Submission

NSW Department of Environment and Planning

Walker Corporation Proposal for Wilton South East Precinct

Planning Framework

Council notes that the NSW Department of Planning & Environment is currently preparing a
LandUse and Infrastructure Strategy (LUIS) to provide aframework for development of
Wilton New Town.

Itis noted that this LUIS and the supporting technical studies that guide this document are
not yetfinalised.

The LUIS is a critical guiding planning strategy that is expected to be given statutory weight
throughthe preparationofaSection117 Directionandamendmenttothe SEPP (Growth
Centres)

The LUIS isintended to provide guidance on:

o Transportinfrastructure
Health infrastructure
Educationinfrastructure
Cultural needs
Biodiversity
Housing densityandtypology
Affordable housing
Economic and retail growth
Employmenttargets
Pedestrian and cycleway networks
Openspaceandrecreation
Activation and amenity
Airandwater quality
Noise attenuation
Bushfire protection
Heritage

o Mining coexistence
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
consultationatthistime.

O O 0O O 0O o o0 O o0 O o0 O o0 o o

Without the LUIS and supporting technical studies being completed, Council is unable to
undertake acomprehensive assessmentofthe 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
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Documentation Consistency

o The proposal is supported by a 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.

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

o ltisunclearastowhetherthese studiesare have beensatisfactorilyupdatedtoreflectthe
requirements of Council and the NSW Department of Planning & Environment

* Thetechnicalreportsdate backtothe middle of 2014 andinmanypartsincorrectlycites
a revised masterplan conceptthat has not been endorsed by Council.

o Alldocumentationneedtobe updatedandreflecttheendorsed masterplanordraftLand
Use and Infrastructure Strategy for consistency and transparency. Council does not support
the public exhibition of any documentationthatdoes notaccurately reflectthe 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.

o ltisnotedthattheIndicative LayoutPlanand Zoning Planas submittedto Councilbythe
NSW Department of Planning & Environment have been superseded viarevised plans being
submittedwhichalteredthe proposaltoaccommodate Counciland OEH concernsover
clearing of vegetation. Allsupporting plans and studies should be updatedtoreflectthe
revised layout plan where inconsistencies occur prior to being placed on public exhibition.

Land Use

o Theproposal seekstorezonethe subjectsite from RU2 Rural Landscape and RU4 Primary
Production Small Lots to a number of zones including:
o R3-Medium Density Development
R2 — Low Density Residential
B5 - Business Development
B2-LocalCentre
SP2 - Infrastructure
o E2 - Environmental Conservation
o Theproposed land zoning map is generally in accordance with the Wilton Junction
Masterplan as adopted by Councilin December 2012.

o O O O

o Theproposedlanduse map proposes anareaof B2 —Local Centre which would allow
commercial and retail development including a full line supermarket without any limitations
of floor space or scale.

o TheWilton Junction Masterplan as endorsed by Councilin December 2012 only envisaged a
‘neighbourhood centre’ level precinct. Such a precinct is commonly zoned B1
Neighbourhood Centre which limits retail development to ‘Neighbourhood Shops’. Under
the LEP, the retail floor area for such development cannot exceed 400 square metres.
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The rationale for limiting the quantum of retail floor space in this location is to ensure tet
the neighbourhood centre does notdiminishorimpede the intended dominantrole ofthe
designated town centre on the western side of the Hume Highway.

Staging and Sequencing

The proposalindicates that thefirst stage release of their precinctwillcommence from
Picton Road via either the Pembroke Parade intersection or the Almond Street intersection
andthatanindicative staging planinincludedin Appendix D. Thereis no staging plan
included in the proposal documentation and Council does not support the proposal
proceedingwithoutprovisionofastaging planunlessitisfirstagreedtoby Councilandthe
NSW Department of Planning & Environment and integrated with the LUIS.

Employment Generation

In 2012 when Council resolved to supportamaster planned newtown atWilton, ajobto
houseratioof 1:1wasadoptedtoensurethatemploymentopportunitieswouldbe provided
locallyto avoidforcing residents to burdenlong commutes for work which has economic,
environmental and social implications.

