Environment and Planning - 18 December 2025

ITEM Planning Proposal - Lot 24 DP 1119250 - 4273 Goulburn
Road, Crookwell

FILE REFERENCE 125/363

AUTHOR Development Control Officer

ISSUE

The Planning Proposal received by Council aims to rezone and amend the minimum
lot size of the land being identified as Lot 24 DP 1119250 — 4273 Goulburn Road,
Crookwell.

The proposal if supported, will rezone Lot 24 DP 1119250 from RU1 Primary Production
with a minimum lot size of 40Ha to a mix of R2 Low Density Residential with a minimum
lot size of 800m2, R5 Large Lot Residential with a minimum lot size of 2000m2 and C3
Environmental Management with a minimum lot size of 100ha. This proposal will enable
future residential development to be created under the Upper Lachlan Local
Environmental Plan 2010 (LEP 2010) whilst protecting areas of environmental
significance.

RECOMMENDATION That -

1 Council submit the planning proposal for a gateway determination to amend the
Upper Lachlan Local Environmental Plan 2010 by rezoning Lot 24 DP 1119250
from RU1 Primary Production with a minimum lot size of 40Ha to;

e R2 Low Density Residential with a minimum lot size of 800m2,
e RS Large Lot Residential with a minimum lot size of 2000m2 and
e C3 Environmental Management with a minimum lot size of 100ha.

2 Council request the Department to authorise Council to exercise delegation of
plan making functions in accordance with the Environmental Planning and
Assessment Act 1979.

3 Council delegate authority to the Chief Executive Officer to undertake any
required changes.

4 Council notify the community and government agencies of the proposed
changes to the Local Environmental Plan through the appropriate processes at
the time.

BACKGROUND

Council has previously considered and supported a similar version of a planning
proposal to amend the zoning and lot size for Lot 24 DP 1119250 — 4273 Goulburn
Road, Crookwell. The original proposal was to alter the zone from RU1 — Primary
Production to R2 Low Density Residential and R5 Large Lot Residential with minimum
lots sizes from 800m2 and 2,000m2 respectively for residential purposes.

The original planning proposal received a gateway determination and was publicly
exhibited and referred to relevant government agencies for consideration. In response
to agency feedback, additional independent studies were required. Due to timeframe
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constraints, the proposal was subsequently withdrawn pending completion of these
studies.

The applicant has completed the required studies, resulting in a refined planning
proposal. The updated proposal incorporates a C3 — Environmental Management zone
in addition to the previously proposed R2 Low Density Residential and R5 Large Lot
Residential zones. The amendments also introduces minimum lot size provisions that
align with the intended land uses.

PLANNING PROPOSAL PROCESS

Is should be advised that in accordance with the Local Environmental Plan Making
Guideline, there are six key stages related to the making of an LEP and the processes
are detailed below:

e Stage 1 — Pre-lodgement

e Stage 2 — Planning Proposal

e Stage 3 — Gateway Determination

e Stage 4 — Post - Gateway

e Stage 5 — Public Exhibition and Assessment

e Stage 6 — Finalisation

The current planning proposal is positioned at Stage 2 of the process. The relevant
steps for the process are detailed in Figure 1.

Figure 1: Local Environmental Plan Making Guideline - Stage 2 (source: LEP Making
Guideline, 2023)
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A copy of the Local Environmental Plan Making Guideline — August 2023 can be
obtained by following the link Local Environmental Plan Making Guideline

REPORT

Premise Goulburn, on behalf of the landowner, has submitted a planning proposal
seeking to amend the zoning and minimum lot size provisions for land located to the
east of the existing village. The subject land, identified as Lot 24 DP 1119250, is
currently zoned RU1 Primary Production with a minimum lot size of 40 hectares.

The proposal seeks to rezone the land to a combination of:
« R2 Low Density Residential with a minimum lot size of 800 m?,
« RS5 Large Lot Residential with a minimum lot size of 2,000 m?, and
o C3 Environmental Management with a minimum lot size of 100 hectares.

The following maps detail the location of Crookwell and its surrounds, the area subject
to the proposal, and the existing zoning and minimum lot size maps.

