction.

The Draft =ropesal invahves the rezoning of four U2 Rural Landscage lots, with mast of the area
progesed far N1 General Industrial zening, and the remainder RE1 Fublic Recreation.

WebarNSW doas not obect to the proposed RET zaning in the south-wast of the site

However, WaterN3W has concams about the water quality nisks in the areas where the rezaning
ta IM1 and remeval of the MLS restriction are preposed. The key issues ars:

+ Land area and vses; there is insufficient infarmation on land area and the srevious uses of
the site and thosz of surrounding land,

+  Minimum lot size: the supperting Mi Flacz Planning Report for Lot 2 suggests lots would be
az zmall as 1,000m2. Given the site constraints of the land, WaterNEW is concamed {hat
the combiration of IN1 zoning and rermoval of the MLS reguiremants may lkeave the land
prong lo devalspment bayvond its cazability, and present significant water qualily risks,

» Site canstrainis (general) impartant sita constraintz have not been idantified and given
dua accaunt, This includas slopa, water and drainage features, hydrology and watar
guality rigks (present and Tuture),

In this regard, the Craft Proposal i= heavily reliant on information cortained in the Mi Flace
Planning repoct and sther decuments that weare prepared solely for Lot 2, There has been
na similar assessment for the eastern o Iots, which contain steeger slopes, a second
oroar creak with @ larga catchmant, and patentizlly pollutec heolding pands.

= Sitg constainis (soecific): WalerNzW has identified a range of spacific sile constraints
including artificial water features, drainage features, catchment, slops, landiarm and
stormwatsr management.

In additian. the suppaorting MMi Flace Flanning repoet idantifies 1hat kots may ba as small as
1.000m*. This weuld likaly reguire significant cut and fill (and associated srosion and
sadiment contral measures) o create 'flat’ areas, [t is also likely to resull In extansive
imparvious hardstand areas requiring compelex starmwater managament measuras.

+ Sewergge: while diagrams of the sewer necwork havs been provided. the capacity of the
sewerene system hes not been addressed.
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= Later develsprment and respanss ta site constraints: There is insufficient informatian
ragarding how later develasmant will respond ta site constraints, water f2abires and watar
guality risks, and hew this respenss will bridge fram the prapased LEF amendmeants to the
proposed masterplan and subdivision dasign

Basad an these issues, WatarMSW considers the oajaclive and gensaral pnncigle of Direchon 5.2
Sydney Oanking lWaer Catefiment — that ‘watar guality within tha Sydney drinking water
catchmant must be protected — s nat sufficiently demanstrated

The Draft Freposal does not assure that future land use will be matched to land anc water
capshility or thet later development will readily be shle to mest & Meutrel or Beneficial Effect
(MNar2E) am water quality as requirad by State Enviranmental Planning Paliey |Sydney Drinking
Water Catehmeant] 2077,

Consaguantly, at this stage, WatariEW is not in a position to support the Dralt Proposal
To resalve thase ssuzs and ensure consistency with Direction 5.2, WaterM 2V recommends that:

1. Further site-spscific information is included in the Planning Proposal about the past and
currant uses of the site and the sumaunding arsas, |t should also include an asssssment af
the environmental values and consirants of the sie, including the tvs eastern lats, This
should includs informatian regarding landform, slope, drainage, water featurss (natural and
artificial}, and water guality risks.

The analvsis shauld also identify how currant water and dranage features and currant and
future waber quality risks are ta be managed with respact to development controls and
gesign azrass the whols site,

[

The Planning Propasal incorporgtes a re-axamination ef the proposed zaning and lot size
specification based on the above analysis taking irto account proposed risks to water
guality. This should include conzideration of retaining the current RU2 zoning for the site or
impasing a ML3S restriction, particularly for higher rigk areas

3. Further axglanation is pravided abaut how the propasad mastarplan and subdivision
design will respond to site constraints, water features and water quality risks. This should
include information ragarding hew Righ risk uses will be restricted fram watercourses and
ary High and Extrame risk areas as idartified by WaterBNSWW s Stratagic Land and Water
Capability Assassmants (SLWCAS). To this end, Council may wish to cansider daveloning
2 sitz-spacific (DGR ) for tha site.

