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Attachment 2; Matrix & Table Summarising Stakeholder submissions to the Tahmoor Town Centre Planning Proposal 
 

MATRIX OF KEY ISSUES RAISED IN SUBMISSION 
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Submissio
n No. 

Does the 
submission 
support the 

development? 

1 No ●  ●           

2 No ●  ● ●          

3 Yes ●   ●          

4 No  ●        ●    

5 No  ●  ●          

6 No ● ●            

7 No        ● ●     

8 No ● ● ● ●  ●   ●   ●  

9 Yes    ●    ●     ● 

10 Neutral ●             

11 No ●   ●          

12 No ● ● ●  ●         

13 Neutral  ●   ●         

14 No ●  ●           

15 No  ●            

16 Yes     ● ●       ● 

17 No ●  ● ● ●         

18 No  ●  ●          

19 Yes    ● ●         

20 No ● ●  ●          

21 No ● ●  ● ●  ●       

22 No ● ●  ●          

23 No ●    ●       ●  

24 No  ● ● ●          

25 Yes ●   ●   ●    ●  ● 

26 No ● ●  ●          

27 No ● ● ● ●  ●    ● ●   

28 No ● ●  ●       ●   

29 No        ●      

30 No ● ● ● ● ●  ●       

31 No ● ● ● ● ●         

32 No ● ● ● ●     ●     

33 No ● ●  ● ●  ●       

34 No ● ● ● ● ●  ●   ●    

35 No  ● ●    ●       
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  Issues Raised 
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Submissio
n No. 

Does the 
submission 
support the 

development? 

36 No ● ● ● ● ●   ● ● ●    

37 No ● ● ●     ●   ●   

38 No ● ●  ●     ●     

39 No ● ●            

40 No  ●            

41 Yes      ●       ● 

42 No ● ●    ●        

43 No ● ● ● ● ●   ●      

44 No ● ● ●  ●       ●  

45 No  ●  ●   ●       

46 No ● ● ● ●     ●     

47 No ● ●   ●         

48 No ●      ●       

49 No ● ●  ●          

50 No ● ● ●  ● ● ●       

51 Yes ●    ●        ● 

52 No ●  ●  ● ●        

53 No ●  ●   ●      ●  

54 Yes   ●   ●        

55 No ● ● ●      ●     

56 Yes              

57 Yes              

58 No   ●   ●        

59 No      ●        

60 No ●  ●  ● ● ●       

61 No   ●           

62 No ●  ●   ●        

63 No  ● ●           

64 No ● ● ● ● ●     ● ●   

65 No ● ● ●           

66 No ● ● ●      ●     

67 No ● ● ●           

68 No  ●  ●          

69 No ●  ●           

70 No  ● ●           

71 No ●  ●  ●  ● ●    ●  

72 No ●  ●           

73 No ● ●  ●    ●      

74 No ● ● ● ● ●     ● ● ●  
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  Issues Raised 
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Submissio
n No. 

Does the 
submission 
support the 

development? 

75 No ● ●  ●          

76 Yes ●    ●   ●     ● 

77 No ●  ●           

78 No  ●  ●          

79 No ● ●            

80 No ● ●     ●   ●    

81 No ●  ●  ● ● ●       

82 No      ●        

83 No ●  ●  ●         

84 No ● ● ●  ●         

  58 49 41 34 26 15 13 9 8 7 6 6 6 
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TABLE SUMMARISING SUBMISSIONS AND COUNCIL’S RESPONSE 

Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 

Traffic, roads and public transport 

 

 Roads are inadequate at present; 
- The proposed development will lead to more congestion in 
surrounding streets and the local area 
- Further development will have an impact on the state of roads in 
Tahmoor 
- Upgrades to local roads will need to occur first in order to fix current 
traffic issues 
- The streets in the vicinity of the proposal are too narrow for the 
number of extra car movements proposed 
- Roads leading out of Tahmoor are in need of upgrade 
- Streets surrounding the proposal site are often congested in the peak 
period 
- Local roads are often not maintained very well at present 
- The Picton Bypass should be constructed in order to ease congestion 
- Traffic on Thirlmere Way will cause safety issues due to restricted 
visibility over the existing rail bridge. 
- More car movements will pose a safety risk for pedestrians in the 
vicinity 
- The development will block car and foot traffic from York Street 
causing congestion through the main street. 
- Emergency vehicles will be unable to quickly attend the development 
site due to traffic and the proposed part closure of York Street. 
- Menangle Road and the Hume Highway will need improvements 
made to ease congestion from extra car movements 
- The Bargo Road off ramp is inadequate and needs to be upgraded 

 
The Planning Proposal is expected to generate 432 additional dwellings, 
which is considered to have a significant impact on the road network. 
 
