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1.1 Purpose of the Planning Proposal  

This planning proposal is submitted in support of an amendment to Bega Valley Local Environmental Plan 2013 (Bega 

LEP 2013).  The proposal is to rezone 279.4-hectare (ha) parcel of land south of the existing Bega Central Business 

District (CBD) to accommodate future urban development including residential, commercial and retail uses and open 

space.  The proposal is generally consistent with the Bega Structure Plan which was endorsed by the Bega Valley 

Shire Council (Council) on 12 June 2024. 

The land to which the planning proposal relates comprises three (3) precincts: 

¶ Eastern Precinct ² 159.4 ha area is generally bound by Boundary Road to the north, Tathra Road to the east and 

the Princes Highway to the west.  The eastern precinct currently comprises a mix of large lot residential and rural 

land. 

¶ Central Precinct ² 11.5 ha area generally bound by Newton Road to the east, East Street to the west and Corkhill 

Place to the south.  The central precinct is currently characterised by light industrial and retail uses. 

¶ Western Precinct ² 108.5 ha area situated to the west of the Bega River and east of the Princes Highway.  This 

precinct is largely undeveloped with pockets of large-lot residential development. 

Together these three (3) precincts make up the Bega urban release area and land to which the planning proposal 

relates (refer to Figure 1). 

The proposal also seeks to amend Bega LEP 2013 to give effect to the Bega Valley Affordable Housing Contribution 

Scheme (AHCS) and introduce new clauses and a map layer to allow Council to impose conditions of consent on new 

development within the urban release area for contributions for affordable housing. 

Like many other rural and regional areas in NSW the COVID-19 pandemic resulted in an increase in population to 

Bega.  This was due to a range of factors including lifestyle opportunities, cost of living pressures, flexible working 

employment arrangements involving work from home, tourism and agriculture. Recent subdivision applications have 

also created a shortage of greenýeld land for future residential uses and a housing shortage for both purchase and 

for rent.  The shortage of housing for key workers in particular is now affecting the local economy as businesses and 

service organisations are unable to recruit in part due to lack of suitable and affordable homes for key workers 

including teachers, police and health professionals. Together these factors have accelerated the need to plan for 

additional housing in the short and long term. 

The planning proposal will facilitate the delivery of around 2,230 dwellings within the Bega urban release Area including 

opportunities for affordable housing to meet identified demand for existing and emerging residential accommodation 

types in the Bega Valley Shire over the next 25-30 years. This includes opportunities for downsizing and for existing 

residents to age in place. 

The planning proposal includes additional open space (local parks and sporting fields) and the establishment of two 

smaller neighbourhood centres within proximity to future residential and employment areas - to serve the needs of 

existing and future residents who live and work in the vicinity of these neighbourhoods without compromising the 

viability of the existing Bega CBD. 

The planning proposal is based on plans and information provided by Council officers, ADW Johnson, GHD 

Consulting, Minesoils and NGH and other supporting technical documents.  It has been prepared in accordance with 

the NSW Department of Planning, Housing and Infrastructure (DPHI) Local Environmental Plan Making Guideline 

(August 2023) and includes the following: 

¶ Part 1 ² Objectives and intended outcomes ² a statement of the objectives of the proposed LEP. 

¶ Part 2 ² Explanation of provisions ² an explanation of the provisions that are to be included in the proposed LEP. 

¶ Part 3 ² Justification of strategic and site-specific merit ² justification of strategic and potential site-specific merit, 

outcomes, and the process for implementation. 

1  Introduction 
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¶ Part 4 ² Maps ² maps, where relevant, to identify the effect of the planning proposal and the area to which it 

applies. 

¶ Part 5 ² Community consultation ² details of the community consultation that is to be undertaken on the planning 

proposal. 

¶ Part 6 ² Project timeline ² project timeline to detail the anticipated timeframe for the LEP making process in 

accordance with the benchmarks in this guideline. 

The planning proposal addresses the matters that must be addressed as set out in section 3.33(3) of the 

Environmental Planning and Assessment Act 1979 (the EP&A Act). 

