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Wollondilly

Shire Council

GR3 Attachments

Amended proposed plan
Response to Heritage concerns raised at December 2017 Council meeting
Response to questions raised at Community Forum

Monday 19 February 2018

GR3 — Development Application No. 010.2011.00000568.002 —
Modification of Consent — 294-296 Pheasants Nest Road,
Pheasants Nest
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PICTON NSW 2571 f

Dear Sir/Madam, -

Re: Development Application No. 010.2011.00000568.002
Modification of Consent — 294 to 296 Pheasants Nest Rd, Pheasants Nest.

At the Council Meeting held on the 11th December 2017, it was requested that the applicant provide
additional information and documentation to address Wollondilly Local Environmental Plan (WLEP) 2011
Clause 5.10 and in particular the potential impacts of the proposed development upon the locally listed
heritage Item 1128 “Farm Cottage” under Schedule 5, located at 290 Pheasant Nest Road and commonly
referred to as “Narringa” homestead. Information is regards to how we, the current owner and applicant,
intend to use and maintain the asset. This letter is written to clarify our position on these matters.

Itis noted by Council that the correct address should be noted as 290 Pheasants Nest Road, rather than 280
Pheasants Nest Road, as identified in the WLEP 2011.

The NSW Office of Environment and Heritage listing provides the following Statement of Significance:

290 Pheasant's Nest Road has local significance as a good and highly atypical example of a late 19th
century farm dwelling. The building does not follow the usual form of picturesque Georgian Revival
cottages commonly seen in the area, but rather, has the form of a town cottage or small school house.
The use of facebrick and sandstone detailing suggests the original occupant was reasonably
prosperous and hints at some possible government involvement.”

Respanse:

The proposed development will be |ocated approximately 125m south of the heritage listed dwelling. No
changes are proposed to the dwelling and will therefore have no impact on the building fabric and form. A
landscape buffer surrounding the grounds of the dwelling is proposed to reinforce an informal property
boundary and reduce any visual impact of the proposal on the dwelling. Refer Figure 1 and attached plan.

Pirovic Enterprises Pty Litd trading as Pirovic Family Farms ABN 64 002 857 338
192 Sixth Avenue, Llandilo, NSW 2747 T 02 4777 4176 F 02 4777 4871 www.pirovic.com.au
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Figure 1: Location of dwelling and proposed development and landscape buffer

Pirovic Investments Pty Ltd purchased the property in March 2014. When we acquired the property it was
quite run down. The house itself was structurally and cosmetically sound, however the surrounding grounds,
gardens and fences etc. were in poor condition and overgrown.

Since March 2014, considerable time and money has been spent removing and restoring the overgrown
garden and removing the abandoned cars and refuge that had been left by previous owners. Pre-existing
access driveways have been re-established and upgraded with new gravel. The old fencing has been replaced
with similar and same material i.e. chicken wire mesh and single strand barbed wire on top at 1.2m High has

been installed which reinforces the curtilage of the homestead and serves to isolate and protect it from the
working area of the farm. Refer Figure 2.

Figure 2: New Fence — Front Boundary

15
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Further, since acquiring the property we have had our Farm Manager reside in the “Narringa” homestead.
This has assisted greatly in the process of continuing to improve and maintain the property. it is our intention
to continue to have our Pheasants Nest Farm Manager residing in “Narringa” and the maintenance and
upkeep of the gardens and home will be maintained in good working order, which will help preserve the
asset well into the future.

In accordance with Development Consent 010.2011.00000568.001 (dated 12 February 2012) Condition #12
we intend to extend the landscaping buffer to the entire perimeter of the consolidated lots (see attached
plan showing proposed extent of landscaping buffer). This would be accepted as a condition of the modified
consent.

Further to this, to preserve and clearly delineate the “Narringa” homestead from the farm activities, the
proposed landscape buffer is proposed to surround the grounds of the dwelling which will reduce the visual
impact of the proposal (refer Figure 1 and attached plan).

The proposed use of “Narringa” homestead along with the landscape buffer will complement the rural
farming activities not hinder them. The homestead itself is ideally located to take advantage of this.

We respect and admire heritage conservation of periodic assets such as “Narringa” homestead and are proud
to own the asset. The time, effort and money we have already committed to the restoration and preservation
of the asset is a testament to this. The fact that our Farm Manager currently and will into the future reside
in the homestead will ensure not only the homestead itself, but also the grounds, gardens, fencing, will be
maintained into the future. The provision of the landscape buffer will clearly delineate the asset from the
rest of the farming activities.

We trust the above adequately addresses Councils concerns regarding potential impact on the heritage
significance of the “Narringa” homestead as well as its proposed use into the future.

Yours sincerely

FRANKO PIROVIC
Managing Director
Pirovic Investments Pty Ltd
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From: - ) _

Sent: Wednesday, 31 January 2018 4:55 PM

To:

Subject: Proposed development 294-296 Pheasants Nest Rd Pheasants Nest
Importance: High

Chris Stewart

Director Planning

E: Chris.Stewart@wollondilly.nsw.gov.au
P: 0246779559

From: Michael Buckley [mailto:Michael.Buckley@wollondilly.nsw.gov.au]

Sent: Thursday, 18 January 2018 3:18 PM

To: llondilly Shire Council

Cc: Luke Johnson; Robyn Cooper; lan Dencker; Chris Stewart
Subject: RE: Proposed development 294-296 Pheasants Nest Rd Pheasants Nest
Importance: High

Dear Mr. Meuleman.
| will provide comment to your questions provided below;

We received a letter dated 15 May 2017 on the 20/6/2017 which has raised immediate concern for us. Firstly
because we received the letter 20 days after we could raise our concerns. How does this happen?

Then on Wednesday the 29/11/17 we receive a letter regarding a public forum being held on the 4 December 2017
only leaving two days to put our questions forward, this in itself is ridiculous that a letter can’t go out to the
residents to give them a fair opportunity to discuss and put forward their concerns.

I have simplified the issues we have with this and also the surrounding residents, but our questions are as follows:
* we have a son with respiratory issues, how will the dust and pollutants affect him?

*air born contaminates and pollutants will affect our drinking water as Pheasants nest residents are on tank water,
why are we allowed to drink contaminated tank water but the chickens aren’t. How if this fair?

A: You would know that the original DA was considered by Council at its meeting back on 20 February 2012 to
extend three (3) poultry Sheds & erect seven (7) poultry sheds on the subject site. Consideration would have been
given by Council of the potential water contamination and thus granted a conditional approval.

*we have a swimming pool, phosphates cause a major problem with the clarity and quality of a pool, not to mention
the ongoing expense for us to continually correct this problem.

A: if there is visible examples of this problem leading to your pool, please provide this to enable Council to
effectively inspect this matter and report back to Council to enable appropriate action back to the owner of the
subject site.

Furthermore, the development assessment prepared for Council’s 2018 February meeting is conditional with
matters such as ‘drainage/stormwater’, ‘earth dams’, ‘erosion & sediment control’, ‘earth fill’, ‘inspections’, ‘waste
and odour management forming part of the recommended approval.

*in the small amount of information we received, it states that the sheds are being relocated. There are currently
three sheds and now it is to be seven more sheds. Where are they being relocated from? Clearly not from the
property.

A: The description of ‘relocated’ is used by the applicant based on the Council approval for the 7 sheds original
location, and details that they are intended to be repositioned to another location. This has been indicated on plans.

1
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*in the letter we received there is no mention of the type of poultry to be housed there; cage, free range, barn,
broiler etc

A: From the original approval, and this will continue with the amendments ..... the sheds are barn style with the
birds being kept indoors but not in cages. The birds are provided with a scratch area, roosting area and nesting
boxes. The farm is for Egg Production.

*the drawing we were sent is wrong! It states that "existing structures are shown in light grey", yet these sheds do
not exist here at all, they are actually the proposed structure

A: the plans show in light grey what has been approved, and their location compared to what is being modified.
*under section 961a: sheds must blend into the existing environment. What does that even mean?

A: No bright orange sheds, but more earthy colours to blend in with any residential structures.

* how many birds are allowed in the current sheds?

A: Approximately 15,000 per shed. approved are 43,000 birds & after commissioning the proposed 7 sheds (if
approved in their new location), the farm will hold 162,000 birds.

*how many birds will be in the new sheds?

A: 15,000 birds in each shed, and will depend on the placement of birds and commencement of the cycle.

*is there a traffic management plan or a vehicle impact study. How may truck movements will there be daily?

The traffic generation was considered reasonable by Council Engineers as part of the original DA to Council. It is
noted that there is no change to the number of sheds proposed. The following condition is recommend as part of
the proposed approval....

A “Traffic Management Plan” that details suitable safety measures that will be implemented whenever work is being
undertaken in the public road reserve shall be submitted to Principal Certifying Authority. The safety precautions are
to be in accordance with the requirements of the RTA’s “Traffic Control at Work Sites” manual. The plan is to be
prepared and endorsed by a person with current RTA certification and provided to the Principal Certifying Authority
before the issue of a Construction Certificate for development.

* has there been an air, noise and water impact study?

A: YES — Bentbow Environmental — Noise & Air — Parson Brinckerhoff — Odour.

*what chemicals and pesticides do they intend to use?

