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Reference Key Issues Response 

LOSS OF VEGETATION AND WILDLIFE 

 

- Concern that Shale Sandstone Transition Forest 
(SSTF) and Cumberland Plain Woodland trees will be 
removed for residential dwellings. There is concern 
that sites will be clear-felled and that this will have 
significant impact on the native wildlife and 
scenery, even with the offset vegetation proposed 
to be retained. 

 
- Concern that drainage to natural watercourses will 

be increased and that development of this area 
would break the wildlife corridors between the 
Georges and Nepean Rivers, and east to west of 
Appin. There was speculation that no subdivision 
should be allowed until a wildlife corridor (National 
Park) has been established between Campbelltown 
and Wilton. 
 

- Concern that the increase in cats, dogs and vehicles 
will threaten wildlife, particularly bird species. 
 

- There’s concern that one approval will lead to a 
precedent being established and further clearing of 
forested areas for new residential developments in 
the area.  

Walker Corporation (Walker Corp.) have undertaken to engage consultants to 
perform a credit calculation, management matrix and bio-banking application 
for an offsite bio-banking site at Elladale Road, Appin. This plan, the 
“Biodiversity Offset Strategy February 2014”, was referred to the Office of 
Environment and Heritage who provided comments back to Council on 9 
April 2014.  
 
The OEH advice at that time confirmed that the proposal would be likely to 
provide sufficient offsets provided that the Planning Proposal was 
Biocertified and only if one of the mechanism in section 8.1.1 or 8.1.2 of the 
BCAM was used to secure the offset. The OEH also advised that it was 
preferred that all offsets are to the west of the bypass location as the parcels 
to the east of the bypass would be small fragments with reduced long term 
viability. 
 
The Office of Environment and Heritage (OEH) notes that the application will 
be processed under the now repealed Threatened Species Conservation Act 
1995 (TSC Act) as OEH authorised the exhibition of the biodiversity 
certification application before the commencement of the new Biodiversity 
Conservation Act 2016 (BC Act). 
 
OEH has advised Council in their submitted comments that one of the 
outcomes of the BC Act is that payment to the Biodiversity Conservation 
Fund is also an acceptable conservation measure. OEH notes that the 
developer can only obtain the benefits of biodiversity certification under the 
Biodiversity Certification Assessment Methodology under the TSC Act. Future 
applications would be processed under the Biodiversity Conservation Act 
2016. 
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Reference Key Issues Response 

Wollondilly Shire Council has been liaising with OEH since November 2008 
regarding the need to reduce impacts to priority conservation lands on the 
Cumberland Plain, as identified in the Cumberland Plain Recovery Plan 
(2011), and to the Shale Sandstone Transition Forest. OEH has also requested 
that the location of the proposed Appin Bypass reservation be considered in 
the planning proposal with the land west of the bypass reservation be 
protected as an offset area.  
  
The current proposal is consistent with this advice. The proposal has reduced 
the proposed residential zone area to reduce impacts on red flag vegetation 
and associated habitat. The residential area has been located so that a core 
area of connected vegetation is protected to the west of the development. 
 
In the Draft Voluntary Planning Agreement, the proponent proposes to 

provide funds to establish a “green fund” grants program to support 
community led environmental projects such as animal crossings, revegetation 
projects, and community garden projects. The proponent is proposing to 
contribute $500,000 towards the green fund ($2,326 per lot). 
 
Following the presentation of this Submissions Report regarding bio-
certification to Council, the final application will be submitted to the Minister 
for Environment. OEH advises that they will prepare a Recommendation 
Report to accompany this application for the Minister for Environment’s 
consideration and decision on whether to grant certification. 
 

IMPACTS ON KOALA POPULATION AND CORE KOALA HABITAT 

 

 
- Comments from the community that the area 

proposed to be cleared is “Core Koala Habitat” as 
koalas were documented in the area late 2017 and 
this habitat should be protected. 