Aftachment 1 provides more detall an our concerns. Relavant tablas and maps, incuding
SLWCAs, are provided In Allachimant 2

1 you have any questicns regarding the izsues raized in this letter, pleaze contact Stuart Litde at
stuartlitle@ waternsw.com.au,

Yours sinceraly

C@r&aw

CLAY PREZHAWW
WManager Catchment Protection
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arachment 1 - Detall
Land Area and Uses

The Draft Freposal cumently does nat include key infermaticn such as the land area (size) oftha
subject site and its component lets.

Taala 1 below summarizes tha land ownarzhiz, land classification, zoning and minimum |ot size
(MLS) information for subject site basad on infarmation contained in the Draft Proooszal and
aupplemenary information provided in amail correspondence by Souncil (15 May 2012). The
Flanning Prepogeal would baneft oy presanting & 1eble similar to this, incuding dearly indicating
the total area (ha) of the site and the existing lots.

The Draft Froposal also describes past and current uses of the land and adjacent lands in terms
of their zoning classication rather than the actual development and uses of the land that occur on
anz araund the site, Euch cescnptons are neaded 10 ardar to vardy whathar thara are any
immediate water guality nsks affecting the site {discussacd further below),

Minimum Lot Size

WaterMNSW also holds a concarn aboul the intended end uses of tha land and the likely irtensity of
aubdivision that may ari=e by remeving any MLS restriction. s clear from Gouncil's Draft
Prosozal that there is an intention 1o subdivide the land following the sroposed LEP amendment

The Draft Prepozal iz zilent on the expected ot size= and number of allotmentz likely o ke
garerated by subdivision af the site. Hawavar, the Mi Flace Plarning Propesal indicates for Lat 2
alone, up to 50 industrial lote will be created ranaing from 1,000 ta & 180m°. The two eastem most
lzts hawve a similar combined size to Let 2 suggesting that seme 100 lots might be anticipated.

Given the slope and consiraints of the land (ses discussion below], WateM™SEW is concarnad that
the combination of IN1 zoning and remaval of the MLS requirements may leave the land prone to
development heyond its capability, and present significant water gualiy rizks that may be difficult
to eddress &t the subdivizion and development application (DA stage.

Eite Constraints - General

Tha Draft Fropasal does not currently give due considaration bo axisting site constraints across
tha site or cemonstrate how it is respansive ta the l@ndform. slope and physical attributes of the
sibe, including ralavant watar featuras and risks to walar guality.

The Draft Propozal would banelit by including further detail an the site constraints relevant to
watar quality, and how the objects and principles of Direction 5.2 will e mat.

The Draft Fropozal also relies heavily o the site assessment information contained in the
supporting reparts, swhich have anly baen prepared for the privale land (Lot 2 DP 1238214°% The
Council-owned lots in the east have net been afforded the same lavel of survey, scruting and
assassment as the privately-owned allctment. Based cnour analysis, tiese lols contain steeper
slopes, a second order cresk with a larpe catchment, and potentially polluted halding ponds
associated with the farmaer saleyards (se& bhelow)

Site Constralnts - Specific

Farm Cams and Other Ardificial Water Fealures

The Draft Fropaszal corrently identifizs that the site is largely cleared 2and contains five farm dams.
Baszd an aerial phatagraphy, the five dams appear to be on Lot 2 DP1238214, three of which are
linked by a mappead first arder watercourse. |t is unclear whather the northernmaost dam on this let
is includae im the rezoning changs and captured By thiz Plannring Freposal.

Additionally, it appears that a further two nelding ponds cceur in the norin on Lot 1 OF 103486
Thasa faaturas hava not bean identifiad ar discussed in the Draft Pragosal. It appsars that these
dams ara associated with wastewatar collaction from ucks and ather uses assaciated with he
fammer saleyards which adjoin the sita in tha nerth. Itis tharafore likely that thesa pands ecntain
palluted wastewatar and matarials.
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Thasza two nerthern pands fall within the catchment of the unnamead cresk that oocurs st the south
of the site and exits Lat 1 DP 1034538 in its south-eastern comer (Figure 11, The pands therefore
presaent a potential pallutian risk for the Lot, downslope arses, and the cresk itself. The ponds are
likely o require remeadiation to remove contaminaled watar and othar material before any
davelopment acours. VWaterMSW cansiders this to be a site constraint and & potential watar quality
risk, which should be discussad and addressed in the Flanning Fropasal

Drainags Features and Catchment

The Draft Froposal provides little infermation on natural drainage featuras of the sie including on
the eastem two allotments. The first orcer watercourse descrioed sbave drains into a second
ordar watercourse that runs along the southem boundary of Let 2 and then and crosses into the
soulharn partions of Lal 2 DP1008E18 and Lot 1 DP1034585 (Figura 1)

There is no description of this creek. its hydrological or ecological characteristics ar whether it is
intend=d to be modified as gart of the overall starmwater managemsnt measwres. Based on
satellite imagery, it appars that this craek forme a localised chain-of-ponds systam, which may bs
hydrologically and ecalogically important.