The proposal submitted by Walker Corporation willgenerate approximately 3,000 new
homes and 1,900 jobs at full development in 2046. However, the report prepared by
MacroPlanDimasi insupportforthe proposalincluded 740jobsinthisfigurethatwould be
jobs where residents work from home or are home-based (i.e. mobile).

The total number of jobs generated from non-residential based zones is therefore 1,160.
Itisacknowledgedthatthe south eastern precinctwas never projectedto containavery
high proportion of the overallemploymenttarget for Wilton New Town. However, without
the LUIS and supporting economic job generation strategy being finalised itis premature to
endorsethe proposed zoningsuntilthereisgreater certainty thatthe broaderWilton New
Town is capable of generating the required number of jobs to sustain new growth.

Council has consistently advocated for the establishment of an appropriate mechanism to
ensurethatadequate employmentopportunitiesare createdtomatch housing supply.
Council and the Department of Planning & Environment have agreed to work with
landownersand partofdevelopingthe LUIStoarrive at suchamechanism. Aseries of
workshops are currently being negotiated with the Department to resolve this issue.
Council does not support any rezoning of land until there is an appropriate mechanism in
placetoensurethatadequate localemploymentopportunities are createdto support
housing growth.

Transport Infrastructure

The Transport Management and Accessibility Plan prepared for the Wilton Junction

Landowners Group dated 30 June 2014 has been submitted in support of the Walker
Corporation proposal.

The TMAP was based on an anticipated incoming population of 11,000 to 13,000

people. As such it was considered that the TMAP would need to be revised to
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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.

* The proposalis supported by a new traffic study dated July 2016. This was used inform
proposedinfrastructure upgrades.

+ The development will result in significant additional traffic loads on three intersection
including:

o HumeHighway/Picton Roadinterchange
o PictonRoad/Pembroke Roadintersection
o Picton Road/Almond Street intersection

* Thedevelopmentproposes sequential upgrades to the existing Hume/Picton Interchange
canbe constructed overtime including 300 metre lengthening of the existing rightturn
lane from Picton Road and would culminate in duplication of offramps and provision of
additional stand-uplanesatsignals. This does not appear to be consistent with the
traffic study included with the proposal and it remains unclear as whether this design
solution is viable.

o Development of upto 900 homes and 300 jobs being accommodated with a “single access”
from either Pembroke Parade or Almond Street intersections.

o Acash contribution towards the construction of the second signalised intersection at Picton
Road and Almond Street will overcome the existing safety issue at this location plus provide
fora4way intersection allowing accessto WSEP. This contribution would needto be
combined with the contribution Lendlease Communities are required to pay under the
Council VPA signed 3 November 2000.

o Abridge over Picton Road near Janderra Lane connecting the south east precinct with the
existing Wiltonvillage is also proposed.

o While generally supporting the Indicative Layout Plan, Council prefers that Aimond
Streetbe providedwithgrade separatedintersections 12-24 months after
consent of stage 1.

o In October 2016, the NSW Department of Planning & Environment engaged Jacobs
engineers to carry a comprehensive Transport Plan for Wilton. This is anticipated to be
concludedinQ22017.

o Councilrecommendsthatthe Indicative Layout Plan and proposed infrastructure upgrades
and funding mechanisms be discussed furtherin consultation with the RMS and Jacobs.

Public Transport

o The TMAP found that “Improvements to public transport services and infrastructure are
recommendedtoreducetheamountofcaruse and meet State Governmenttargetsfor
sustainabletransport. The major componentofthe publictransportnetwork wouldbe 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”.

* Aspreviouslyalludedtothis assessment did not take into consideration the current
estimated dwelling yield for Wilton of 16,600 as outlined in the Greater Macarthur Land
ReleaseInvestigation-Preliminary Strategy & Action Plan. Nordoesitconsideredthe
implications of the Greater Macarthur Consultation update which foreshadowed a further
18,000 homes at West Appin by 2046.
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o 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.

o The TMAP proposed a bus network plan which provided for:

o busroutes, service frequencies and journey time estimates

o estimatesofthebusfleetrequiredtoservicethebusplan

o interchange and layover focused within the Town Centre

o facilities for passengers atthe Town Centre, neighbourhood centres and along
the busroutes.

o ThenTMAPandsupportingdocumentationprovided as partof proposaldoesnot
fully articulate the timingfor delivery of abus network andthe locationofabus
interchange. This needsto be resolved as part of the LUIS before being placed on
public exhibition.

o Councilis 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 andthe plannedintroductionof passengerrail
servicestomeetgrowthasit occurs overtime.

o Councilnotesthataproposedlocal bus network has been submitted as part of
the proposal however this needs to be considered in tandem with the LUIS and
involve discussion withlocal bus service providers and Transportfor NSW.

o 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.