A: The Bentbow report indicates that’s chemicals (?) are stored in accordance with safety data sheets by trained
staff. A Condition is to be recommended,;

“Prior to the release of any Occupation Certificate the applicant shall provide the Principal Certifying Authority with a
plan of management for any proposed agricultural chemicals to be used on the site. Only chemicals listed on this
plan and approved by the Principal Certifying Authority may be used on the site unless Council subsequently approves
an amended plan of management in which case only chemicals on the most recent amended plan may be used.”
*what happens with the daily waste, eg dead birds

A: Dead birds are frozen onsite and stored for collection. Waste removal is conditioned.

*the state of our roads is another major concern as the roads are narrow and generally in poor condition. With the
extra traffic, in particular trucks, this will only make the roads worse and more dangerous for the residents. Council
already struggle to maintain the roads to a safe standard

A: It has been considered that the traffic increase is acceptable based on deliveries and pickups. Notwithstanding,
the following condition is recommended on the approval;

“The developer shall upgrade and bitumen seal the unsealed sections of the access road from Pheasants Nest Road
to the existing dwelling and garage/shed, including staff parking & turning area prior to the occupation of any new
sheds. The developer shall also restore and bitumen seal the sections of sealed road in disrepair prior to the
occupation of any new sheds. Details of this shall be shown on the plan for approval by the PCA prior to the issue of
Construction Certificate”.

* it was bad enough having fleets of trucks carting thousands of tonnes of material on to this property as we , along
with majority of other residents were being run off the road then. What would it be like with permanent truck
activity?

A: noted, refer above. Condition recommended:

“Engineer’s Certification shall be provided to the Principal Certifying Authority for all civil works carried out within the
private property prior to any occupation of the development or the issue of any Occupation Certificate.”

*why did council approve for so much material to be carted and stockpiled

and why wasn’t the residents notified?

A: the modification is partially to do with the impractical earthworks proposed in the original DA.

*js it a fact that it was contaminated with asbestos?
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A: There is no evidence of this.
* Was the soil been tested and validated prior to being carted from who knows where to 294-296 Pheasants Nest Rd

Pheasants Nest?

The original DA had progressed to a point where a Construction Certificate had been issued that signs off all the DA
conditions of approval (2012 DA). A condition will appear on any approval as below;

“Only fill characterised as VENM or ENM under the guidelines of the NSW Environmental Protection Authority may
be used in this development. Copies of validation reports for all fill used shall be retained and presented to Council on
request.”

*the heavy vehicle activity has already scared off and killed off a large number of wallabies that we once saw on a
daily basis on this property

A: noted. This would include vehicles.

* on several occasions over the past five years we have seen a number of echidnas on the property, including two
rare albino echidnas, which we have been lucky enough to have photographed on occasion. What will happen to
them?

A: Out of Council’s control. Hopefully, the local traffic and those incoming for the poultry farm will take more care.
*How does the application comply with the Wollondilly Shire Council Primary agricultural and Rural uses
Development Control Plan, such as but not limited to:

The minimum setback/separation distances? These don’t meet the requirements on the plan supplied by council.
Sites with a slope greater than 3-4% must not be used for intensive livestock agriculture. How does this site comply?
A: Complies:

The poultry farm is a permissible use under WLEP 2011.

The DA - separation between new sheds minimum 117.9m (DCP 50m) & boundary setback >50 m (DCP 50m) —
separation from a dwelling on neighbouring land — approx.. 240 m (DCP 150m)

Separation from residential zones — Your site is zoned RU1 — Primary Production (is not a residential zone). The
minimum setback from the western boundary is 136 metres and maximum of 203.9 metres.

The slope has been considered reasonable by Council on the original application.

*Odour is another massive impact to the residents, how is this controlled and monitored? What are the odour
monitoring frequency rate? Does council or the EPA do this?

A: Odour modelling was carried out by Parsons Brinckerhoff for the original 7 sheds and found acceptable. To
improve odour impact, a condition is recommended requiring all boundaries of the subject site to be landscaped,
except for within 10 metres of the vehicle access point.

Conditions -

“A 15 metre wide mulched landscaping strip consisting of 1 tree, 2 shrubs and 1 ground cover per 5m2 of area. This
strip shall be located between 5m and 40m from the property boundaries.”

“Within six months of the commencement of use of the subject sheds odour monitoring shall be undertaken during a
week in which the birds are at maximum size. If this monitoring finds that the post development odour level at any
dwelling is higher than 5 OU and is also higher than the predevelopment odour level, a plan of odour management
shall be prepared to the satisfaction of Council and implemented within twelve (12) months.”

* Is there a testing regime for water leaving the sediment ponds making it way to the nearby water course? What is
the testing frequency rate? Does council or the EPA do this?

A: recommended condition

“Stormwater runoff from the site for storm events up to the 1 year ARI are to be treated to the water quality
standards as identified in the “Australian Runoff Quality — A guide to Water Sensitive Urban Design” published by
Engineers Australia. Litter and sediment pollution is to be treated to Upper Nepean River Catchment Management
Plan 1999 standards. Evidence that the proposed stormwater treatment system will achieve these guidelines is to be
provided prior to the issue of the Construction Certificate.”

There other conditions for the earth dams and erosion & sediment controls.

Mr Meuleman, | Hope the above comments are satisfactory.

Michael Buckley
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Wollondilly

Shire Council

GR4 Attachments

Plan of subdivision
Alternative concept plan
Flooding maps

Monday 19 February 2018

GR4 — Development Application No. 010.2016.00000014.001 —
Four Lot Subdivision — 78 Taylors Road & 61 St Helliers
Road, Silverdale
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Wollondilly

Shire Council

GR5 Attachments

Public Exhibition Notice from Department of Planning & Environment
Wilton North West Draft Precinct Plan

Wilton North West Draft SEPP Maps

Wilton North West Draft Indicative Layout Plan

SEPP Explanation of Intended Effect

Council Submission to North West Precinct

Monday 19 February 2018

GR5 — Public Exhibition of Wilton (North West Precinct)
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PROP. No.
29 November 2017 0 & DEC 2017

AUTH.No.  (1)es Folitonie

ASSIGNED TO:_yrroudecy C

Dear Sir/ Madam

Have your say on the draft Plan for Wilton North

Plans for a vibrant new bushland community in Wilton North, with a new school, thousands
of new local jobs, a local centre and lakeside community hub.

We have worked with the proponent (Bradcorp), Wollondilly Shire Council, Transport for NSW and
state agencies on the plans for the Wilton North Precinct. We are now inviting your feedback on
the draft Plan and supporting studies.

Wilton North Draft Precinct Plan

We have released a draft Plan for the Wilton North Precinct. The Draft Precinct Plan is a detailed
guide for development in the precinct. The Draft Plan provides the opportunity to add to the

pipeline of new homes needed for a growing Greater Sydney, and also create around 5.500 new
local jobs.

A local centre is proposed in the north of the precinct and will include a new primary school and
open space. A new K-12 private Anglican school will be located in the south of the precinct, as well
as open space and services that growing communities need.

|
WOLLONDILLY SHIRE COUNCIL ‘
A lakeside activity hub is proposed in the south of the precinct, providing an attractive focus and
meeting place for the local community.

Community drop - in sessions

Drop in and ask us your questions about these plans for Wilton North. Our planners will be
available on the following dates to answer your questions and outline the next steps in the planning
process:

« Saturday 3 February from 11am to 2pm at the Wollondilly shire hall, 62—-64
Menangle Street, Picton.

* Wednesday 7 February from 4pm to 7pm at the Wilton public school, 11
Greenbridge Dr, Wilton.

Please note that you can drop in at any stage and that there is no formal presentation.

Housing Land Release GPO Box 39 Sydney NSW 2001
Phone: 1300 305 695
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G.Nsw Environment

Planning &

Have your say

We welcome your feedback on these plans for the future of Wilton North, with submissions
open until Sunday 18 February.

You can make a submission on the plan:

¢ Online at planning.nsw.gov.au/wiltonnorth
¢ By mail to GPO Box 39, Sydney, NSW 2001 if you do not have internet access

Once we receive your feedback, we will finalise the Precinct Plan for Wilton North.

Further Information
The flyer included with this letter provides further information about this draft Plan.

You can find copies of the supporting documents at:

e planning.nsw.gov.au/wiltonnorth
e Wollondilly Shire Council: Frank McKay Building, 62-64 Menangle Street, Picton
e Wollondilly Library, 42 Menangle Street, Picton

Yours sincerely

Fa

frive  (obome—o

Bruce Colman
Director
Land Release

Housing Land Release GPO Box 38 Sydney NSW 2001
Phone: 1300 305 695
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About the Wilton North Precinct

Enhanced by surrounding bushland, creeks and rivers, the area has the
potential to provide new homes for the growing community in Wilton.
Development in the precinct will be supported by a network of open space,
retail, new schools and a variety of community facilities. The potential for
5,500 ongoing local jobs, and temporary construction jobs, will support

the growth of Wilton.

We have worked with Bradcorp (the
applicant), Wollondilly Shire Council,
Transport for NSW and other State agencies
to plan for the Wilton North Precinct.

The Precinct is an 870-hectare area in
Sydney'’s south west within the Wollondilly
Shire local government area, in the Wilton
Growth Area, (Figure 1). It is located north
west of the existing Wilton Village and
Bingara Gorge precinct and has access to
the Hume Highway.