Mast of tha subject site forms part aof the catchment of this unnamed creek. Importantly, at its
south-eastern exit point from tha eastern-most lot, the catchment area of the creek s about 250
ha (Figurz 1}. The site is therefore likely to sxperence high flows during storm events and may be
fiood-prone, which may limit the development capacity of the two =astem allotmeris,

WeabarMS W corsicars that the Flanning Prapasal should idantify and discuss all the water features
ana waler guality risks,. This shauld incluge a map showing the natural and artificial watar features
occuring on the site, and any floodzlain or flocd-prons aress.

Slope_ Landform and Stormweter Mansgemeant

Thare appears 12 be a drop of some 40m over the sie from the narth to e narth-sastern comear
Slopes are particulary steep for Lot 3 DP1D0EE1E (15-20% ) (ses Figure 2). In ganeral, the site of
the Planning Progpcsal 15 steepar than the exisbing N1 Ganaral Industiial land that liss to ts narth

The implication of the slopes are such that significant earthwarks are likely i be required 1o make
reasanably-sized flat aress for indusirial land uses propesed, This in furn iz likely to resultin
gignificant areas of hardsiand creating imzervious surfaces aifecting starmwater runoft.

Stermuwater runoff is alse liksly to be exacerbated by the steegness of the land. Remaval of the
minimum lot size provision also potentially increases the risk of intensive subdivision and
subssquent industrial developmsnt, as well as 'ad hog’ agpreaches to stormwater management

i subdividad |ois are as small as 1.000m*, as propasad in tha Mi Place Planning Regort, than
significant and comalax Starmwatar Cuality Improvament Davices (9. datention ponds
constructad watlands are likely to ba requirad. This in turn raises issues such as whare such
davices might be located given tha site constrainis

Strateqic Land and YV ater Cagability Assessments (SLWCAES)

For the areas progosed to be zoned N1 Genaral Industnal, Wate™NSW has apoled the SLWCA
far Light Industrial Developmant While it indicates that the site has a Low to Modarate nsk (o
water quality [Figure 3), WaterMSW considers this to be an underastimate of the water qualty
risks as the important Stream Praximity factor appears to be overshadowed by other inputs.

Undar tha 1M1 zone, agricultural uses such as stock and sale vards' and 'intensive [vestock
agrcultura’ (a.g. poultry farms) wonld be cemissible with devalopment consent. For this reason
wi hieve included a SLWCA for intensive livestock indusiries [Figura 41

Thiz reveals that the risk varies from Moderatz in the north of the site to Extreme in the south
where the scuthemn boundary generally follows the creek line. High and Extreme ratings slso
accur in the mid to lower sectiocn of Lot 2 DP 1238274, along the drainage line that feeds into the
creek. We would encourage Council to explore way of imiting intensive livestock agriculture from
areas where the High and Exireme rating ceocurs.
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The Draft Freposal (Fage 12) suggests that the land is ezpected to accommodate future
residentisl develepment. Under the IN1 zane, residentisl development such as dwellings or shop-
tap hausing iz slso ‘parmissible with consent’. WaterMEWY has undarisken s SLVWCA for
Reszidential Sewarad Development (sae Figure §)

This indicates that even when the site is connected to the sewer, the water quality risk varies frem
Lawe in the north of the site 1o High in the scuth where the creek line exists. Cevelopment shaule
avoid areas where there is an identfied High Risk to water guality. WWatert 5V considers that the
Draft Frogesal should identify whether or not significant residential develogmant is centemplated
far the propossd IM1 zoning, and if so the sxtent of such development.

Later development and respanse ta sile canstraints

Further sxplanation should be provided about how the proposed masterplan and sukdivisian
design will respond to site constraints, water features and water quality risks.