Walking and Cycling

o Council notes that a Pedestrian & Cycling Masterplan has been submitted as part of
the proposal. This needs to be updated to reflect the most recent Indicative Layout
Plan

o Council is generally satisfied that pedestrian and cycleway network proposed will
encourage active transporthowever, this network willneedto bereflected inthe LUISto
ensurethatit integrates well with the broader masterplanned area.

o 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.

o Council has prepared a Social Planning Strategy (adopted Nov 2016) which has identified
te 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
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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.

+ AreportpreparedbyMacroPlanDimasiforthe Wilton Junction Landowners Group
dated May 2014 statesthatgreenfield areastypically exhibitapreferencefordetached
dwelling stock versus townhouses, villas apartments etc. Itis 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.

o Amodel DCP has been submitted in support for the proposal which proposes a clause
with a blanket minimum lot size of 400m2 with provision for aminimum lot size of
200m2inareas close to parks, retail services and transport.

o Councildoesnotsupportthisapproachandwillandemphasisesthatthe
masterplanned approach provides the most appropriate mechanism to plan for a mix of
housing typologies andimplementthose thoughthe land zone and minimum/otsize
mapinWollondilly LEP 2011.

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

o TheLUIS should establish cleartargets to support a greater mix of housing types and
choices toaccommodate arange of segments ofthe market. Thisis animportant
consideration intendedto ensurethataffordable housing choices are provided and
caterforabroader demographic.

Proposed Development Standards — Minimum Lot Sizes

o Amodel DCP has been submitted in support for the proposal which proposes a
dause with a blanket minimum lot size of 400m2 with provision for aminimum lot
size of 200m2in areas close to parks, retail services and transport.

o Council is not supportive of this blanket approach to minimum lot size use and
believes that a more strategic approach should be preferred where housing
density is planned to be provided close to services, parks and amenities and
along designated transport corridors such as local bus routes. Such an
approach also 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.

o Council is not supportive of clause 4.1C that allows an exception to minimum lot
sizes of 200m? for certain development within the R2 zone if lots adjoin a
recreation area or bus route. This does not consider design-led principles with
master planning and could result in an ad hoc approach to housing density which
does not well integrate with planning for local services and amenities as a
masterplanned community should. Justification that this can be controlled through
a DCP is not supported. 200m? lots should be consistent with proposed R3 zoning.
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Affordable Housing

Affordable housing has not been adequately considered as part of the proposal.
Council expectsthatthe LUIS will setappropriate targets and principlestorequire
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 Walker Corporation.

Council believes that there is insufficient delineation of areas of exotic and native
grassland areas in accordance with applicable Scientific Determinations by data and
mapping within the Strategy.

Council believes that there is an underestimation of identification of the conservation
value of the site as a consequence of deficiencies regarding grassland areas as well as
the significance of the open woodlands in the northern part of the site.

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

Council has concerns with the proposed noise barrier consisting of a 10m high by 10m
wide landscaped setback from Picton Road. Picton Road forms the eastern entrance to
Wollondilly and Wilton is the first village traveling from Wollongong. Its rural landscape
and setting are key to forming identity and sense of place. The visual impact of this wall
along the northern edge of WSEP creates a visual barrier to motorists. This can be
likened to traveling down a motorway. Council’s preference is for an alternative solution
to be considered.

Council also has concerns with the requirement for land purchasers to fit acoustic rated
windows/doors to achieve a 6dBA reduction. It is suggested that a further setback from
Picton Road be required or an alternative solution to reduce the need for acoustic
treatment to dwellings.

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
South East 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.
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Community Consultation and Public exhibition

o Itis 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:

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

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