The Wilton Growth Area will provide new
homes, 15,000 new jobs and associated
infrastructure over the next 20 years.
Wilton North is a major precinct within
the Growth Area. A major town centre is
also proposed within the Growth Area in
a separate precinct. A proposed lakeside
activity area and neighbourhood centre
within Wilton North will provide local
services and amenities and complement
the major town centre.

The precinctis currently zoned for rural
purposes under the Wollondilly Local
Environmental Plan 2011 (Wollondilly

LEP), and is now proposed for urban
development. This document describes
what the precinct could be like in the future.
It also explains how people can get involved
and provide feedback on the proposed
precinct plan.
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About the draft precinct plan

We have worked with the proponent to prepare

the draft precinct plan which has been refined in
consultation with Wollondilly Council and State
agencies. It provides guidance for development within
the precinct. Other specialist studies, including water
studies, Aboriginal and heritage studies and biodiversity
assessments, may result in revisions to the plan. The
map, shown opposite, outlines the proposed land uses
for the precinct.

The draft Precinct Plan is a detailed plan for the precinct
and has been guided by the Interim Wilton Land Use
and Infrastructure Implementation Plan. The Indicative
Layout Plan (ILP) will be refined as further information and
community feedback is received.

The draft plan is now on public exhibition, and we
welcome your feedback. To view the documents
and make a submission, visit planning.nsw.gov.au/
wiltonnorth.

Wilton North Precinct: Draft Precinct Plan
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A new approach to rezoning

We are exploring a new approach to rezoning for the Wilton North Precinct under the State Environmental Planning
Policy (Sydney Region Growth Centres) 2006 (Growth Centres SEPP).

A proposed flexible urban development zone would apply to all land within the precinct, which is suitable for
development. A flexible boundary clause will allow for some variation of the urban development zone boundary in
specific locations after the rezoning. This approach to rezoning would allow appropriate areas to be rezoned before
final details of the neighbourhood layout and the final boundary of the conservation area are determined.

Future development within the urban development zone would need to be generally in accordance with the
Wilton North Precinct Plan and the Wilton Land Use and Infrastructure Implementation Plan (LUIIP). All proposals
for development would be subject to the issue of a site verification certificate by the Department of Planning

and Environment.

Key Considerations

Housing

The precinct has the potential to accommodate 5,600
new homes for Wilton's growing community over the
next 20 years. The proposed number of homes will
match the capacity of the infrastructure that is planned for
the area. Homes will be built in stages to align with the
delivery of new infrastructure. The precinct will deliver a
mix of housing types, with detached housing expected
to make up the majority of homes, with opportunities for
medium density housing adjacent to the lakeside activity
area and local centre. The demand for smaller lots, semi-
detached, terrace homes and townhouses is expected
to grow over time as Wilton New Town becomes
established.

Affordable housing

Homes in Wilton North on smaller lots will provide
home buyers with more housing choice. The NSW
Government's District Plans propose that affordable
rental housing be provided in all parts of Sydney. We
will work with Wollondilly Shire Council to prepare a
Growth Centres Development Control Plan (DCP) for the
Wilton Growth Area. The DCP can include requirements
for the developer to provide a proportion of homes

to community housing providers for affordable rental
housing. We will work with Council and the landowner to
identify how this requirement will be applied in practice.

Wilton North Precinct: Draft Precinct Plan

Transport

A bus route will run south-north through the precinct.
Walking and off-road cycling paths will encourage active
travel and these links will allow the community to use
open space and other facilities on each side of Wilton.

Development in the Wilton North Precinct will
require upgrades to the Picton Road and Hume
Highway Junction. New transport infrastructure
or upgrades include:

* New entry and exit ramps connected
to the Hume Motorway to cater for local traffic

* |nitial upgrade of the Picton Road and Hume
Highway interchange to facilitate through traffic
and heavy vehicles

The complete road network and public transport
infrastructure for both the Wilton North Precinct and
the wider Wilton Growth Area will develop over time to
cater for the increased population in Wilton. Planning
for future rail and road infrastructure includes the
preservation of the Maldon-Dombarton rail corridor
and the investigation of a future road connection to
Menangle Road and the main southern railway line.

37
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Employment

A local centre in the north of the precinct will provide
residents with access to local services, including local
shops, medical centre and child care. The local centre
will be located near the proposed primary school,
sporting fields, neighbourhood community centre and
local open space, which could be used for community
markets and other gatherings. The local centre will be
linked to all residents by a north-south main street, bus
route and off-road cycle paths. These transport links will
encourage local employment, while reducing the need
to drive for both residents and workers.

The lakeside activity area will offer services, education,
retail, entertainment, recreational and community based
activities. This area will also provide a range of new
employment opportunities.

An employment area providing local jobs will also be
located to the south of the precinct, which is easily
accessible from Picton Road. New local jobs could
be in a variety of industries such as knowledge and
professional services, health and education sectors.

Wilton North Precinct: Draft Precinct Plan
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Community uses

Arange of facilities including educational campuses
and sports facilities will be provided. The plan identifies
locations for four double sports fields. Wollondilly
Council will monitor the need for any additional sports
fields as they continue to plan for local open space.
Local pocket parks will be provided in each new
neighbourhood and will be designed in consultation
with Wollondilly Council.

A primary school and a private K-12 Anglican college

will be built as the population grows. In the early stages,
families will have access to Wilton Public School in
Bingara Gorge. The Department of Education will
continue to monitor student numbers in the area, and the
development will enable a school site to be acquired.

Bushfire protection

A preliminary bushfire protection assessment has
identified that land on the edge of the precinct contains
bushfire prone vegetation. Most of this land is located
within the proposed environmental conservation zone.
The bushfire protection assessment has identified the
protection areas required between these hazardous
areas and homes, in accordance with the NSW Rural Fire
Services Planning for Bushfire Protection 2006.

¥ Credit: Nick Cubbin, 6fﬁée of Environmer.mt

-

e Wilton North Precinct: Draft Precinct Plan

Heritage

Heritage studies indicate that no State Heritage items
are located in the Wilton North Precinct. Five potential
local heritage items have been identified and potential
impacts on these items will be considered and managed
as development proceeds.

Further heritage assessment will be required before
development applications that might affect heritage
buildings or sites can be approved.

The applicant has completed an archaeological survey
which identifies and assesses the significance of existing
Aboriginal heritage and sites within the precinct.
Further work is required across the precinct to mitigate
any impacts from development on Aboriginal Cultural
Heritage. This work will continue in consultation with
the community and relevant agencies through detailed
subdivision planning.

39



Environment

The precinct contains environmentally sensitive
areas, including threatened ecological communities
of Cumberland Shale Plain Woodland and Shale
Sandstone Transition Forest.

385 hectares of environmentally sensitive land will

be conserved around the edge of the precinct. This
land includes substantial areas of both ecological
communities and will form part of a large, well-connected
reserve network along the Nepean River and Allens
Creek valley.

Conserving this land will also protect habitats for
threatened species that are known or considered

likely to live here. Conserving koala habitat areas and
corridors is important throughout the Wilton Growth
area to ensure protection of local koala colonies in
Wollondilly. Care will be taken to manage the boundary
between koala habitats and urban development.

The precinct contains pockets of land, including existing
natural landforms and vegetation clusters that have

their own unique character. We are working on ways

to ensure these natural elements are considered and
included in the landscape as the community grows.

We are investigating biodiversity certification for
Western Sydney including the Wilton Growth Area, to
enable any biodiversity issues to be addressed early,
and certify land as being appropriate for development
ahead of detailed precinct and subdivision planning.

This process also allows the management of any
unavoidable clearing for essential infrastructure to be
offset within the precinct or adjoining lands.

/]
S\

385
hectares

of environmentally
sensitive land
porotected

Water quality

The landowner proposes an 11-hectare artificial lake,
surrounded by paths and parkways, which may be
suitable for some water-based recreation activities.

A series of raingardens and a sewage treatment plant
will manage waste water. Stormwater will be used to
irrigate open spaces, commercial land and for garden
watering on residential lots.

In the short-term, temporary sewage facilities will
provide waste water treatment for the precinct. Sydney
Water will consider options for the location of a new
sewage treatment plant, which will be needed as the
precinct grows.

Sydney Water planning studies will consider a range

of approaches to stormwater and waste water
management, including integrated water management
options and the potential for recycled water.

Water management options will be the subject of more
detailed work and investigations by Sydney Water to
assess the feasibility of the lake and ensure that water
quality is protected.

Requirements for ongoing environmental monitoring
and arrangements for future ownership of the lake,
will be informed by Sydney Water's planning study
and ongoing discussions with agencies and
Wollondilly Council.

Land either side of waterways located on the edge of
the precinct, such as Allens Creek and the Nepean River,
will be protected and establish an environmental edge
to the urban development.

Mining
A significant portion of the Wilton North Precinct has
approval for coal mining over the next 15 to 30 years.

The precinct landowner has reached agreement with
mining company, South32, to relinquish their mining
leases when the area is rezoned. This agreement will
enable development to proceed without subsidence
and other impacts from underground mining.

Wilton North Precinct: Draft Precinct Plan
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Delivery and funding

Infrastructure

We are working with state agencies to identify the
regional and state infrastructure required to support
growth. Local infrastructure will also be provided
and improved through developer contributions.