 

 

Figure 1 ² Bega Urban Release Area and land to which the planning proposal relates 

1.2 Background  

Bega Structure Plan  

The Bega Structure Plan sets out a strategic planning framework to guide future land use and development in the 

Bega Valley for land south of the Bega CBD over the next 25-30 years (refer to Figure 2).  It was developed by 

specialist consultants in consultation with Council, government agencies, land owners and the local community.  The 

plan was also informed by a recreation needs assessment, economic impact assessment, preliminary biodiversity 

mapping, a preliminary contaminated land assessment and a preliminary Aboriginal Heritage Assessment that were 

delivered as part of the project and structure plan. 
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The draft Bega Structure Plan was exhibited from 3 November to 3 December 2024.  A total of 228 survey responses 

were received.  In addition to the survey feedback, 17 other public submissions were received.  Feedback to the draft 

Bega Structure Plan survey indicated strong support for provision of more housing supply and allocating more land to 

housing in the Bega Valley Shire. There is support for a variety of housing types in the urban release area, not just 

detached dwellings.  Walking and cycling connections from the proposed new development to the Bega CBD was 

also important to respondents. The three (3) highest priorities for new housing areas in Bega were: protecting and 

enhancing natural features, amenity and character; efficient use of land and infrastructure; and sustainable 

development to manage growth. The Bega Structure Plan was formally endorsed by Council on 12 June 2024. 

To achieve the vision for Bega Valley as set out in the Structure Plan changes to the local planning framework including 

changes to land use zones and controls is required. This involves an amendment to Bega LEP 2013 and other 

supporting documents including a future development control and development contribution plan. The planning 

proposal seeks to implement the outcomes of the Bega Structure Plan in relation to rezoning areas identified for future 

growth. 

 



 8 

 

 

Figure 2 ² Endorsed Bega Structure Plan 

Scoping Proposal  and Consultation  

Following formal endorsement of the Bega Structure Plan in June 2024, Council officers prepared and submitted a 

scoping proposal to DPHI.  The preparation of a scoping proposal is the first step in the rezoning process.  Feedback 

from the DPHI and other government agencies and authorities including Transport for NSW (TfNSW), NSW 

Environment and Heritage, NSW Department of Primary Industries and Rural Fire Service was provided to Council.  

This feedback has informed additional technical investigations and the content and outcome of the planning proposal.  

A detailed response to the matters raised by government agencies and authorities as part of the scoping process is 

provided in Appendix A. 

The NSW Government agreed to fund development of the rezoning application (planning proposal) to implement the 

recommended amendments to Bega LEP 2013 from the Bega Structure Plan through Round 2 of the Regional Housing 

Strategic Planning Fund. 

1.3 Future Consultation  

In accordance with Section 3.33(2) of the EP&A Act, details of proposed consultation undertaken with Government 

agencies and authorities and community consultation that is to be undertaken on the planning proposal post Gateway 

(should this occur) and during public exhibition is provided below. The community consultation program includes: 

¶ Letters to individual land owners, residents and tenants advising of the exhibition and how to make a submission.  

¶ Advertising through local media to inform the community that the exhibition has started, how long it will run, how 

information can be obtained and how to make a submission.  

¶ Media Releases providing the above information.  

¶ Newspaper articles.  

¶ Fact sheets available at exhibition points highlighting key features of the Planning Proposal, the closing date for 

the exhibition and how to make a submission.  

¶ Targeted consultation with relevant public authorities.  

¶ Staff available to answer enquiries. 

A number of supporting documents will be exhibited with the Planning Proposal to assist in understanding the planning 

documents. The supporting documents will include fact sheets and technical studies and supporting documentation. 

A proposed draft list of stakeholders is included below.  

¶ Transport for NSW; 

¶ NSW Department of Climate Change, Energy, the Environment and Water ² Heritage; 

¶ NSW Department of Climate Change, Energy, the Environment and Water ² Licensing and Approvals; 

¶ NSW Department of Climate Change, Energy, the Environment and Water ² South East Biodiversity, Conservation 

and Science; 

¶ NSW Department of Primary Industries ² Agriculture; 

¶ NSW Department of Primary Industries ² Fisheries; 

¶ NSW Environmental Protection Authority; 

¶ NSW Rural Fire Service; 

¶ NSW State Emergency Services; 

¶ Southern NSW Local Health District; and 

¶ Transgrid. 
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1.4 Timeframes  

Key milestones for the planning proposal are set out below: 

Stage Timeframe and/or date 

Consideration by council 21 May 2025 

Council decision 21 May 2025 

Referral of planning proposal to DPHI for a 

Gateway determination 

28 May 2025 (subject to Council resolution) 

Gateway determination 30 July 2025 (based on complex planning 

proposal, 45 days)  

Pre-exhibition 14 weeks (70 days) 

Commencement and completion of public 

exhibition period# 

5 November ² 3 December 2025 (based on 

complex planning proposal, 30 days) 

Consideration of submissions 3 December 2025 ² 30 January 2026 

Post-exhibition review and additional studies 3 December 2025 ² 13 March 2026 

Council decision ² post exhibition  15 April 2026 

Submission to the Department for finalisation 

(where applicable) 