Figure 2: Site Location in context with Crookwell township (Source: IntraMaps 2023)
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Figure 3: Aerial Map Site location in context with Crookwell township (Source:
IntraMaps 2023)

Figure 4: Existing land zone mapping for context only (Source: Council’s IntraMaps
2025)
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Figure 5: Existing lot size mapping for context only (Source: Council’s IntraMaps
2025)

Lot 24 DP 1119250 comprises approximately 32.31 hectares and is currently zoned
RU1 Primary Production, with a minimum lot size of 40 hectares. The site contains an
existing habitable dwelling, with the remaining land utilised for low-intensity agricultural
purposes.

The Council previously considered and adopted amendments to the Local Strategic
Planning Statement, to include the subject land for future expansion of the Crookwell
township. The following resolution was adopted at its meeting of 17 February 2022.

17 February 2022
ITEM 11.2
20/22 AMENDMENTS TO THE LOCAL STRATEGIC PLANNING STATEMENT
1. Council endorse the amendments to the Local Strategic Planning policy.
2. Council put the draft Local Strategic Planning Policy on exhibition for community
input.
3. Council advise the Department of Planning Industry and Environment of the
proposed amendments.

The council previously considered a Planning Proposal for the subject land on the 15
June 2023 with the following resolution being adopted.

15 June 2023

ITEM 11.1

92/23 PLANNING PROPOSAL — 4273 GOULBURN ROAD, CROOKWELL

1. Council submit the planning proposal for a gateway determination to amend the

Upper Lachlan Local Environmental Plan 2010 by rezoning Lot 24 DP 119250
from RU1 Primary Production to part R2 - Low Density Residential and R5 -
Large Lot Residential and reduce the minimum permissible lot size from 40Ha
to part 800m2 and part 2,000m2 respectively.
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2. Council request the Department of Planning Industry and Environment to
authorise Council to exercise delegation of plan making functions in accordance
with the Environmental Planning and Assessment Act 1979.

3. Council delegate authority to the Chief Executive Officer to undertake any
required changes.

4. Council notify the community of the proposed changes to the local
environmental plan through appropriate processes at the time.

Original Planning Proposal

The original planning proposal was to rezone from RU1 Primary Production to R5
Large Lot Residential and R2 Low Density Residential and reduce the minimum lot
size from 40Ha to 2000m2 and 800m?2.

Figure 6: Previously considered Planning Proposal zone and minimum lot size
(Source: Premise, 2023)

Current Planning Proposal

The current planning proposal has been amended in response to comments received
from government agencies. The applicant undertook additional independent studies,
which informed a refinement of the proposal. These amendments include the
introduction of a C3 — Environmental Management zone, in addition to the previously
proposed R2 Low Density Residential and R5 Large Lot Residential zones. The
revised proposal also incorporates updated minimum lot size provisions to ensure
alignment with the intended land uses and zoning outcomes.

Having regard to the proposed zoning, minimum lot size requirements and site
constraints, a conceptual subdivision layout has been prepared indicating that the land
could accommodate approximately 134 residential allotments.
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Figure 7: Planning Proposal to rezone from RU1 to R2 Low Density Residential, R5
Large Lot Residential and C3 Environmental Management zones (Source:
Premise, 2025)

Figure 8: Planning Proposal to incorporate a minimum lot size 2,000m? in the R5
zone, 800m? in the R2 zone and 100Ha in the C3 zone (Source: Premise,
2025)

Ordinary Meeting of Council held on 18 December 2025
Page 7



Environment and Planning
PLANNING PROPOSAL - LOT 24 DP 1119250 - 4273 GOULBURN ROAD,

CROOKWELL cont'd

Figure 9: Concept Subdivision Plan (Premise, 2025)

In support of the planning proposal, the applicant has submitted the following studies /
reports on the NSW Planning Portal;
e Planning proposal; (Attachment 1)
Biodiversity Assessment Report (Attachment 2)
Flood Impact and Risk Assessment (Attachment 3)
Land Use Conflict Risk Assessment (Attachment 4)
Traffic Impact Assessment (Attachment 5 and 6)
Aboriginal Cultural Heritage Due Diligence Assessment (Attachment 7)
Associated Plans (Attachment 8)