We are also working with the applicant on a specific
agreement to provide and fund key infrastructure for the
precinct. The agreement will ensure that roads, school
sites and other infrastructure are provided on time.

Transport networks including road, public and active
transport need to be provided. These links will build
on existing road networks and preserve corridors for
future transport opportunities.

Planning controls

The Wilton North Precinct is currently zoned for rural
purposes under the Wollondilly Local Environmental
Plan 2011. The proposed rezoning of the Wilton North
Precinct includes a State Environmental Planning Policy
(SEPP) that will amend the Growth Centres SEPP.

A Wollondilly Growth Centres Development Control
Plan (DCP) will be prepared for the Wilton Growth
Area to guide the implementation of precinct plans
within the Area.

Funding

Regional infrastructure including major roads and land
for health and education facilities will be incorporated
in a Special Infrastructure Contributions Scheme.

Council will prepare a Section 94 Contributions Plan

to identify local infrastructure. This contributions plan
will require developers to contribute to the cost of
local infrastructure. Funding from these contributions
will be used for essential infrastructure such as local
roads, drainage infrastructure, open space and land for
community uses.

@ Wilton North Precinct: Draft Precinct Plan
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Have your say

We welcome your feedback on the draft Precinct Plan.

You can make a submission by visiting planning.nsw.
gov.au/wiltonnorth

Your feedback is a vital step in the process that will
enable us to finalise the plan.

You can also register to receive updates about
Wilton North Precinct at
planning.nsw.gov.au/wiltonnorth

More Information
€, Contactuson 1300305 695
Visit planning.nsw.gov.au/wiltonnorth

If you are deaf or have a hearing or speech impairment,
call us through the National Relay Service:

P TTYusers, call 133 677 and ask for 1300 305 695

P Speakand Listen (speech to speech relay) users,
call 1300 555 727 and ask for 1300 305 695

> Internet relay users, connect to NRS
(relayservice.com.au) and ask for 1300 305 695

Translating and Interpreting Service:

P Please telephone 131 450 and ask for an

interpreter in your language to connect you
to 1300 305 695.

Follow us on social media:
n facebook.com/NSWPlanning
W twittercom/NSWPlanning

Wilton North Precinct: Draft Precinct Plan

42



Credit: Bradcorp



>— : o wm o Qv— : Q : o _ H_Q _ —‘— xw v— o* - H* mh Q 01604102 9Z4" LM ODYS dd3S “4equnn uonedynuap| dey

95 suoz
661 VO :uoposfoid

w3 9’0 ¥'0 4] 0

N
v

peoy

payisse|n,
¢ds

N@.—< F_u.>>°._ w Baly YIMoI9
MO} IM e

5
?

N

peoy _mc/_._mmw_
cd

juswdojanag

j
e
J

%

juswdojanag
ueqin

4=

10phIo) ey

juswdojanag
ueqin

IdTMSN £102/60/0L © 841Sepe)
aljsepe)d

ca [
zds [ ]

wswdojeasq uegin _H_

auoz

Alepunog auoz 9|qIX0|d
Aiepunog 10u1081d YLON UOIIAA _” ”_

Klepunog eauy Yimols) UoHIM u
aN3oan

Alepunog

auo0z7 9|qIx8|4 Jo uoneolddy
ouald YHUON UOHIAA

Ealy YIMoI9 UOYIMN

900¢ (sanua)
yimo.o) uoibay AsupAg) Aoijod
Buiuue|d |ejuswuoliAug 3)e)S

chE Co\_ _ >C m LNIWNHIN0D
S Buluue|d gdmah_m
0N

1SNVadaN

LS VaVONVaNYS

LSVavORVaNvS

ey

44




yi@i 35 mmw iy wmm L iy %% >— uo mmon A :Q CO—H—Q | F‘—xm .hO&. - H.&. 24 .hc _ 01602102 NZT LM ODYS ™ dd3S HequinN uoneayiuap| depy
14 ) W §J§mm§m% = @Mséﬁaf ) - °
= £ Swigod &7 L 4ok S
mm W mm Isony i 1840y nm. a%% w, $ vmm;wmwmw:ﬂw_sm_en_ o
TS 0ns0n wm I~ % IS4313hly w L Wu wy 9'0 0 20 0 Z T
wmw LS Nogs0y F 1S myaneh) 8 <
eneeref [ D g m e S
G S ealy YMolo)
&% w05 [T 5
5 %%mmo a%
%@wﬁw mw ww Sy EENOLII (ERETY w .
eaJly Ypmolo
. UojIM
\ *
A
\
.
/‘
\
-
/‘
\
=
* \
O V1o,
\ & Id7MSN £10Z/60/01 ® o:1seped
,m M alysepe)n
2 S
ve s[_]
st o[
S b 4[]
& 6 r
(w) yyBrey Buipjing wnwixe
— Asepunog 1ouipaid yuoN uoym T
o " ) Kiepunog ealy yMols) Uol|ipn u
& A o
& 4% / H4 \ 18 Nv3day ﬂuw 18 Nv3d3y QZN@NJ
[(==! dely sBuipjing jo WbieH
== eIy UIMOID) UOHIAA
5] 1580 L1, .
9002 (s8n3ua
) ymmous) uoibay AsupAg) Aoijod
& PR . .
e, A QC_CCN_& |ejuswuoldiAUz 3)el}s
; HC&E uo ‘__ >Cm LNIWNUIAOD
; 9 puluue|d
Hols
%ﬁo%.@., »%%w%
2 3




Ajuo asodand uoniqiyxa 10} - yeaqg

G20L2L0Z VYT LM 09YS dd3S equnn uoneoynusp| depy

95 suoz
661 VO :uoposfoid

46

1SNVIdan

M LS NOILVLS

1S VavONYaNye

1S ViYONYaNyD

MO AV 4
I
%

INiyg
SNoy; E

0\0 \
7
\ /

b d \ \
R4

(zdS) /7

peoy .
|euoibay (zds)

\ il
y |euoiboy
X
S
£
s (O

1S snpyngp
J ‘

&% S
ENKC) "
\ (zds) pedy

|eudifoy =

l/‘
Y

. [eaiy ymmoin
~y  uolIm

w3 9’0

¥'0 4]

4=z

ealy Ymolo)

IdTMSN £102/0L/SC © dASEped
alseped

(zdS) peoy |euoibay [ ]
uonisinboy uoljeAlasay

Arepunog 1oupaid yuoN uolim 7l

£lepunog eaiy YIMoIS) UO)|IAN u
anIoa1

de\ uonisinboy uoneAlasay pue
Baly YIMOIO UOYHIM

9002 (senuad

ymmous) uoibay AaupAg) Aoijod
Buluue|d |ejuswuoalAug d)e)S

JUSWIUOJIAUT
© puluue|d

LNIWNIJIAOD

MSN
N




G20L2L0Z NZT LM 09YS™ dd3S equnn uoneoynusp| depy

dqQ

Ajuo asodind uoniqiyxa 104 - yeaqg

LS Nv3dan

M LS NOILVLS

1SVaVONYaNyD

1S ViYONYaNye

NIy S
>Lhg
O
173

&
=)
s
=
o
)

%
25

EmEQo_oio

3Ny 30.% <
8@ 5%
fNoy 3, 0,2 %0

INiyg
SNoy; E

¢dg ¥ juswdojanag

juswdojanag
ueqn

23 juswdojanag
ueqin

23

1S sNiinge

%
%
(@)
ko)
o

ealy YIMouo
Suojim

23

w3 9’0

96 auoz
¥661 YA :uonosfoid

0 z0 0 N
v

47

ealy Uimolio
UOHIM

IdTMSN £102/60/G¢ @ 911seped
aljsepe)d

ca []

eds [ ]

uswdojeaaq uegin _H_
auoz

Arepunog jou0aid yuoN uoyim '

Kiepunog eaiy Yimols) UoHIpn u
YELER

de Buluoz puer
Baly YIMOI UOYIAA

9002 (sa3ua)
ymmous) uoibay AaupAg) Aoijod
Buiuue|d |ejuswiuoliAug d)e)s

H:wE uol _>Cm LNIWNYHIAOD
% buuueld | MSN

I




o~
&
R

g

15 Nz

ISVEVONVaNYD

ISVYVONVaNYD

mESﬁKsEO
. Uonim
- J‘&. /

QuIOWI0LS

3 3oy
F2OMSqIuNGG R
oy

Ajuo asod.und uoniqiyxa 104 - 3ye4q |

016024027 NZ1T LM O9YUS dd3S Hequnn uoneoynuap| dey

95 suoz
¥661 YA :uonosfoid

438

w90  ¥0 20 0 N

v

eoly YIMolo

IdTMSN £102/60/01 @ 911seped
alseped

stz X [
6L X []
gesk 1]