(Ziven the range of passible uses that may ocour an the site, Council may cansider develaping a
DC® for the area with controls designead to protect the drainage features and creek at the south of
thz site, and avaid development in arazs that are idenbfied by the SLW CAs as being of High or
Extreme risk.

Sewerage

The Draft Proposal indicates that the land is serviced by mains sewer, water and stormwater.
WaterMSW consicers that any development of the area will need to be conneciad 1o the
rebculated sewerage infrastructures, particularly given the praximity to the creek inthe south of the
gite. Ta thiz end, the Planning Propasal would benefit by providing further detsils on the capsecity
of the current sewearage infrastructure in the vicinity of the develgpment gite.

n
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Attachment 2 - Suppornting Tables and Maps

Table 1. Summary of land @wnershig, zening, minimem let sizes and inbended changes.

Il ieative Current sef  SUPPSTEINg
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Figure 1. Drainage Featuras and Catchment Araa for Dassia Streat Planning Proposal Site,
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Figure 2. Slope and Topography for Dossie Street Planning Froposal
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Dossie St Goulburn
Light Industrial - Risk to Water Quality
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Figure 3. Strategic Land and Water Capability Assessment: Light Industrial Development Risk to
Water Quality
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Dossie St Goulburn
Intensive Livetsock Agriculture
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Flgure 4. Strategic Land and Water Capahility Assessment: Intensive Livestock Industrias Risk to
Water Cuality.
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Dossie St Goulburn
Residential Sewered Development
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Flgure 5. Strategic Land and Water Capability Assessment: Residential Sewerad Development:
Risk to Water Quality.
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Draft Dossie Street Site Specific Chapter

2.9

8.0.2

4.9.3

Dossle Street
Objectives
Teo tacilitate the development of |arga lot residential devalopment and industrial

devalapment.
To ensure that land use onflict etween industrial and residzrtal development is

minimised.
To protect identified sensitive native grasslands.

Land to which Plan applies
This Plan applie= ko tha land aon the map shown =& Figure 8-8-1.
Figure 8-9-1; —and wwhich Plan appios — Dossie Sirvoct

Development potential

The |and has bean zoned to facilitate the cevelopment of & variety industrial
cevelopments and low density large 1ot residendial development,

Internal road layout

Internal road layouts must allov for a connaction between Sloans Street and Lackyasr
Street. Howsver a combination of signage and traffic measures such as speed humps and
curk estansions are to be used to prevent hesvy vehicls traffic from utilizing this

cannection.
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Flgure B-9-2 shows where the road is proposad for what is cumently the saster portion of
the site.

Figure 8-8-2; | opused subdrison alan o the ewslzen 2al ol e subecl e

8.9.4  Maximum site coverage

Mo develapment is to invalve more than 70% of the ot baing covarad in hardstand
surfaces,

8.9.5 Contamination Assessment

All of the land in the subject araa has been idantified as potentially contaminated to due
aravious JUses operating on ar near the site. All development applications must be
sccompanied by a contemination asze=ement prepared in accordance with the State
Emviranmentai Planning Paolicy No 55— Remediation of Land if 2 prior assessment has nat
already completed on the sifs.

3.0.6 Noise abatement for residential development

Davelopment for the purpeses of dwellings must adherse to Australian Standard 2107 and
pravide apprapriate maasuras to ensure that the following sound levels are nat exceedad:

a) inany bedroom in the residential accommodation—235 dB(A) at any time between
10.00 pm and 7.00 am,

b anywhere else in the resdlential accommodation other than a garage, kitchen,
bathroom ar hallway —40 d3(A) at any time.
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4.9.7

808

Bedrooms in dwellings should be located at the furthest point from noise sources located
in the IM1 General |ndustrial zone and at the Hume Highway.

An sooustic report is to be submitted with each develocpment application for a Swalling
acdressing the controls abave.

Nolse abatement for nan-res|dentlal development

Any non-residential development proposed that emits significant noise thraugh either
neavy vehicle movements or ongeing industriel or commarcial processes must locate
these loading aress or noise producing proceszas as far away from the RS Large Lot
Residential zone as feasible,

Where pagsible, buildings and sfructures should be situsted in a manner that ehislde tha
R& Larae Lot Residential zore from industrial development.

Protection of grasslands

Mo structure is to Be erected in the exclusion area identifizd below unlzes the structure
actively facilitates or does not affect the conservation of the native grasslands contained
within.

Figure 3-9-3: Exclusion Grca bor all skrocturss.
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