The planning proposal was referred to relevant Government agencies for review as
part of the scoping proposal process. Their responses and key information have been
summarised, and Council staff have provided corresponding commentary. Copies of
the Government Agency responses are also included in Attachment 9.
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Department of Climate Change, Energy, the Environment and Water
Comments received: undated

Floodplain Management Comments:
the following items raised in the advice provided by DCCEEW remain outstanding:
Adverse flood impacts:

The FIRA identifies adverse impacts on Grange Road resulting from the
development footprint pushing an existing overland flow path around the
development and the proposal modifying levels on Grange Road. These
impacts are first observed in the 20% Annual Exceedance Probability (AEP)
event and are greater than a 200mm increase. It is likely the adverse impacts
would also be observed in events more frequent than the 20% AEP event and
may result in Council having to address this if it is not mitigated by the
development. The FIRA has also not clarified if this is causing this road to be
inundated for a longer duration in the proposed scenario.

The FIRA identifies that the local access road adjacent to Grange Road is
subject to inundation in all modelled flood events. Internal roadways within the
proposed development area are also inundated in events equal to or rarer than
the 0.2% AEP event. Under the PMF, the associated flood hazard increases to
H5. It is not clear whether the FIRA has assessed the potential for increased
duration of inundation under the proposed scenario or addressed how this
impact will be mitigated.

The FIRA also demonstrates adverse impacts in the property to the east of the
development, occurring in the 1% AEP blockage sensitivity analysis, and all
events exceeding the 1% AEP event.

The FIRA is also unclear if there will be any adverse impacts resulting from loss
of flood storage on flood levels and duration downstream of the model
boundary.

As a result, the proposal is not consistent with the Local Planning Direction 4.1

(3)(b), (3)(@), (4)(b) and (4)(f).

Model validation:

DCCEEWSs previous advice recommended the validation of the planning
proposal model against Council’'s adopted flood model of The Villages of
Crookwell, Gunning, Collector and Taralga Floodplain Risk Management Study
and Draft Plan (Lyall & Associates, 2017) for the catchment. The FIRA has not
addressed this comment.

Emergency response:

The FIRA identifies an isolation time of dwellings of up to 60 minutes during the
PMF. Consultation should be carried out with the NSW SES to ensure the FIRA
outcomes adequately address flood emergency related risks.

Zoning:

The planning proposal has not updated the proposed rezoning to consider the
location of flood planning areas, floodways, flood storage areas and on-site
detention structures. As a result the proposal is not consistent with the Local
Planning Direction 4.1 (2).
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Council Comments:

Flooding

A revised Flood Impact and Risk Assessment prepared by Catchment Simulation
Solutions, dated November 2025 has been submitted by the application and the
following has been extracted from the report.

Overall, the rezoning and development of the land is considered to adhere to the
principles of the Floodplain Development Manual 2005, NSW Government’'s Flood
Prone Land Policy, and Considering Flooding in Land Use Planning Guideline 2021. It
also demonstrates compliance with the Upper Lachlan Shire Local Environment Plan
2010 and Upper Lachlan Shire Development Control Plan 2010. All specific guidance
provided by the Department of Planning and Environment and Upper Lachlan Shire
Council has also been addressed, which includes Ministerial Direction 4.1.

Access is now proposed from Goulburn Road rather than Grange Road, as this route
does not exceed the H1 hazard category in any flood event and therefore provides
safe access and egress to Crookwell at all times. Refer to Council’'s commentary within
the Transport for NSW section of this report.

Biodiversity Comments:

The design needs to be reconfigured such that this stand of trees is protected from
both direct and indirect impacts. An increase in avoided land containing the CEEC will
also reduce the credit liability likely to be generated by the project. Beyond the
vegetation mapping presented, several entities were not surveyed for in accordance
with the Biodiversity Assessment Methodology (as noted by the Biodiversity
Assessment Report). CPHR strongly recommends survey be carried out when the
Biodiversity Development Assessment Report is being compiled.