(a1e300Yy J4ad) Ajyisuaq Buijjemg
Arepunog joua.id yuoN uoyim |

Kiepunog eeiy Yimols) UcHipn u
an3oa

depy Ausua( |enuspisey
By YIMOID UOYIAN

9002 (sa13ua)

ymmous) uoibay AaupAg) Aoijod
Buluue|d |ejuswuolIAUT d)e)S
JUSWIUOJIAUT ﬁzw.m_ﬁo

 puluue|d A\P‘akav
a "0 [




1S Nv3dan

M LS NOILVLS

1S VavoNvanys

1svavonyanys

gm.@,\\v\\ﬁs

WM 9Ny \N >— : o mmonh : Q : O_H_Q _ —‘—xm h o* - H* mh Q 52012102 WNS LM D9US dd3S 4equnN uoneoyiuspl depy
%Ww%v © WN% \ —. 661 <wmwmwch_Gw_en_
iy o R * k ——— ——— =2
U N R4 wy 90 0 Z0 0 N <
/ \ v
A i %
- 4
£ 5
.w%v . A3 ealy Yymolio
s ! > UOHIAN
L | .
5 h eally yimoun
7  — .
. e — —_ \ \
e 0 s - UOHIM
g 4 Y ! )
/ A | \
.MW% n““““nﬂv \
% "‘
AN \
0 i
. \ .
R
7
e
7
— o
* \ '
7
‘\
7/
/
Id7TMSN 2L0¢Z/0L/SC ®© dJ4)sepe)d
aljsepe)

uoneabsy\ aAlEN JUBUWSY JO BalY D
Arepunog joua.id yuoN uoyim |

Kiepunog eeiy Yimols) UcHipn u
an3oa

uonelaba aANeN JUBUWSY JO Sealy
BaJY YIMOID UOJIAN

9002 (senuad

ymmous) uoibay AaupAg) Aoijod
Buluue|d |ejuswuoIIAUT d)e)S

JUSWIUOJIAUT
 puluue|d

LNIWNIJIAOD

MSN
N




0160102 NZT LM O9YUS dd3S 4equinN uoneoynuapy depy

9G auoz
¥661 VA9 :uonosfoid

ws 90 0 z0 0 Z

v

Baly YIMOoID

IdTMSN £L0Z/60/0) ©onseped | |
alysepe)n

jourdaid yuoN uonip [

£lepunog eaiy YIMoIS) UO)|IAN u
an3oa

dej\ ealy aseajoy ueqin
EalyY UIMOIS) UOHIAA
9002 (saua)

ymmous) uoibay AaupAg) Aoijod
Buluue|d |ejuswuoalAug 3)e)S

HC&ECO‘__>CN INTFWNYIAOD
9 BUIUUR|d @dmﬂ.ﬂ
A

o0




] w. il

WILTON NORTH PRECINCT et ™ ‘ENVIRONMENTAL
- INDICATIVE LAYOUT PLAN e 'CONSE A‘l('loig Bt
- LEGEND A a4

Wastewater Plant
(Investigation Site)

’L D Precinct Boundary H
| e L

- Local Centre ¥ it

I:I School

E Houses and Townhouses

Townhouses or Terraces or
Residential Flat Buildings

U T E

Business

Mixed Use
(Commercial and Residential)

Playing fields
Local Open Space

Environmental Conservation

{y

Proposed Lake

-

J=O0RORND

Local Road
Road Investigation Corridor
Regional Road

Maldon-Dombarton
Freight Rail Corridor

a\
It \
F_ﬁi
ot

Lk
-

7
V7 s
F 28

/ TOWNHOUSES I -

W‘ . " ;"r o_‘I_QrERRAC"E/s :‘hﬁi{‘- 'I )
Ty 4 ol . , k# e 5 ‘

T )\ . £ SRR
(9.5 . = XSO i
§ w b ) o %0 1050 e 1, 4 | SR
el (] om i A% - Y EAQY
Lo Il ‘a3 . %

Figure 2: Wilton North Precinct Indicative Layout Plan #



Q‘C

Nk .

Tewy | Planning &
!Zv‘ﬂ’! Environment

EXPLANATION OF INTENDED EFFECT

PROPOSED AMENDMENT TO STATE ENVIRONMENTAL PLANNING POLICY
(SYDNEY REGION GROWTH CENTRES) 2006 AND WOLLONDILLY LEP 2011

1.1 Introduction

The

proposed amendment will modify the State Environmental Planning Policy

(Sydney Region Growth Centres) 2006 (Growth Centres SEPP) and the Wollondilly
LEP 2011 by:

1)

2)
3)

4)

5)

128B

rezoning land comprising the Wilton North Precinct and a portion of the Wilton
Town Centre Precinct to an Urban Development Zone, E2 Environmental
Conservation zone and SP2 Infrastructure zone;

amending the Growth Centres SEPP to reflect the rezoning;

provision for land required for the future regional road network within the Wilton
Growth Area (Bingara Gorge Precinct) under the Wollondilly Local
Environmental Plan (LEP) 2011 to SP2 Infrastructure Zone;

including in the Growth Centre SEPP a new Urban Development Zone (UDZ)
and supporting process to verify that development applications in the zone are
consistent with strategic planning; and

amending the Environmental Planning and Assessment Regulation 2000 to
ensure that development applications made for land within an Urban
Development Zone be accompanied by a site verification certification issued by
the Secretary of the Department of Planning and Environment.

ackground

The NSW Government has identified opportunities for new jobs, homes and
services in the Wilton area of the Western City District. Studies of the Greater
Macarthur Land Release Area confirmed the capability of the Wilton area to
provide new homes and jobs.

In September 2015, the NSW Government released a preliminary strategy for
the delivery of around 35,000 homes in Greater Macarthur including Wilton.
Wilton was formally declared a Growth Area in July 2016.

The Department of Planning and Environment has prepared an Interim Land Use
and Infrastructure Implementation Plan for the Wilton Growth Area, which was
exhibited in September 2017.

Three major landowners initially proposed the concept of a new town at Wilton,
known as Wilton Junction, to Government in response to the 2011 Home Sites
Program.
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e The proposal was for a largely self-contained new town and was supported by a
masterplan including a major town centre and supporting transport and social
infrastructure. This masterplan was endorsed by Wollondilly Shire Council in
2012.

e In January 2017, Bradcorp lodged a submission with the Department in relation
to land within the Wilton North Precinct of the Wilton Growth Area.

e The submission proposes the rezoning of rural land to enable urban
development. Following an assessment of site suitability and capability studies,
as well as a review against the Wilton Interim Land Use and Infrastructure
Implementation Plan (LUIIP), the Department believes that there is merit in
recommending the area for an urban zoning.

e The Wilton North precinct is proposed to be a community of around 5,600 homes
and opportunities for local employment. The precinct will develop in stages with
infrastructure provided as development occurs.

e To rezone the area it is proposed to utilise a flexible new zone — the Urban
Development Zone (UDZ) — to be applied to the area of developable land within
the Wilton North Precinct. This zoning approach will be adopted for future
precincts within other Growth Areas in the Western City District.

e Rezoning of the Wilton North Precinct (and a small part of the Wilton Town
Centre precinct) is proposed through an amendment to the Growth Centres
SEPP.

e Proposed zones and other planning controls are documented in the relevant
maps which will be incorporated into the existing Growth Centres SEPP and the
Wollondilly LEP 2011.

1.3 Proposed Urban Development Zone (UDZ)

The Department is exploring new planning controls for the Wilton Growth Area, which
could be utilised in other Growth Areas in the Western City.

The proposed flexible urban development zone (UDZ) would be introduced under the
Growth Centres SEPP. The UDZ is a mechanism to identify and approve land uses
in new urban development areas that gives prominence to strategic planning directions
when detailed site, engineering and urban design work is undertaken.

The proposal for the new zone reflects the degree to which the allocation of land uses
can shift during the land release process as detailed site engineering occurs. The
greenfield nature of the Wilton Growth Area allows a degree of flexibility provided
some verification of strategic planning occurs.

The UDZ would apply to all land within the precinct excluding conservation areas, and
land zoned for key infrastructure. A flexible boundary clause will be included to allow
for minor variation of UDZ and conservation zone boundaries.

It is envisaged that once development proceeds, a series of amendments to the
Growth Centres SEPP or the Wollondilly LEP would be made to give effect to the land
uses shown in the Wilton North Precinct Plan (Indicative Layout Plan) once
established through the development process. These zones would encompass the
standard suite of commercial, residential and mixed use zones, and appropriate
zoning of facilities such as schools, open space, community and social infrastructure.
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New clauses would be inserted in the Growth Centres SEPP to provide a requirement
for a Site Verification Certificate to be issued by the Secretary of the Department for
Planning and Environment at development application stage. This will ensure that any
proposed development in the Wilton Growth Area is generally in accordance with the
relevant Precinct Plan and the Wilton Land Use and Infrastructure Implementation
Plan (LUIIP).

To ensure a development application is supported by a site verification certificate and
amendment will also be made to the Environmental Planning and Assessment
Regulation 2000.

Development controls will be contained in the proposed Wollondilly Growth Centres
Development Control Plan (DCP), currently being prepared by the Department in
collaboration with Wollondilly Shire Council

1.4 Proposed Growth Centre SEPP amendments

Part 1 Preliminary

Part 1 sets out the aims of the Growth Centre SEPP, important definitions and the land
to which the SEPP applies.

This part provides that the consent authority is the local council. Wollondilly will remain
the consent authority for land zoned urban as a consequence of this SEPP
amendment.

The definition of growth centre structure plan at clause 3(1)(c) would be amended to
update the reference to the Greater Macarthur Land Release Investigation Preliminary
Strategy and Action Plan and by inserting a new reference to the Wilton Land Use and
Infrastructure Implementation Plan.

Part 2 Permitted or prohibited development

Part 2 outlines the controls that apply to precincts after finalisation of precinct planning
processes.