24 April 2026 (subject to Council resolution) 

Gazettal of LEP amendment# 31 July 2026 (based on complex planning 

proposal, 70 days) 
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2.1 Site Location  and Context  

Bega Valley Shire Local Government Area (LGA) is located in the south-eastern corner of NSW, and is located 

centrally between Sydney and Melbourne, being some 5 to 6-hour drive from both locations (refer to Figure 3).  Bega 

CBD is identified as a strategic centre and services its surrounds to provide health, education, government, retail, 

industrial and other important services to the community. Being home to the South East Regional Hospital, the 

University of Wollongong and Bega TAFE, the centre offers a competitive advantage for research and innovation in 

existing agricultural and manufacturing industries. 

 

 

Figure 3 ² Location and context 

 

2  Site Analysis 
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The Bega Urban Release Area (and land to which the Planning Proposal relates) is to the south of the existing Bega 

CBD.  The urban release area covers some 279.4ha and generally consists of three (3) precincts: 

¶ Eastern Precinct (covering 159.4ha) is generally bound by Boundary Road to the north, Tathra Road to the east 

and the Princes Highway to the west and comprises low - lying rural production land which is flood affected to its 

east. There is established detached residential development and the new Bega ² South East Regional Hospital. 

¶ Central Precinct (covering 11.5ha) to the north-west of the eastern precinct is bound by Newton Road to the east, 

East Street to the west and Corkhill Place to the south. This precinct currently contains a combination of light 

industry, commercial and rural residential land uses and has been identified for its development opportunities for 

uses which are complimentary to the regional hospital and light industry. 

¶ Western Precinct (covering 108.5ha) is situated to the west of the Bega River and east of the Princes Highway.  

This precinct is largely undeveloped, with some pockets of large lot residential development and historic rural 

living / industries on large parcels.  

2.2 Existing and surrounding land uses  

The urban release area has predominantly been historically utilised for agricultural practices with evidence of broad 

native vegetation removal and/or modification resulting from extensive clearing and agricultural land use (refer to 

Figure 4).  The urban release area comprises a mix of uses, ranging from industrial, primary production, rural 

landscape, community uses (school, place of worship, cemetery, open space) and large lot / rural residential uses. 
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Figure 4 ² Existing and surrounding land uses 

2.3 Future Context  

The region®s population characteristics are forecast to undergo change. Underlying demand for additional housing is 

based on the NSW population projections. A mix of well-planned infill and greenfield residential development is 

essential for Bega and the broader region. Planning for affordable, quality homes in the right locations also requires 

planning for greater housing diversity to attract and retain younger residents while supporting people who want to stay 

in their local area as they get older. These factors are further extrapolated for those working in healthcare, education 

and other services. Strategic centres like Bega are a logical focus for growth and investment, given it is well serviced 

by utilities, public transport, walking and cycling infrastructure, education, health and community infrastructure, as 

well as shopping, community and commercial services. Housing diversity includes aspects such as lot sizes, the 

number of bedrooms and accessibility for seniors, students or people with a disability. People may need homes of a 

certain size, configuration, accessibility or location ² housing diversity gives more people more options at different 

stages of life. 
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2.4 Land Ownership and Legal Description  

The land to which the planning proposal relates is detailed in Table 1. 

 