CPHR acknowledges and supports the use of Conservation zoning for the ephemeral
wetland in the centre of the property. However a Conservation zoning alone is not
sufficient to ensure the protection of the area into the future, as activities that would
damage the vegetation such as Intensive Agriculture are still allowed in areas zoned
C4. The Proposal should include information about how and by whom avoided areas
will be protected and managed into the future. An example of this is using a Vegetation
Management Plan (VMP) secured by a section 88b instrument to ensure the continuing
protection of any avoided areas from ongoing impacts of proposed future development
following the Planning Proposal.

Council Comments:

Biodiversity

The applicant has submitted an amended Biodiversity Assessment Report (BAM Stage
1) that was prepared by Ecology Consulting dated 27 November 2025. The following
information has been extracted from the Report;

Following comments from CPHR, consultation with the division and consultation with
the client, the latest proposal went through additional redesigns to ameliorate ongoing
concerns. This latest redesign has scaled back the proposed development area and
extended the areas zoned for C3 Environmental Management into areas likely at risk
of flooding (Figure 5). This additional area included within C3 Environmental
Management extension includes a total area 0.31 ha (97.4%) of CEEC remnant
woodland to be retained and an additional area of 5.69 ha (29.7%) of CEEC derived
native grassland to be retained. These latest plans included 3.96 ha (98.2%) of high-
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quality ephemeral wetland and 0.71 ha (94.4%) moderate-quality ephemeral wetland
within the C3 Environmental Management.

The long-term protection, management and improvement of this C3 Environmental
Management area is recommended to be secured through a covenant to ensure
ecological conservation through land use prohibitions and implementation of a VMP
(Section 6.1.1).

Additional redesign measures include an area within proposed Lots 201 — 212 which
has been set aside as a vegetation buffer and land use buffer between proposed
residential development and the adjacent eastern lot through Land Use Conflict Risk
Assessment (LUCRA). The implementation and long-term management of the
vegetation buffer will be secured through a covenant on each applicable lot. This
covenant will restrict the location of development footprints, require specific plantings
within the buffer, and ensure ongoing weed management.

An addendum was completed as part of the Biodiversity Assessment Report that
states:

1.3.1 Rezoning of Lot 239 to C3 Environmental Management

The proposed rezoning of Lot 239 to C3 Environmental Management, will limit impacts
to up to 2,000 m2 or derived native vegetation grassland associated with a hydro line
within the development footprint.

This reduced impact area includes the proposed retention of PCT 3338 with an absent
canopy but derived native grassland found across much of the site, consistent with the
CEEC and SAll entity Werriwa Tablelands Cool Temperate Grassy Woodland in the
South Eastern Highlands and South East Corner Bioregions.

Furthermore, the inclusion of this Lot within the C3 Environmental Management will
thus extend all proposed avoid and minimise strategies outlined within BAM Stage 1
Section 6.1.1 to Lot 239. This includes application of Section 88B instruments and
Vegetation Management Plan (VMP) controls for the long-term protection of the
sensitive areas of biodiversity.

1.3.2 Revision of the site-specific Draft Vegetation Management Plan

The site-specific Draft VMP (Ecology Consulting, 2025) will be updated to include the
updated Lot zoning and proposed use to ensure that the ongoing management of
biodiverse areas maintains their ecological value. Therefore, the entirety of Lot 216 will
be included within VMP management Zone 4, Goulburn Road access area. The final
proposed area and lot use of Lot 216 can be seen in Figure 2.

All management actions, including weed management, will be undertaken within Lot
216.

Furthermore, on Draft VMP revision, additional measures will be considered within this
zone, including additional plantings of suitable species in alignment with PCT’s
recorded within the site.
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Transport for NSW
Comments received: 22 July 2025

TINSW has reviewed the information submitted and provides the following comments
in relation to the intersection of Goulburn Road and Grange Road:

e While the TIA highlights that the intersection of Goulburn Road and Grange
Road has the capacity to accommodate the traffic generated by the proposed
rezoning, TfNSW has concerns with the existing configuration of the
intersection.

e The current layout of the intersection is not intuitive to driver behaviours and
does not appear to comply with appropriate road geometry standards.

e Noting that this proposal will create significant additional traffic at this
intersection, TINSW considers it should be upgraded to Austroads standards,
at a minimum.