The Growth Centres SEPP currently contains “The Wilton Priority Growth Area
Precinct Boundary map”. The word “priority” will be removed from the map and from
references to the map in the SEPP. The new Wilton Growth Area Precinct Boundary
map will identify the precincts of South East Wilton, North Wilton, West Wilton and
the Wilton Town Centre.

An appendix would be inserted into this section to specify that a new Urban
Development Zone would apply to the North Wilton Precinct and that part of the Wilton
Town Centre Precinct being rezoned.

The aims of the Urban Development Zone will be to:
a) to manage the transition of non-urban land into urban land.

b) to encourage the development of well-planned and well-serviced new urban
communities in accordance with the relevant Land Use and Infrastructure
Implementation Plan (LUIIP) and Precinct Plan.
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c) to ensure a range and location of uses suitable for a newly establishing
community that are consistent with the strategic planning for the precinct.

d) to safeguard non-urban land from use and development that could prejudice
its future urban development.

The amendment will repeal other planning instruments applying to the land.

The proposed Urban Development Zone will apply to all developable land within the
precincts. Land identified for conservation would be zoned E2 and land identified for
infrastructure will be zoned SP2.

It is intended that in future, once the precinct has been developed, the final land use
zones would be identified based on the standard instrument zones including
residential, business, special uses and environmental protection. These zones
would be inserted through separate amendments once development activity has
been completed.

Land use table and zones

The amendment will modify the Growth Centres SEPP to rezone land within the Wilton
North Precinct to enable development for residential and employment uses and
supporting uses, open space, community facilities and supporting infrastructure within
one new flexible Urban Development Zone.

The amendment will also modify the Wollondilly LEP 2011 to provide for the future
arterial road network required to support development of the Wilton Growth Area.

A new clause would be inserted in the Growth Centres SEPP to provide for the issue
of a Site Verification Certificate by the Secretary for all development within the
Precinct, to ensure that the proposed development is generally in accordance with the
Wilton North Precinct Plan and the Wilton Land Use and Infrastructure Implementation
Plan (LUIIP).

Development Applications that receive a site verification certificate under this process
will be exempt from further public notification required under the Environmental
Planning and Assessment Regulation 2000.

The other zones to be applied in the Wilton North Precinct are the E2 Environmental
Conservation zone, primarily relating to the Nepean River and Allens Creek Gorges,
and the SP2 Infrastructure zone, relating to the arterial road network.

Land will be rezoned from rural to one of these three zones, as shown on the Land
Zoning Map.

Land Use Table

A land use table will be inserted into the Growth Centres SEPP for the Urban
Development Zone which will provide for a wide range of urban land uses to be
permissible in the zone. The LUIIP and Precinct Plan will give effect to the distribution
of land uses within the precinct.

Part 3 Land use — Environment, Conservation and Recreation Zones
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This part applies to land that is zoned for environment conservation and recreation.
No amendments are proposed to Part 3.

Part 4 Development controls - general

Section 16 of this part outlines matters for consideration until finalisation of precinct
planning for land is completed. This section would be amended to include an additional
matter for consideration:

(h) in the case of development proposed within the Urban Development Zone,
whether precinct planning was sufficiently advanced to ensure that the
proposed use did not compromise the long-term use of the land for urban
development and promoted the efficient use of the land.

Section 18 of this part provides that development must be connected to a recycled
water supply if it is available. The provision does not currently apply to Wilton. This
provision would be amended to require connection to a recycled water system if it is
provided.

Section 18 A relates to clearing of native vegetation for public utility undertakings. This
clause does not currently apply to Wilton. The clause would be amended to apply to
Wilton.

Section 18 B relates to electricity generating works and recycling facilities. This clause
does not currently apply to Wilton. The clause would be amended to apply to Wilton.

Preservation of the Maldon-Dombarton Rail Corridor

A new clause would be inserted in the Growth Centres SEPP to specify that
development consent must not be granted for development on land in the vicinity of
the Maldon-Dombarton Freight Rail Corridor unless the consent authority has
considered whether or not the development would prejudice or otherwise restrict the
future construction (including the provision of any public utility infrastructure) and
operation of the proposed freight rail corridor.

Medium Density Housing

A new clause would be inserted in the Growth Centres SEPP to allow medium density
(a minimum of 25 and maximum of 45 dwellings per hectare) to be developed in areas
surrounding the Lakeside Activity Precinct and Neighbourhood Centre in Wilton North
Precinct as specified on the residential densities map.

Flexible Zone Boundary Clause

A new clause would be inserted in the Growth Centres SEPP to address development
near zone boundaries. The objective of this clause is to provide flexibility where the
investigation of a site and its surroundings reveals that a use allowed on the other side
of a zone boundary would enable a more logical and appropriate development of the
site and be compatible with the planning objectives and land uses for the adjoining
zone. This clause would apply to land as specified on the map indicating where the
flexible zone boundary is to be applied. Where the flexible zone boundary is applied,
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the relevant distance of a boundary between the proposed zone boundaries is 150
metres.

Maximum number of lots

A new clause would be inserted in the Growth Centres SEPP to limit the maximum
number of residential lots in the precinct to 5,600. This is to ensure that the capacity
of infrastructure including roads, open space and community facilities is not exceeded.

Maximum retail floor space

A new clause would be inserted to in the Growth Centres SEPP to apply a maximum
retail floor space cap of 5,000m?for the Wilton North Precinct. The intention is to limit
the scale of retail development in the Lakeside Activity Precinct and the Wilton North
Local Town Centre to ensure the viability of the retail development planned for the
Wilton Town Centre Precinct.

Areas of Remnant Native Vegetation

Areas of remnant native vegetation have been mapped and will protected under Part
6 of the Growth Areas SEPP.

Part 5 Development on flood prone and major creeks land

No changes are proposed for this part.

Part 6 Land application and consent for clearing native vegetation

No changes are proposed for this part.

Part 7 Cultural heritage landscape area

No changes are proposed for this part.

Appendices

An appendix for Wilton North Precinct and the Wilton Town Centre Precinct would be
added to designate these precincts for urban development.

Consequential amendments

Map amendments

The word “priority” will be removed from the Wilton Priority Growth Area Precinct
Boundary Map and from any references within the SEPP to the Wilton Priority Growth
Area.

Consistent with the development controls described above, the following maps will be
included in the Growth Centres SEPP that apply to the Precincts:

e Land Zoning Map

e Urban Release Area Map

e Height of Buildings Map

e Minimum Lot Size Map

¢ Land Reservation Acquisition Map
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e Residential Density Map
e Remnant Vegetation Areas Map

The following maps will be included in the Wollondilly LEP 2011 that apply to the Wilton
Growth Area (Bingara Precinct):

e Land Zoning Maps
e Land Reservation Acquisition Maps
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Submission
NSW Department of Planning & Environment

Bradcorp Holdings Proposal for Wilton North West
Precinct

Planning Framework

Council notes that the NSW Department of Planning & Environment is currently
preparing a Land Use and Infrastructure Strategy (LUIS) to provide a framework for
development of Wilton New Town. It is noted that this LUIS and the supporting
technical studies that guide this document, including those containing infrastructure
servicing plans, are not yet finalised.

The LUIS is a critical guiding planning strategy that is expected to be given statutory
weight through the preparation of a Section 117 Direction and amendment to the
SEPP (Growth Centres). The LUIS is intended to provide guidance on:

Transport infrastructure
Health infrastructure
Education infrastructure
Cultural needs

Biodiversity

Housing density and typology
Affordable housing

Economic and retail growth
Employment targets
Pedestrian and cycleway networks
Open space and recreation
Activation and amenity

Air and water quality

Noise attenuation

Bushfire protection

Heritage

Mining coexistence

O OO0 O0OO0OO0OO0OO0OO0OO0OO0o0OO0OO0oOO0o0OO0OO0oOO0o

The LUIS is in preliminary draft form and is incomplete. The Department has advised
that the LUIS is not in a form sufficient to be formally reported to Council or subject to
public consultation at this time.

Without the LUIS and supporting technical studies being completed, Council is
unable to undertake a comprehensive assessment of the proposal.

Council will continue to work with the NSW Department of Planning & Environment to

finalise the LUIS and resolve outstanding issues ahead of supporting any rezoning of
land at Wilton.

Page 1 of 10
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Documentation Consistency

The proposal refers to number technical studies which have also been submitted to
the NSW Government as part of the earlier SEPP-based rezoning proposal lodged
by the Wilton Junction Landowner Group.

Council as recently as August 2016 were reviewing these documents as part of the
NSW Department of Planning’s ‘Tests of Adequacy’ in responding to the Director —
General's Study Requirements.

It is unclear as to whether these studies are have been satisfactorily updated to
reflect the requirements of Council and the NSW Department of Planning &
Environment. The technical reports date back to the middle of 2014 and in many
parts incorrectly cites a revised masterplan concept that has not been endorsed by
Council.

All documentation needs to be updated and reflect the endorsed masterplan or draft
Land Use and Infrastructure Strategy for consistency and transparency. Council does
not support the public exhibition of any documentation that does not accurately
reflect the endorsed masterplan and subsequent LUIS. It is of critical importance to
Council that all documentation is clear and consistent and illustrates endorsed
masterplans supported by Government and Council.