The Bio-Certification Assessment Report submitted by Walker Corp. details 
that the proposed biobanking site comprises 34.31 hectares of Shale 
Sandstone Transition Forest as well as large areas of habitat and confirmed 
records of the Cumberland Land Snail and potential Koala habitat. In addition 
to on-site conservation measures proposed, it is proposed that a separate 
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Reference Key Issues Response 

 
- Concern that the area proposed for conservation 

(SSTF High Sandstone Influence) is of lower value to 
koala populations than the habitat which is 
nominated to be cleared (SSTF Low Sandstone 
Influence, and Core Koala Habitat). 

site of at least 20 hectares at Elladale Road, Appin will be established as a 
biobanking site. This land contains 18 hectares of the Endangered Ecological 
Communities, habitat, and confirmed records of the Cumberland Land Snail 
and Koalas. 
  
Walker Corp. notes that whilst no Koalas were recorded on site during the 
assessment period, November 2012 to November 2014 (Travers bushfire and 
ecology 2014a), a review of all known Koala records and observations of 
Koalas by long term residents indicate that the area is likely to be used by 
Koalas. Similarly, an expert report has been prepared concluding that the 
Koala is likely to use habitat in the proposed offset area that is immediately 
adjacent to the impact area. 
 
OEH has submitted comments indicating that they initiated the “Wollondilly 
Koala Conservation Project”. This project involves collecting new information 
on koala distribution, abundance, movement, and habitat usage within the 
Wollondilly LGA. This information gathering commenced in March 2016 and 
investigations are ongoing. 
 
OEH recommends that the planning proposal and bio-certification 
application should be updated to reflect the most recent information 
available on koala populations and habitat. Council’s response to this is that 
while these updates are accurate they do not add value to the proposal. The 
relevant land is already identified and proposed for conservation purposes. 
The site is triggered as an OEH red flag area and as such is identified as being 
in a high importance category for conservation. Updating the planning 
proposal and bio-certification application to add details which do not affect 
the conservation ‘triggers’ any further would only serve to delay the 
assessment process. 

OEH “RED FLAG AREA”  
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Reference Key Issues Response 

 

- Concerns that the area proposed to be cleared is a 
designated priority conservation area and that this 
area contains one of the few remaining populations 
of disease free koalas. One submission notes that 
the presence of a breeding female was recorded in 
the area in 2017. 

Two vegetation types are recorded as being part of the Cumberland Plain 
Sydney Basin on the site. The ‘Grey Box - Forest Red Gum grassy woodland’, 
and the ‘Narrow-leaved Ironbark - Broad-leaved Ironbark - Grey Gum open 
forest’ meet the definition of critically endangered ecological communities in 
the Threatened Species Conservation Act. These will be impacted by the 
proposed development. The report from Walker Corp. indicates that in total 
13.50 hectares of red flag vegetation will be impacted by the proposed 
development. 
 
The presence of red flags within the proposed development area means that 
bio-certification of the land cannot be conferred unless a red flag variation is 
granted by the Minister for Environment. An application for a red flag 
variation must satisfactorily address the criteria in Section 2.4 of the 
Biodiversity Certification Assessment Methodology (2011) for a proposal to 
be regarded as improving or maintaining biodiversity values.  The Minister for 
Environment must be satisfied that impacts to red flag areas are able to be 
offset. 
 
To ensure the retention of high conservation values in the proposed E2 zone, 
OEH recommends the land be consolidated under one ownership and 
managed for conservation purposes. To this end OEH has submitted a 
recommendation that the minimum lot size for the conservation lands be 
100ha, consistent with adjoining E2 land. 

INFRASTRUCTURE PROVISION 

 

- Comments back from multiple sources that report 
the current water pressure in the area is 
inadequate. There are also comments that there is 
insufficient sewerage infrastructure, public 
transport and local council services regarding 
streetscape upkeep. There is concern that the 

Council raised water pressure within the Appin urban area as an issue in a 
letter to Sydney Water, dated 13 July 2018. A community forum held for the 
Macquariedale Road Planning Proposal was referenced where Council heard 
from numerous residents that existing water pressure was insufficient.  
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Reference Key Issues Response 

shortage in these services will be exacerbated by an 
increase in population. 
 