Note:

Strategic designs need to be provided for the intersection of Goulburn Road and
Grange Road to demonstrate a compliant design can be constructed with the
road reserve. For guidance on the strategic design requirements for DAs, refer
to this link.

e TfNSW considers the intersection treatment needs to be reviewed as part of the
Planning Proposal to ensure appropriate infrastructure is in place prior to the
occupation of any future residential development on Lot 24 DP 1119250.

Council comment:

In response to issues raised by DCCEEW and the NSW SES, the subdivision concept
has been revised, including relocation of the primary access to Goulburn Road. The
updated layout does not materially change the anticipated traffic generation,
distribution or operational characteristics previously assessed in the Traffic Impact
Assessment (TIA). The scale, nature and function of the proposal remain consistent
with the original submission, and the earlier conclusions regarding intersection
performance, compliance with speed-zone requirements and the safe operation of the
access therefore remain valid.

Any minor refinements required as part of the detailed design can be addressed at the
development application stage in consultation with Transport for NSW. Should a
Gateway determination be issued, the proponent will be required to update the current
TIA to reflect the revised access arrangements.

Department of Primary Industries and Regional Development
Comments received 6 August 2025

The Department has reviewed the Land Use Conflict Risk Assessment Report
(LUCRA) (dated May 2025), prepared by Premise. It is noted that the proposal has
been amended to include the addition of a C3 Environmental Management zone in the
centre of the site with 100ha minimum lot size. It is also noted that the LUCRA
comprehensively identified and assessed key land use conflict risks. However, the
mitigation strategies proposed were inadequate, with the report stating that such
strategies should be developed as part of any ensuing development application.
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Council comment:

As part of the Biodiversity Assessment Report (BAM Stage 1) that was prepared by
Ecology Consulting dated 27 November 2025, vegetation buffers have been included
and states;

Additional redesign measures include an area within proposed Lots 201 — 212 which
has been set aside as a vegetation buffer and land use buffer between proposed
residential development and the adjacent eastern lot through Land Use Conflict Risk
Assessment (LUCRA). The implementation and long-term management of the
vegetation buffer will be secured through a covenant on each applicable lot. This
covenant will restrict the location of development footprints, require specific plantings
within the buffer, and ensure ongoing weed management.

Council acknowledges that appropriate mitigation measures are required and will be
revised in conjunction with the Department of Primary Industries and Regional
Development with any future development application.

State Emergency Services
Comments received 24 July 2025

In summary, we:

e Recommend demonstrating consideration of the proposed development
against the flood and isolation risks, and any increased requirement for
government spending on emergency management services, flood mitigation
and emergency response measures in accordance with the Ministerial
Directions and current 2023 NSW Government’s Flood Prone Land Policy.

e Suggest the site is considered as a greenfield area and not infill as proposed
in the key actions: Urban Land - Provide new space to grow around existing
villages and towns and provide for infill opportunities.3

e Recommend considering the impacts of flooding on the site’s access/egress
roads, including any new proposed roads and the broader road network, as part
of the risk assessment. Mapping indicates the only access road is flooded in
relatively frequent flood events starting at 63.2% AEP resulting in isolation of all
lots. Site design should avoid the entry or exit through floodwaters and as far as
practical permit for continuous rising road access for the development.

e Recommend considering road resilience to flooding and internal roads design
to allow rising road access for the development to prevent isolation and
associated secondary risks, where feasible. We note that the internal roadway
will cross a watercourse at one location and require culverts to convey flow
under the roadway.

e Support the proposal to zone significant areas around the watercourses to C3
Environmental Management as this will establish and protect areas of
environmental value associated with lands contained within the waterways and
may provide resilience to natural hazards including flooding.