Land Use

The proposal seeks to rezone the subject site from RU2 Rural Landscape to a
number of zones including:

R1 — General Residential
B4 — Mixed Use

B5 — Business Development
SP2 — Infrastructure (roads)

O O O O

The proposed land zoning map is generally in accordance with the Wilton Junction
Masterplan as adopted by Council in December 2012. However, the most notable
departure from the masterplan is the proposed wholesale use of the R1 — General
Residential zone as opposed to the R2 — Low-density Residential zone used
throughout the Shire. The primary reason for using the R1 zone is that it offers the
added advantage of permitting a variety of housing types and densities including
multi dwelling housing and residential flat buildings. It is also proposed to use and
exceptions to development standards clause which would allow attached and semi-
detached on lots as small as 125m? is areas abutting environmentally sensitive areas
associated with the natural gorges. This outcome is inconsistent with the masterplan
which proposed low density residential development in these areas.

Council prefers the use of alternative zones including the R2 — Low-density
Residential zone and achieving greater housing diversity and density in designated
areas close to the town centre and public transport infrastructure and regional open
space areas.

Furthermore, a review of the appropriateness of the proposed minimum lot size of
400m? and traditional residential zones in land abutting sensitive environmental

areas needs to be undertaken. There are more appropriate environmental zones
such as E2 Environmental Conservation and more suitable lots sizes to manage the

Page 2 of 10
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environmental qualities of these areas. E3 Environmental Management and E4
Environmental Living may be considered where supported by a detailed ecological
report. In any case, the natural gorges are highly valuable environmental assets
which while having high ecological value also contribute to the natural beauty and
recreational value of the Shire. Development must an appropriate balance between
density in the right locations and protection and enhancement of our natural assets.

Although being very supportive of the concept behind the proposed ‘Activity
Precinct’, Council is not supportive of the proposed use of the B4 Mixed Use Zone as
it would allow for retail premises which includes specialty retail and supermarkets.
These uses are accommodated in the town centre and Council is committed to
establishing and supporting the long term viability of the town centre.

Consideration of alternative uses including B1 Neighbourhood Centre and B5
Business Development is going to need to be given so as not to hinder the strategic
objective of creating a strong commercial centre to support Wilton.

Council does not support the proposed introduction of an objective “To ensure that
the scale of retail development does not impact on the hierarchy of retail centres
within the Zone B2 Local Centre” as the sole and best method to achieve this
outcome.

Open Space

The open space network suggests that there will be “connected open space corridors
for fauna movements”. There is currently no reference to where or how these
networks will be created to link spaces east/west and north/south.

Staging and Sequencing

There is no staging plan included in the proposal documentation and Council does
not support the proposal proceeding without provision of a staging plan unless it is
first agreed to by Council and the NSW Department of Planning & Environment and
integrated with the LUIS.

Employment Generation

In 2012 when Council resolved to support a master planned new town at Wilton, a
job to house ratio of 1:1 was adopted to ensure that employment opportunities would
be provided locally to avoid forcing residents to burden long commutes for work
which has economic, environmental and social implications.

The proposal submitted by Bradcorp Holdings will generate approximately 5,400 new
homes and 1,750 jobs by 2033. This jobs target also includes a significant portion of
home-based employment, rather than direct jobs generated from employment uses
and other institutions.

The proposal also refers to potential for new jobs emerging in time with the use of
smart technologies. While this is not disputed it cannot be used to justify failure to
deliver a self-sustaining new town which reduces the dependence of long commutes
to access employment opportunities outside the LGA. Local employment generation
is a critical success determinant and the LUIS must ensure that housing growth is
supported by provision of sufficient local employment opportunities.

Page 3 of 10
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e Itis acknowledged that the north western precinct was never projected to contain a
very high proportion of the overall employment target for Wilton New Town. However,
without the LUIS and supporting economic job generation strategy being finalised it is
premature to endorse the proposed zonings until there is greater certainty that the
broader Wilton New Town is capable of generating the required number of jobs to
sustain new growth.

e Council has consistently advocated for the establishment of an appropriate
mechanism to ensure that adequate employment opportunities are created to match
housing supply. Council and the Department of Planning & Environment have agreed
to work with landowners and part of developing the LUIS to arrive at such a
mechanism. A series of workshops are currently being negotiated with the
Department to resolve this issue.

e Council does not support any rezoning of land until there is an appropriate
mechanism in place to ensure that adequate local employment opportunities are
created to support housing growth.

¢ The employment strategy submitted includes employment for an 80 room
accommodation facility. There is no reference to the facility in the indicative layout
plan or other supporting documentation.

Transport Infrastructure

e The Transport Management and Accessibility Plan prepared for the Wilton Junction
Landowners Group dated 30 June 2014 is summarised in the appendices to the
planning proposal.

¢ The TMAP was based on an anticipated incoming population of 11,000 to 13,000
people. As such it is considered that the TMAP needs to be revised to reflect the total
likely development of Wilton New Town of 16,600 as outlined in the Greater
Macarthur Land Release Investigation - Preliminary Strategy & Action Plan.

e The proposal is supported by a Wilton West Direct Access Report dated February
2017. This report outlines proposes for an additional ramp off the Hume Highway
(southbound) to connect with Niloc bridge to provide direct access to their
landholdings west of the Hume Highway.

e Council is generally supportive of the proposed additional ramp and have expressed
a strong view that pedestrian and cycleway access must be include as a first stage to
access via Niloc Bridge.

e Itis noted that there is no access to the North West Precinct for northbound traffic off
the Hume Highway. This design is making the assumption that all traffic with be
coming from a southbound direction into the North West Precinct. The implication will
be that any construction traffic travelling northbound will be required to travel through
Bingara Gorge (via Pembroke Ave) to access the site. This needs to be avoided and
the design should therefore incorporate both access from the Hume Highway into the
North West Precinct for northbound traffic and egress from the North West Precinct
onto the Hume Highway northbound.

e |tis requested that Niloc bridge be duplicated in the early stages of development of

Wilton North West Precinct and that provision of a northbound direct access ramp to
Hume Highway also be included.

Page 4 of 10
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The road and transport traffic strategy that informs the LUIS is not completed. This
must include amongst other things provision for the upgrade of the Hume Highway to
three lanes in each direction.

Public Transport

The TMAP found that “Improvements to public transport services and infrastructure
are recommended to reduce the amount of car use and meet State Government
targets for sustainable transport. The major component of the public transport
network would be a greatly expanded bus network, with a mixture of regional, local,
school and rural services and service levels commensurate with a town of the size
planned for Wilton Junction”.

As previously alluded to this assessment did not take into consideration the current
estimated dwelling yield for Wilton of 16,600 as outlined in the Greater Macarthur
Land Release Investigation - Preliminary Strategy & Action Plan. Nor does it
considered the implications of the Greater Macarthur Consultation update which
foreshadowed a further 18,000 homes at West Appin by 2046.

The TMAP only considering the lower dwelling yield of 11,000-13,000 is deficient and
does not accurately consider the real development potential of Wilton and
surrounding growth planned for West Appin as identified in the Greater Macarthur
Land Release Investigation Preliminary Strategy & Action Plan.

The TMAP proposed a bus network plan which provided for:

bus routes, service frequencies and journey time estimates

estimates of the bus fleet required to service the bus plan

interchange and layover focused within the Town Centre

facilities for passengers at the Town Centre, neighbourhood centres and
along the bus routes.

O O O O

The TMAP and supporting documentation provided as part of proposal does not fully
articulate the timing for delivery of a bus network and the location of a bus
interchange. This needs to be resolved as part of the LUIS before being placed on
public exhibition.

Council is concerned that the issue of public transport has not been adequately
resolved and that rezoning should not occur until the LUIS has finalised an integrated
public transport plan that provides for the logical establishment of early priority bus
services and interchange and the planned introduction of passenger rail services to
meet growth as it occurs over time.

Council notes that a proposed local bus network has been submitted as part of the
proposal however this needs to be considered in tandem with the LUIS and involve
discussion with local bus service providers and Transport for NSW.

While bus services are appropriate in the short to medium term in the development of
Wilton New Town it is the strong view of the Council that passenger rail would
provide the best outcome for Wilton New Town.

The Department of Planning & Environment in consultation with Council must review

options to imbed the use of value capture funding models (including, but not limited
to the SIC) for the provision of heavy rail and ensure that such a funding framework
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is supported by the LUIS.

Educational Facilities

While provision is made for a private K-12 School on the Bradcorp Holdings land, the
proposal claims that “A Public K-12 school if the adjacent landowner is not
developing and Wilton New Town has reached 5,000 dwellings.”

The Land Use and Infrastructure Strategy needs to include clear thresholds for the
establishment of a K-12 Public School and must at designate the spatial location for
such a school within the LUIS and demonstrate how it integrates with the overall
masterplan for Wilton New Town.

Council does not support the ad hoc approach to the provision of educational
facilities and expects that the LUIS structure planning process presents the optimal
opportunity to reach agreement with relevant agencies to identify community
educational needs over time and coordinate planned rollout of infrastructure to meet
those needs in a way which complements the masterplanned approach. This must
consider the significant gaps in public school services across the Shire and at
minimum commit to one new K-12 Public School before further land is released for
housing at Wilton.

Health Care Facilities

The identification of an appropriately sized site for an integrated health care facility
within Wilton New Town is required. This site needs to be capable of servicing the
staged population growth predictions (including Wilton New Town and proposed
Appin West) across all three tiers of health care ultimately including a new hospital.
The addition of a planned health service will provide valuable high skilled
employment opportunities.