- There are also comments that more public open 
space and schools will be needed to service an 
increased population. 
 

- Speculation that multiple small rezoning applications 
have been lodged by the same developer to avoid 
triggering a significant infrastructure investment. 

Sydney Water consulted with their engineering team and responded that no 
previous customer complaints had been lodged and Sydney Water was 
unaware of a pre-existing issue. In addition, Sydney Water commented that 
their recorded pressure gauge readings registered as adequate (25-30 metres 
pressure) and that a booster pumping station had been constructed in 2013 
to boost pressure to properties near Appin Reservoir. 
 
The delivery of roads and facility infrastructure is integral to the delivery 
development.  
 
The proponent is proposing the following in the Draft Voluntary Planning 
Agreement: 
- Provide funds to establish a “community chest” grants program to help 

manage impacts on the community caused by growth. The proponent 
has indicated that the grants program would be run by Council and 
community members to support local community groups such as the 
historical society, the Men’s Shed, apprentice training, sporting clubs, 
etc. The proponent is proposing to contribute $2.5 million towards the 
grant fund ($11, 628 per lot). 

- The proponent intends to retain their current commitment for 
streetscape improvements to the Appin village centre. This is likely to 
involve undergrounding overhead power lines and landscape 
improvements. 

 
While all planning proposals need to be considered on their merits, in assessing 
a planning proposal Council considers the contribution that each proposal 
needs to make towards the delivery of infrastructure to support growth, 
having regard to other proposals or development that has been approved. 
These contributions could include works in kind or monetary contributions. 

TRAFFIC AND TRANSPORT 
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Reference Key Issues Response 

 

- Comments were received that the road 
infrastructure in the area currently requires 
upgrades, including the widening of Appin Road, the 
Appin Bypass and upgrades to Rixon Road, areas 
around Gordon Lewis Oval, and The Wilton Road. 
There is concern that an increase in population 
would mean increased traffic in several areas which 
already require investment. 

 
- There is concern that an increase in the local traffic 

will lead to congestion, decreased road safety, air 
pollution, inadequate street parking and pressure 
on road widths which are already narrow and 
problematic for users. 
 

- Concern that there is no additional public transport 
offered to support the increased population this 
development will generate. 

 
- A submission misunderstood the intention of the 

planning proposal, believing that the land reserved 
for the Appin Bypass and zoned SP2 Infrastructure 
zone is proposed to be removed. 

A Voluntary Planning Agreement (VPA) between Council and the developer 
will deliver road infrastructure as part of the planning proposal. This 
Agreement has been reviewed and commented on by RMS. The proponent 
proposes to spend $2.5 million on works to upgrade intersections onto Appin 
Road required by the development to improve safety, capacity and 
convenience along Appin Road between Church Street and Market Street. 
The VPA also outlines a contribution towards new cycle paths (i.e. $700,000). 
 
The level of works proposed to Macquariedale Road will be reduced to reflect 
the proponent’s intention to design any future development so that vehicles 
accessing Macquariedale are minimised. The proponent is proposing to 
include a VPA provision which will limit the number of new dwellings with 
frontage to Macquariedale Road to a maximum of 25. 
 
Any future development application will require a traffic study to be 
submitted. This will model and make recommendations to address traffic 
congestion, parking, pollution, and the availability of public transport. 
 
RMS have been extensively consulted regarding the planning proposal and 
have no objections to the proposal in principle assuming their 
recommendations outlined in correspondence dated 8 October 2018 are met. 
Walker Corporation notes that the inclusion of the route for the Appin Bypass 
is not their proposal and will not service development of the site. The Appin 
Bypass is an RMS proposal. 
 