It is noted that the development will lead to more congestion and 
subsequently impact the condition of surrounding roads. 
 
There are additional roadworks that are already approved to occur in 
conjunction with the Tahmoor Town Centre extension development 
application (DA). Any further upgrades to road signage, intersections and the 
roads themselves may occur as part of the development application (DA) 
process through a voluntary planning agreement (VPA). 
 
A Traffic study has not yet been submitted.  
  
This specialist study will be requested if the draft planning proposal was to 
receive a Gateway Determination. 

 
No changes proposed to Planning Proposal 

 

 Public transport is currently limited and unreliable; 
- Train services on the Southern Highlands Line are not frequent 
enough for the existing population let alone further population growth 
- Train services take too long to arrive at their destinations 
- The site is well positioned next to Tahmoor train station 
- This development will allow better lobbying power for the 

electrification of the train line. 
- Tahmoor train station needs to be upgraded 
- Current train services will not be able to accommodate for further 
growth and are already crowded 
- Tahmoor bus services are too infrequent 
- Public transport will not provide easy or reliable access to jobs for 
new residents 
- Taxi services in Tahmoor are sparse and unreliable 
- Rail services were recently cut in the area despite overcrowding, so it 
is unlikely this proposal will lead to increased services 

 
The development site is located in close proximity to the Tahmoor Train 
Station which provides weekday services approximately every hour in off 
peak and every 30-50 minutes in peak. 
 
Noted - Council acknowledges the limited public transport options available 
to residents in the area, particularly in reference to rail links. 
 
Government transport agencies would be notified of the development as 
part of the public exhibition process if the proposal is supported by Council. 

 
No changes proposed to Planning Proposal 

 

 Lack of parking in and around the development; 
- Not enough parking spaces will be provided to residents in the 
development 

 
Parking provisions will be addressed in detail at the Development 
Assessment stage.  

 
No changes proposed to Planning Proposal 
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Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 
- More parking spaces need to be provided for train users and 
shoppers also 
 

 

 Likely increase in car accidents and safety risks. 
- There is potential for more car accidents to occur as a result of an 
increase in car movements in the general vicinity of the proposal 
- Traffic on Thirlmere Way Rail Bridge will cause safety issues due to 
restricted visibility over the bridge. 
- This development will pose a safety risk to pedestrians due to a 
drastic increase in car movements in a high pedestrian activity area 
- There are not enough pedestrian crossings provided around the 
development 
 

 
Council acknowledges that an increase in car movements will lead to an 
increase in car accidents. If the planning proposal is to progress, specialist 
studies will be required that may address these concerns.  

 
No changes proposed to Planning Proposal 

 

 More funding for streetscape improvements are needed 
- More funding is needed for basic streetscape and street furniture 
 

 
Noted. Concerns to do with streetscape improvements may occur as part of 
the development application (DA) process through a voluntary planning 
agreement (VPA). 

 
No changes proposed to Planning Proposal 

Rural living and unnecessary development 

 

 Inconsistency with rural living and local character. 
- This proposal does not fit/compliment Wollondilly Shire Council’s 
‘Rural Living’ image. 
- This development would destroy the country look and feel of Tahmoor 
and surrounding areas 
- This development does not fit within the rural landscape of Tahmoor 
and Wollondilly 
- High rise development would reduce the rural living lifestyle currently 
enjoyed and promoted in Tahmoor 
- People move out to this area for rural living and larger blocks of land 
 

 
The impact of the proposal on the ‘rural living’ idea and the surrounding 
locality has been addressed in the attached Council Report.  

 
No changes proposed to Planning Proposal 

 

 The level of proposed development is unnecessary and 
inappropriate; 
- High rise development of this kind should not be occurring in 
Wollondilly especially considering the amount of development currently 
being constructed 
- This development includes an inappropriate amount of commercial 
and residential development. 
- This will contribute to the over development of the area 
- This development is too tall and large for the area 
- The density of Tahmoor will increase noticeably 
- High rise should be constructed in more metropolitan centres with 

better services 
- There would be a lack of transition between high and low density 

development in Tahmoor 
- Blocks surrounding proposal should be allowed dual occupancy 

developments instead 
- Pressure on local farmland and farm activities due to developments 

 
An assessment of the proposal against the GMS and housing targets was 
undertaken in the attached Council report. This assessment demonstrated 
that the level of proposed development on the site would be unnecessary in 
light of metropolitan rural area provisions in the Greater Sydney Region Plan 
and Council’s Growth Management Strategy. 
 