¢ Recommend considering the impacts of climate change. It is estimated that the
actual probability of a 1 in 100 AEP for the Crookwell catchment area is
approximately a 1 in 44 AEP event for the current 2025 scenario4. For the
proposed development site, this could result in more frequent inundation and/or
isolation than what is currently expected based on previous modelling.
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Council Comment:

A revised Flood Impact and Risk Assessment prepared by Catchment Simulation
Solutions, dated November 2025 has been submitted by the application and the
following has been extracted from the report;

Overall, the rezoning and development of the land is considered to adhere to the
principles of the Floodplain Development Manual 2005, NSW Government’'s Flood
Prone Land Policy, and Considering Flooding in Land Use Planning Guideline 2021. It
also demonstrates compliance with the Upper Lachlan Shire Local Environment Plan
2010 and Upper Lachlan Shire Development Control Plan 2010. All specific guidance
provided by the Department of Planning and Environment and Upper Lachlan Shire
Council has also been addressed, which includes Ministerial Direction 4.1.

Department of Planning, Housing and Infrastructure
Comments received 16 July 2025

The Department as adjoining landowner has reviewed the planning proposal in
accordance with the principles of Crown land management (s.1.4 Crown Lands
Management Act 2016) and offers no objections to the proposal.

Council comment:
No objection received

NSW Department of Education
Comments received 25 June 2025

The NSW Department of Education, as the Regulatory Authority for Early Childhood
Education and Care Services, is responsible for assessing Development Applications
(DAs) that propose to operate education and care services. Our concurrence is only
required in limited circumstances, as outlined in the State Environment Planning Policy
(Transport and Infrastructure) 2021 (“the SEPP”).

| would like to clarify that the scoping proposal you have provided does not require our
concurrence.

Council comment:
No objection received

Conclusion

Council has previously considered and supported a similar version of the planning
proposal to amend the land use zone and minimum lot size for Lot 24 DP 1119250,
located at 4273 Goulburn Road, Crookwell. During the consultation phase, additional
information was requested to address concerns raised by several Government
agencies. As a result, the original Planning Proposal was withdrawn and subsequently
resubmitted in a refined form to respond to those issues.

It is considered that the submitted Planning Proposal is consistent with the Local
Strategic Planning Statement, the Draft South East and Tablelands Regional Plan
2041, The Tablelands Regional Community Strategic Plan 2016-2036, the relevant
Ministerial Directions and the Draft Upper Lachlan Housing Strategy that is currently
on exhibition.
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POLICY IMPACT

The Planning Proposal will amend the ULLEP 2010 by changing the zone and
minimum lot size provisions of the locality within the Crookwell community.

The public exhibition of the planning proposal will be completed in accordance with the
Gateway Determination if received and Council’'s Community Participation Plan.

OPTIONS

The Council may:

° Support the planning proposal as submitted.

° Reject the planning proposal as submitted. If this option is adopted reasoning
will be required to be provided to the applicant.

FINANCIAL IMPACT OF RECOMMENDATIONS

Nil

RECOMMENDATION That -

1 Council submit the planning proposal for a gateway determination to amend the
Upper Lachlan Local Environmental Plan 2010 by rezoning Lot 24 DP 1119250
from RU1 Primary Production with a minimum lot size of 40Ha to;

¢ R2 Low Density Residential with a minimum lot size of 800m2,
¢ R5 Large Lot Residential with a minimum lot size of 2000m2 and
e (C3 Environmental Management with a minimum lot size of 100ha.

2 Council request the Department to authorise Council to exercise delegation of
plan making functions in accordance with the Environmental Planning and
Assessment Act 1979.

3 Council delegate authority to the Chief Executive Officer to undertake any
required changes.

Council notify the community and government agencies of the proposed changes to
the Local Environmental Plan through the appropriate processes at the time.
ATTACHMENTS

1. | Attachment 1 Planning Proposal Appendix
2. | Attachment 2 Biodiversity Assessment Report Appendix
3. | Attachment 3 Flood Impact & Risk Assessment Appendix
4. | Attachment 4 Land Use Conflict Risk Assessment Appendix
5. | Attachment 5 Traffic Impact Assessment Appendix
6. | Attachment 6 Additional Traffic Assessment Report Appendix
7. | Attachment 7 Aboriginal and Historical Cultural Heritage Due Appendix
Diligence Assessment
8. | Attachment 8 Associated Plan Appendix
9. | Attachment 9 Government Agency Responses Appendix
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