On 18 April 2016 Council resolved to consult with RMS as to whether they 
would support the removal of provisions within the planning proposal that 
preserve the Appin Bypass corridor in the Wollondilly LEP. RMS is currently 
preparing a regional road corridor strategy for the Picton and Appin Road 
network to manage these two road corridors over the next 20 years. It is 
understood that a draft of this document will be available in the near future. 
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Reference Key Issues Response 

 
RMS have responded that they had no objection to replacement of the SP2 
Infrastructure zone in favour of E2 Environmental Conservation. The E2 
Environmental Conservation effectively protects the identified corridor from 
residential development and this land remains excluded for development 
purposes. RMS notes that the amendment does not constrain the future 
provision of a bypass if it is deemed to be required in the location previously 
identified. 
 
The proposed Appin Bypass bisects the Shale Sandstone Transition Forest on 
the western edge of the proposed development. OEH supports the 
application of the E2 Zone to land proposed for conservation, including the 
area covered by the road corridor. OEH has also requested that the location 
of the Appin Bypass reservation be considered in the planning proposal with 
the land west of the bypass reservation be protected as an offset area. 

URBAN DESIGN AND LIFESTYLE 

 

- Concern that the rural character of Appin will be 
compromised by the additional development. It is 
stated that the additional 215 dwellings will 
increase the population by 25%. 
 

- It is speculated that small rezoning applications 
enable developers to make no significant 
infrastructure upgrade commitments. However, 
when numerous small applications are approved 
this lack of investment into infrastructure quickly 
becomes an accumulative problem. It is speculated 
that more than 18,000 new dwellings have been 
proposed in small applications for the area. 

 

Council has finalised its Growth Management Strategy which outlines support 
“for "natural" rates of growth”. At a growth rate similar to that of the last 15 
years, the average being 1.9% p.a., the LGA would experience a 20,000 
population increase over the next 25 years (Wollondilly Shire Council Growth 
Management Strategy, 2011). A proposed increase of 215 dwellings is not 
unreasonable in the context of this natural growth rate. 
 
The amendments proposed by the proponent are not considered to change 
the general principle of development at this location and so the planning 
proposal is still considered to be generally consistent with the Key Policy 
Directions and Assessment Criteria contained within the Wollondilly Growth 
Management Strategy 2011. 
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Reference Key Issues Response 

- There is concern that with an increased population 
density there will also be increased crime in the 
area. 
 

- There is concern that the density of the proposal is 
too high for the character of the area, with lot sizes 
that are smaller than the lots commonly in the area. 
 

- There is concern that the development will result in 
the loss of land which had been donated for use as 
two soccer fields as part of the Gordon Lewis Oval. 

 
- Residents have expressed a concern that the 

proposed development would detrimentally affect 
Rural scenic and historic character of Appin. 

In the Wollondilly Council report 18 April 2016, it was recommended that 
Council’s Land & Property Panel should be consulted on whether the Panel 
will support the proponent’s offer to transfer a small section of land to 
Gordon Lewis Oval. The Land and Property Panel resolved to support the 
dedication of land to Council subject to the land being appropriately cleared 
in accordance with the Biocertification Application prior to land transfer. 
 
As part of the Draft Voluntary Planning Agreement, the proponent proposes 
to retain upgrades to Gordon Lewis Oval although the level of contribution 
would now be reduced to reflect the lower lot yield. 
 
It is noted that Council is currently review its Contributions Plan to ensure 
development in the area appropriately contributes to the infrastructure 
required to support growth. These contributions are required to be paid once 
development approval has been granted.   

CONSULTATION PROCESS 

 
- One submission questions fairness and integrity of 

the consultation process. 

Following the presentation of this Submissions Report regarding bio-
certification to Council, the final application will be submitted to the Minister 
for Environment. OEH advises that they will prepare a Recommendation 
Report to accompany this application for the Minister for Environment’s 
consideration and decision on whether to grant certification. 
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