Council does not support the view of the NSW Department of Planning &
Environment that Wilton can access hospital facilities at Campbelltown up to and
including full development of approximately 50,000-60,000 people. This would result
in an unacceptable situation where a City the size of Wagga Wagga would not have
access to tertiary public health care services within 30 kilometres. At today’s current
driving times this is still roughly 30 minutes to access essential health services in an
emergency. As Wilton continues to grow however, traffic congestion is likely to see
travel times increase beyond 30 minutes, particularly in the morning and afternoon
peaks.

Walking and Cycling

A Pedestrian & Cycling Masterplan has not been submitted as part of the proposal.
This needs to be undertaken and reflected the most revised Indicative Layout Plan.

The Cycle Connections (Figure 20) in the planning proposal was originally prepared
by Connor Holmes and does not reflect the current road network as being developed
by consultants appointed by the NSW Department of Planning & Environment.

The LUIS should include a high level bicycle and pedestrian network masterplan
which includes the key access points between each precinct. Each precinct plan

submitted with planning proposals should then include a cycleway and pedestrian
connectivity masterplan/overlay which demonstrates that the network provides
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access to key nodes within the precinct, including open space areas, schools,
community facilities and neighbourhood centres.

Further consideration should be given to integrating other infrastructure into the
pedestrian and cycleway network that promotes health and wellbeing outcomes. Eg:
outdoor gym equipment.

Housing Choice and Affordability

Housing typology is not given enough consideration in the indicative layout plan /
structure plan.

Council has prepared a Social Planning Strategy (adopted Nov 2016) which has
identified that the current homogenous stock of traditional detached forms of housing
as a risk to affordability across the Shire. The masterplanned approach to Wilton is a
strategic opportunity to set appropriate targets for a mix of housing typologies that
provide affordable choices for first home buyers and low income households with
equitable access to local services and amenities.

A report prepared by MacroPlan Dimasi for the Wilton Junction Landowners Group
dated May 2014 states that greenfield areas typically exhibit a preference for
detached dwelling stock versus townhouses, villas apartments etc. It is proposed that
across the masterplanned area, 84% of all dwelling stock will be of a detached
nature. Council does not support adoption of such high proportion of detached
dwelling stock without a supporting strategy that demonstrates that adequate
affordable and lifestyle housing choices are being provided.

The planning proposal proposes a blanket minimum lot size of 400m? with an
“Exceptions to minimum lot sizes clause” allow attached and semi-detached
dwellings down to a minimum lot size of 125m?.

Council does not support this approach and will and emphasises that the
masterplanned approach provides the most appropriate mechanism to plan for a mix
of housing typologies and implement those though the land zone and minimum lot
size map in Wollondilly LEP 2011.

The LUIS should provide further guidance and requirements for adoption of
principles to support a range of housing choices but in the right locations.

The LUIS should establish clear targets to support a greater mix of housing types
and choices to accommodate a range of segments of the market. This is an
important consideration intended to ensure that affordable housing choices are
provided and cater for a broader demographic.

Targets for retirement living and aged care should be identified in the LUIS. There is
reference to employment being generated by aged care but no plan in the proposal
which identifies locations of such facilities or the number of units which should be
provided to accommodate this important demographic. As yet there is no way to
assess whether sufficient provision of aged care and retirement living are being
provided.

Proposed Development Standards — Minimum Lot Sizes

The planning proposal proposes a blanket minimum lot size of 400m?with an
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“Exceptions to minimum lot sizes clause” allow attached and semi-detached
dwellings down to a minimum lot size of 125m?.

Council is not supportive of this blanket approach to minimum lot size use and
believes that a more strategic approach should be favoured where housing density is
planned close to services, amenities and along designated transport corridors such
as local bus routes. The proposed approach does not sufficiently respond to the
natural features of the Wilton Priority Growth Area and reflect the visual and
environmental qualities that would justify larger lot sizes in these locations.

In keeping with Councils preferred design method of achieving greater housing
diversity and density in designated areas close to the town centre, it is recommended
the removal of 4.1C “4d) Within 200 metres of a recreation area” and Clause 4.3
Height of Buildings "3a(iv) Recreation Area” should the concept of exceptions to lot
sizes and heights be adopted.

Affordable Housing

Affordable housing has not been adequately considered as part of the proposal.
Council expects that the LUIS will set appropriate targets and principles to require
adequate provision of affordable housing. The LUIS should be informed by the Draft
South West District Plan and Council’'s Social Planning Strategy (adopted Nov 2016).

Biodiversity Offset Strategy

Council has reviewed an Ecological and Offset Strategy provided in March 2014 as
part of the Director — General’s Requirements and recent biodiversity reports
prepared on behalf of Bradcorp Holdings dated 20 February 2017.

In respect to Derived Native Grasslands, Council is not satisfied with the approach
taken as the Survey Guidelines are not in accordance with the OEH Survey
Guidelines for mapping Native Derived Grasslands. Land on the edge of intact
vegetation contains an abundance of DNR while the central portions of the site have
not been systematically surveyed and are likely to contain DNR also.

Regarding the biocertification application, we note that landowners have expressed a
preference for DPE to make the biocertification application, however Council must be
a party to the review of data and any decision making if this approach is supported
by DPE. Council also requests that the biocertifcation application be exhibited
concurrently with the planning proposals.

Council considers that there is an absence of a defined pathway and mechanism to
adequately offset biodiversity losses associated with the proposal consistent with
established biodiversity offset strategy. These issues must be fully resolved before
any rezoning take place.

Noise Mitigation

The planning proposal includes provision for an additional clause for ‘Development or
land within or adjacent to MDRL’ which applies to development applications for
residential accommodation or sensitive uses to maintain a minimum setback of 60
metres. In addition, such buildings shall be designed and constructed to mitigate rail
noise and vibration impacts associated with the operation of the railway line.
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Council is generally supportive of this measure however, also feels that this clause
should be expanded to include requirement for a noise impact assessment to be
undertaken. Such a report should demonstrate that minimum outdoor and indoor
noise levels are achieved. The WA Planning Commission’s Road And Rail Transport
Noise and Freight Considerations in Land Use Planning State Policy contains
acceptable thresholds which could be applied.

Council has a strong view that noise attenuation barriers should not be used and that
other solutions including building setbacks and design should be used to address
noise related issues as a result of the MDRL, Picton Road and the Hume Highway.

Heat Island Mitigation

Council is strongly concerned with the effects of creating heat islands. Further
consideration should be undertaken to setting appropriate targets in the LUIS to
control the heat island effect and mechanisms to ensure these targets are achieved
included in a new DCP for Wilton New Town.

As part of addressing this issue, the proposal for the North West Precinct should
include a landscape masterplan with a planting guide to assist in providing adequate
shading to public places and roads, cycleways and footpaths to limit heat retention.

Mining Coexistence

Council notes that Bradcorp Holdings have negotiated a commercial agreement with
South32 to relinquish their mining rights under Bradcorp’s land.

Council welcomes this approach however, if no such agreement is reached, Council
requests that the NSW Government intervenes and prioritises urban development
over mining rights where there is no demonstrable plan for mining to occur within 14
years.

The commercial agreement between South 32 and Bradcorp should not be to the
detriment of providing any state or local infrastructure either through a SIC or a VPA.
The adequate provision of infrastructure to support urban growth at Wilton is a critical
success factor to Wilton New Town delivering the vision contained in the Masterplan
and Council’s continuing support.

Council do not support the rezoning of any land within the Wilton Priority Growth
Area unless mining coexistence issues are resolved. Council’s initial support for the
NSW Government’s Potential Homesites Program which initiated the Wilton new
Town Project has always been contingent upon mining coexistence issues being
resolved across the entire masterplanned area.

The NSW Government must provide cabinet support for the cancellation of mining
licenses through commercial agreements with landowners in relation to any land
within the Wilton Priority Growth Area before any land is rezoned.

Local Infrastructure Services

Bradcorp Holdings has not submitted with its planning proposal a Voluntary Planning
Agreement to provide local infrastructure funding. Such an agreement would need to
be negotiated in order to accommodate any rezoning.
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Supporting technical reports appended in the planning proposal state that “The
Proponents will also be required to make Section 94 Contributions to Wollondilly
Shire Council (Council). The Section 94 Plan will be exhibited shortly after the Wilton
Junction SEPP rezoning exhibition”.

The planning proposal also appends Social Infrastructure Needs Assessment which
outlines a range of local infrastructure requirements that made be provided. These
will be used as a base by Council in undertaken a separate local infrastructure needs
analysis to capture the revised demands generated by the larger priority growth
areas than first envisaged.

Council does not support the rezoning of any land within the Wilton Priority Growth
Area until satisfactory arrangements have been made for local infrastructure services
to be provided.

Community Consultation and Public exhibition

It is noted that as this planning proposal is considered to be a submission to the draft
LUIS and that the NSW Department of Planning & Environment is the relevant
planning authority.

Accordingly, Council requests that these issues be fully resolved before the draft
LUIS is placed on public exhibition.

Other issues:

The draft LUIS needs to consider the needs for additional cemetery services to meet
planned growth needs.

The draft LUIS needs to consider the needs for additional waste disposal to meet
planned growth needs.
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