Table 1 ² Land to which the planning proposal applies 

Address Lot / DP 

Eastern precinct  

Address Lot / DP 

Tathra Road BEGA PTL Lots 1 & 2 DP 1101354 and PTL 1 DP 1164038 

1360 Tathra Road BEGA Lot 2 DP 524618 

361 Princes Highway BEGA Lot 2431 DP 79375 

Spanish Oaks Drive BEGA PTL Pt 9 DP 1260384 

Western precinct  

Address Lot / DP 

49 Finucanes Lane BEGA Lot 582 DP 833035 

51 Finucanes Lane BEGA Lot 581 DP 833035 

55 Finucanes Lane BEGA Lot 72 DP 812308 

61 Finucanes Lane BEGA Lot 71 DP 812308 

67 Finucanes Lane BEGA Lot 73 DP 812308 

69 Finucanes Lane BEGA Lot 74 DP 812308 

74 Finucanes Lane BEGA Lot 1 DP 124058 

83a Finucanes Lane BEGA Lot 70 DP 878662 and PLT 20 DP 1219302 

83b Finucanes Lane BEGA Lots 6 & 7 DP 986507 

126 Finucanes Lane BEGA Lot 71 DP 878662 

160 Finucanes Lane BEGA Lot 1 DP 78322 

178 Finucanes Lane BEGA PTL 1 DP 195102 

198 Ravenswood Street 

BEGA 

Lot 52 DP 836485 and Part Lots 7, 8 &9 DP  799413 

200 Ravenswood Street 

BEGA 

Lot 51 DP 836485 

55 Applegum Close BEGA Lot 2 DP 613365 

Central precinct  

Address Lot / DP 

99 Boundary Road BEGA Lot 242 DP 750190 

163 Boundary Road BEGA Lots 7005 & 7006 DP 1057325 

Corkhill Place BEGA Lots 2 & 3 DP 1077434 

121 Boundary Road BEGA Lot 240 DP 750190 

133 Boundary Rd BEGA PTL Lot 239 DP 750190 
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2.5 Current zoning and development standards  

The land to which the planning proposal relates is currently zoned a mix of RU1 Primary Production, RU2 Rural 

Landscape, R5 Large Lot Residential and E3 Productivity Support under Bega LEP 2013 (refer to Figure 5).  Within 

the RU1 and RU2 zones, development for the purpose of dwelling houses and dual occupancies are permitted with 

development consent. Within the R5 Large Lot Residential zone, only dwelling houses are permissible with 

development consent. 

The minimum lot size varies from 120ha on RU1 zoned land, to 20ha for RU2 zoned land and between 0.5ha ² 3ha 

on land zoned R5 Large Lot Residential. 

 

Figure 5 ² Extract of existing Zoning Map 

2.6 European Heritage  

The urban release area (and land to which the planning proposal relates) does not include any local or State items of 

environmental heritage or conservation area under Bega LEP 2013. There are three (3) items within proximity to the 

urban release area.  These are: 

¶ Bega Cemetery (Listing No: I657) 

¶ The Old Bega Hospital (Main building and outbuildings) (Item: 009); and 

¶ Warragaburra Homestead (I002). 

The location of the sites is provided within Figure 6. 
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Figure 6 ² Mapped heritage items under Bega LEP 2013 

2.7 Aboriginal Cultural Heritage  

The landscape south of Bega CBD is a culturally significant landscape to the Djirringanj people.  The area includes 

the biggest trading ground in the region and was a prime hunting ground as well. There are very significant ceremonial 

sites in the area.  Preliminary archaeological sensitivity mapping was undertaken by NGH to inform the Bega Structure 

Plan and identify landforms and areas of high, moderate and low archaeological sensitivity and potential constraints 

to future urban development (refer to Figure 7).  The assessment process was primarily a desktop analysis using 

available information including Aboriginal Heritage Information Management System (AHIMS) search results and 

relevant archaeological reports to develop or refine a model of Aboriginal site prediction based on the type of activity 

proposed and the level of disturbance of the area.  Consultation with local Aboriginal community groups was also 

undertaken. 

For the purpose of preliminary sensitivity mapping, heritage constraint categories are defined as: 

¶ Low - Low potential to encounter large and significant sites and therefore minimal impacts anticipated on 

Aboriginal Heritage. At a minimum a visual inspection is required as part of a Due Diligence Assessment. 

¶ Moderate - Moderate potential to encounter large and significant sites. Impacts should be minimised, where 

possible. Further assessment and visual inspection required. 

¶ High - High potential to encounter large and/or significant sites. Avoid if possible. Further assessment and visual 

inspection required. 

As land within the urban release area is redeveloped, visual inspections, ground truthing and additional consultation 

with local Aboriginal community groups with will need to be undertaken to confirm the archaeological potential of land 

within the urban release area. 
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As shown in Figure 7, land within the urban release area (and land to which the planning proposal relates) is 

identified as a mix of moderate and high sensitivity. 

 

 

Figure 7 ² Assessed archaeological sensitivity within the study area (source: NGH, September 2023) 
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Figure 8 - Previous studies located within and in close proximity to the urban release area (source: NGH, 2024) 

2.8 Topography and watercourses  

The general topography of the urban release area and its surrounding area consists of gently rolling hills and flatter 

topography. The landscape is dominated by hill crests and moderate to gentle spurs, slopes and gullies. The urban 

release area is located at the northern extent of the north to south-oriented Black Range, which extends to Merimbula 

in the south. The urban release area comprises a low, gentle north to south-trending ridge with the Bega River flowing 

around and encompassing the urban release area with floodplain elements of the Bega River to the east and west. 

Local relief within the urban release area varies with elevations of 10 - 110 m Australian Height Datum (AHD). 
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Figure 9 ² Topography and water courses (source: NGH, 2023) 
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2.9 Flooding  

There are areas within the urban release area which are impacted by flood planning area on its eastern and western 

extents. 