It is acknowledged that the development is not consistent with current 
buildings and development situated in Tahmoor and surrounding areas. 
 
 

 
No changes proposed to Planning Proposal 



Wollondilly Shire Local Planning Panel Meeting Attachments 29 November 2018 

 

Item 7.4 - Attachment 5 Page 34 

Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 
- Nearby metropolitan centres already offer affordable apartment living 
and so it is not necessary in Wollondilly 

 

 Negative impacts on scenic and landscape value; 
- This development will have an impact on the scenic and landscape 
value of Tahmoor and the surrounding areas 
- Current height limits are attractive to people living in more built up 
areas who prefer rural lifestyles 
- This will have an impact on tourism due to its visibility from a large 
surrounding area 
 

 
The impact of the proposal on the landscape of Tahmoor and the 
surrounding locality has been addressed in the attached Council report. 

 
No changes proposed to Planning Proposal 

Inadequate infrastructure and services 

 

 Lack of Educational and Childcare services and infrastructure 
- Local schools are at capacity and any further population growth will 
cause further demand on already limited resources 
- The only public high school in Wollondilly, Picton High School, is 
currently at capacity and about to undergo extensive upgrades. This will 
mean that it will have limited resources during the construction period 
- Childcare services are currently inadequate and more need to be 
provided in the area 
 

 
If the proposal were to progress further, the Gateway Determination may 
condition consultation with relevant government agencies in regard to the 
listed concerns. 
 
 

 
No changes proposed to Planning Proposal 

 

 Lack of Medical services and infrastructure 
- Wollondilly is currently lacking a public hospital and people currently 
have to travel large distances more medical help 
- Health services are also limited, with mental health services in 
particular 
- There are not enough doctors in the area 
- A larger population as a result of this development will attract more 
health professional into the area 
 

 
If the proposal were to progress further, the Gateway Determination may 
condition consultation with relevant government agencies in regard to the 
listed concerns. 
. 
 

 
No changes proposed to Planning Proposal 

 

 Lack of Police and fire brigades 
- There is a lack of police resources in the area and this will limit their 
ability to respond to the increase in crime this development will bring 
- Police presence in Tahmoor is minimal at present 
- There are no fully manned police stations in Wollondilly 
- Fire services are not functioning at full capacity 

 

 
If the proposal were to progress further, the Gateway Determination may 
condition consultation with relevant government agencies in regard to the 
listed concerns. 
 

 
No changes proposed to Planning Proposal 

 

 Lack of Community services and infrastructure 
- Local social community services would be inadequate for any 

increase in population in the area at present 
- A new library should be built in Tahmoor 

 

 
If the proposal were to progress further, the Gateway Determination may 
condition consultation with relevant government agencies in regard to the 
listed concerns. 
 

 
No changes proposed to Planning Proposal 

 

 Issues with Power and telecommunications 
- Issues with telecommunications in the area have gotten worse 
- The NBN currently provides a limited service 

 
Consultation with the relevant agencies has not occurred. Telecommunication 
concerns have been noted.  
 

 
No changes proposed to Planning Proposal 
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Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 
- The power grid will not be able to cope with extra developments in the 
area 
 

Endeavour Energy noted that the proposal would result in a significant 
electrical load and would require developers to extend and augment the 
existing high voltage network to facilitate connection. Further consideration 
will be required for the location of any required substation. Further 
consultation and assessment of this issue will occur if a Gateway 
Determination is received.  

 

 Increase in Waste services leading to stress on Council 
resources 
- The development will lead to an increase in use of council resources 
with more waste and bin required to be collected 
 

 
It is noted that this development would lead to an increase in council 
resources, however this would be offset by an increase in Council rates. 
 

 
No changes proposed to Planning Proposal 

Design and height of development 

 

 The building it too large and will be visible from surrounding 
areas; 
- The height and size of the proposed development is excessive for the 
area 
- This building would be seen from most of Tahmoor and surrounding 
areas 
- The development is too high and large and would be more suitable if 
it was half the size or less. 
 

 
It is acknowledged that the development is not consistent with current 
buildings and development situated in Tahmoor and would affect the visual 
amenity of surrounding areas. 
 

 
No changes proposed to Planning Proposal 

 

 The building could be badly designed and cause issues for 
surrounding properties; 
- There are privacy concerns due to the height of the development and 

the ability to view homes and into backyards from above 
- Public housing needs to be included as part of this proposal 
- Shop top developments are prohibited as residential accommodation 
- The building could be inaccessible for an ageing population in the 
event of a lift breaking 
- The development will cause a loss of sunlight and shadows over 
surrounding properties 
 

 
It is acknowledge that with any high rise development there are concerns 
with the privacy of neighbouring properties. 
 
Public housing is not a consideration of the planning proposal process. 
 
Shop top residential developments are a common form of development 
present throughout the state. 
 
Considerations for lifts and sunlight would need to be considered at the 
development application (DA) stage. 

 
No changes proposed to Planning Proposal 

Commercial, retail and local employment 

 

 New commercial spaces will be positive for the local economy 
but they may be inappropriate; 
- This development includes an inappropriate amount of commercial 
space considering the number of shop vacancies at present 
- More commercial services are needed in Tahmoor and the local area 
- There will be an increase in customer foot traffic for local businesses 
- This development will assist in creating a healthy local economy that 
creates jobs for the region through an increase in sales 
- There is currently a lack of industrial areas in the shire and this should 
be investigated rather than commercial 
 

 
The planned commercial space is part of the Tahmoor Town Centre 
expansion, which has already been assessed as part of the development 
application (DA) process and is not a consideration of this planning proposal. 
 
A Draft Industrial Study was conducted by Council and concluded that there 
is an adequate supply of industrial land overall across the shire, with demand 
located in some smaller industrial areas 

 
No changes proposed to Planning Proposal 
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Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 
 

 There are not enough jobs in the local area; 
- Tahmoor needs more long term employment opportunities 
- This development will create new jobs in the commercial areas and 
also during construction 
- There is a lack of available local employment in the area 
- The majority of trades jobs during construction of this development 
will not be local 
- Jobs will not be in walking distance for new residents due to the need 
for travel outside of the area 
 

 
It is acknowledged that Tahmoor needs more employment opportunities and 
that most residents work outside of Wollondilly local area. 
 

 
No changes proposed to Planning Proposal 

Character and identity of local area 

 

 Inconsistency of the development with Tahmoor’s character and 
identity; 
- This development would destroy the historic character and fabric of 
Tahmoor 
- A building of this kind would be inconsistent with the surrounding 
street scape and building style of Tahmoor as a rural or country town 
- High rise development does not fit the character of Tahmoor village 
- This development will further enhance our town identity and 
modernize the streetscape 
- This development would destroy the country look and feel that people 
move to Tahmoor for 
- The scale of building will not be consistent with surrounding densities, 
building heights or the built environment 
 

 
It is acknowledged that the development is not consistent with current 
buildings and development situated in Tahmoor and would affect the visual 
amenity of surrounding areas. 
 
The impact of the proposal on the landscape of Tahmoor and the 
surrounding locality has been addressed in the attached Council report. 

 
No changes proposed to Planning Proposal 

 

 The development will have positive and negative impacts on the 
community; 
- This development will increase Tahmoor’s population by too much 
- It will allow people to live, work and socialise within the local 
community 
- The building will lessen social isolation and create a stronger 
community 
 

 
Dwelling targets as outlined in the Wollondilly Growth Management Strategy 
have been met within the Picton/Thirlmere/Tahmoor area.  
 
Under the MRA guidelines this proposal would not be considered local 
growth.  
 
Noted 

 
No changes proposed to Planning Proposal 

Planning process and precedent 

 

 This development will set a precedent for high rise development; 
- This development will set a precedent in the local area, allowing for 

more high rise to occur in other areas 

 
Noted 

 
No changes proposed to Planning Proposal 

 

 Issues with the planning proposal document and planning 
process; 
- The location of this proposal is good, as it is close to public transport 
and the central business hub 
- The planning process within council is too long and laborious 

 
Noted 
 
 

 
No changes proposed to Planning Proposal 
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Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 
- The Planning Proposal document is biased, misleading and 
inaccurate. 
- The planning proposal does not mention who will be undertaking the 
local road upgrades and when 

Crime and social problems 

 

 Issues with the planning proposal document and planning 
process;  
- There will be an increase in crime levels subsequent to the 
construction of this development 
- This development will cause an overall increase in social problems in 
the area 
- An increase in social/community housing will bring socio-economic 
and crime issues. 
- More recreational facilities will need to be provided to decrease 
problematic youth crime rates in the area 

 
The proposal does not include ‘affordable’ or ‘social’ housing provisions as 
defined by Family and Community Services NSW. This is not a 
consideration of the planning proposal process. 
 