 

Figure 10 ² Location of watercourses on the site and extent of flooding (source: NGH, 2023) 

2.10 Contamination  

A Preliminary Site Investigation of the broader study area which included the urban release area and land to which 

the planning proposal relates was undertaken by NGH to inform the Bega Structure Plan. Based on a site history 

review, site inspection and review of anecdotal information, the following potential areas of environmental concern 

(Potential AEC) and contaminants of potential concern were identified: 

Potential AEC 1 ² Hazardous Building Materials  

A number of residences and other structures were constructed between the 1940s ² 1980s.  Buildings constructed 

within this period can contain asbestos. Asbestos containing material (ACM) and asbestos fibres have the potential 

to be present within the broader study area and urban release area.  
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Potential AEC 2 ² On and Offsite Contamination from Motor Garages and Service Stations  

Whilst four (4) motor garages and / or service stations were identified within the broader study area, only one service 

station is located within the urban release area (and land to which the planning proposal relates), being the Two Lakes 

Service Station on Tathra Road in 1970 within the eastern precinct.  

Potential contaminants associated with these types of uses include: 

¶ benzene, toluene, ethylbenzene, xylene, ethylbenzene and naphthalene (BTEXN); 

¶ Total Recoverable Hydrocarbons (TRHs); 

¶ Polycyclic Aromatic Hydrocarbons (PAHs); 

¶ Polychlorinated Biphenyls (PCBs); 

¶ Volatile Organic Carbons (VOCs); and 

¶ Heavy metals. 

Potential AEC 3 - Offsite Contamination from the Upgradient Cemetery  

Bega cemetery is situated to the south and upgradient of the eastern precinct.  Potential contaminants associated 

with this use are phenols and heavy metals. 

 

Figure 11 ² Potential areas of environmental concern (source: NGH, 2024) 
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A targeted site walkover was conducted to determine the location and extent of the two on-site motor garages / 

service stations; and the presence / absence of hazardous building materials within developed areas of the urban 

release area.  The targeted walkover concluded the following: 

¶ There were no current motor garages/service stations in the urban release area. 

¶ There did not appear to any sites that contained any hazardous building materials within the urban release area. 

¶ There did not appear be any obvious signs of land contamination warranting further investigation. 

The land to which the planning proposal relates is considered suitable for the proposed uses (or can be made suitable 

for the proposed uses) subject to detailed site investigations. 

2.11 Bushfire  

With the exception of land within the Central Precinct, the land to which the planning proposal relates currently 

comprises bushfire prone land, Category 3 Vegetation.  Vegetation Category 3 is considered to be medium bush fire 

risk vegetation.   

When preparing a planning proposal, Council must consider the suitability of the land for the proposed development, 

as envisaged within the urban release area, with regard to bushfire risk. The proposal must demonstrate that the 

required asset protection zones (i.e. a managed buffer between a bushfire fire hazard and buildings), among other 

matters, can be achieved and that development does not increase the level of bush fire risk to the existing community.   

A strategic bushfire study has been prepared by AEP to support the planning proposal.  The study has determined 

the following asset protection zones (APZs): 

¶ 10/12m for land adjacent to grassland/woodland hazard on a flat slope; and 

¶ 36/42 m for Special Fire Protection Developments (SFPP) such as schools, child care centres, hospitals, 

retirement villages and hotel and the like. 

A detailed discussion on the impact of the planning proposal in relation to bushfire is included in section 8.11. 

 



 22 

 

 

 

Figure 12 ² Bushfire prone land (source: NGH, 2023) 

2.12 Ecological Characteristics and Value  

A desktop assessment of the ecological characteristics and values of a broader study area which included the urban 

release area (and land to which the planning proposal relates) was undertaken by NGH Pty Ltd to inform the Bega 

Structure Plan. The desktop analysis was used to produce preliminary mapping for the broader study area, which 

identified parts of the broader study area that (a) require further investigation to confirm whether vegetation present 

was of high biodiversity value and (b) to identify parts of the broader study area that were suitable for urban 

development. 

The conclusions of the desktop analysis, as it relates to the three (3) precincts within the urban release area, is 

provided in Table 2.  It is noted that this information provides high-level guidance only and will require detailed field 

assessment to verify the data.  In some instances, areas currently classified as a high constraint in terms of vegetation 

may move to a lower category of constraint once validation and ground truthing confirms the condition and extent of 

any threatened ecological communities (TECs) and threatened species habitat.  Likewise, areas currently mapped as 

having no value or not classified, require field validation and ground truthing to gain a more accurate understanding 

of the biodiversity constraints. 






















































































































































