If the proposal were to progress, appropriate consultation will occur with the 
relevant bodies such as Council’s Recreation and Facilities Planner. 
Specialist studies may be required as a result of this consultation process. 
Recreational facilities may be a consideration during the development 
application (DA) process through a voluntary planning agreement (VPA). 
 

 
No changes proposed to Planning Proposal 

Noise pollution 

 Possible noise impacts and pollution from development;  
- There will be noise impacts on surrounding properties due to sound 

acoustics 
- Noise pollution from the adjacent railway will affect residents 
- Current traffic is noisy and will only worsen with further development 

 
If the planning proposal was to progress, further specialist studies will be 
requested that may address these concerns.  
Any future development will be assessed in accordance with SEPP 
(Infrastructure) 2007. 

 
No changes proposed to Planning Proposal 

Sewerage and water  

 Inadequacy of the current wastewater and sewerage system;  
- The current wastewater system has limitations 
- Water and sewerage infrastructure will be overloaded again with more 

development 
- An increase in stormwater may lead to flooding in nearby streets in 

Tahmoor 
- There are issues with water and sewerage capacity in the area and 

upgrading these facilities will be costly 
- The Picton sewerage treatment plant will not have enough capacity 

for this development 
- Open drains in Wollondilly are dangerous 

 
Preliminary consultation with Sydney Water has occurred. The proposal will 
be able to be serviced by reticulated water via an existing watermain located 
on Thirlmere Way.  
 
There is currently no capacity at the Picton Sewerage Treatment Plant 
Effluent Management System to manage additional treated effluent. The 
treatment plant is projected to be upgraded in 2023 subject to approval from 
the Environmental Protection Authority NSW. The connection of the 
proposal would be subject to this amplification.   

 
No changes proposed to Planning Proposal 

Mine subsidence  

 There are existing mine subsidence issues in the area;  
- The building is located in a mining subsidence area 
- If development does go ahead, there could be further subsidence 
issues in the future 
- Subsidence should not be an issue impacting this development due to 
modern construction methods 

 
Preliminary consultation with Subsidence Advisory NSW and Tahmoor Coal 
in regard to the proposal. Correspondence dated 27 March 2018 noted that 
future mine plans located in the Wongawilli and Tongara Seams would 
cause subsidence impacts to built infrastructure and that it would be 
extremely difficult to maintain the safety and serviceability of the proposed 
building during the extraction process 

 
No changes proposed to Planning Proposal 
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Issue Raised 
 

Council Assessment Response Are changes required to the Planning Proposal/ 
other action required in response to the 

submission? 

Recreational land and facilities   

 There is a lack of recreational land and facilities in Tahmoor;  
- The area needs more open space, playing fields, pedestrian and 
cycling connections and communal facilities 
- More open space and recreational areas should be provided in the 
area to accommodate for families and new residents of this development 
- This development will lead to an increase in demand for council 
facilities such as the library, parks, sport fields and reserves 
- Entertainment is mostly located in other centres and people have to 
travel outside of the area to access them 
- The sporting field in Tahmoor is at capacity at present. More parks 
and playing fields are therefore necessary in the future 
- More footpaths should be provided in Tahmoor 
- Safe off road biking trails and walking trails are needed 

 
Consultation with Council’s Recreation and Facilities Planner and other 
relevant departments will occur if the proposal progresses. Further specialist 
studies in reference to community facilities and recreation may be required.  
 
Concerns to do with recreational facility improvements may occur as part of 
the development application (DA) process through a voluntary planning 
agreement (VPA). 

 
No changes proposed to Planning Proposal 

Affordable housing and rent   

 There is a need for affordable housing in the area;  
- Tahmoor and surrounding areas are in need of affordable and diverse 
housing choices 
- A percentage of units in this development should be kept for 
affordable renting 

 
The proposal would facilitate more diverse housing options for Tahmoor and 
the wider community.  
 
WLEP 2011 does not contain provisions specifying or mandating affordable 
housing targets for developments.  

 
No changes proposed to Planning Proposal 
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