Submission Wilton North Planning
Proposal

1 Wilton North Rezoning is not supported
I object the proposed amendment to State Environmental Planning Policy (Sydney Region Growth
Centres) 2006 and Wollondilly LEP 2011 to rezone Wilton North.
The big issue with the housing planning proposal/s for Wilton is that they fail to consider the strategic
context of Wollondilly and issues of connectivity. In the words of the National Urban Policy and
National Urban Design Protocols, urban design should first consider:
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“life, then spaces, then buildings – the other way around never works”
The land development in Wilton is driven by property developer land ownership. The outcome we
see as result of this is a massive and inappropriate deviation from good strategic land use planning.
No sound planning justification
The magnitude and extent of the rezoning proposal at Wilton North will have a significant adverse
environmental, social, and economic impact on the travel demands on the South Western Sydney
transport corridors and the servicing and functioning of existing Wollondilly communities. The
exhibited proposal demonstrates a lack of evidence-based justification and strategic planning merit.
The Greater Macarthur Investigation Area reports and Greater Sydney Region and District Plans only
serve to ‘insert’ into these strategic plans land in Wilton belonging to major developers without proper
planning justification. The proposal is a significant and unjustified deviation from Wollondilly Shire
Council’s Growth Management Strategy 2011, and metropolitan studies and strategies developed
prior to the Greater Sydney Commission’s Regional and District Plans. The important decisions on upzoning of Wilton and key transport developments were already made before the development of the
Greater Sydney Commission plans.
The rezoning of land in the Wilton Junction deserves much better attention and genuine community
consultation on the basis that the developer-led housing proposals aim to double Wollondilly Shire’s
current population. In my opinion, there is no good reason to allow such a significant deviation from
the Council’s Growth Management Strategy 2011, which has identified the suitability of the area for
future employment lands to support existing local employment needs with large-scale logistics,
warehousing and intermodal uses, which is not compatible with residential development
Flawed public consultation processes
The process for consultation on the rezoning proposal has blurred local community understanding of
the associated development impacts and risks. The Priority Precinct process has effectively implied
that the rezoning will go ahead, regardless of community and other Government Agency viewpoints.
Disappointedly, the Department of Planning and Environment (DPE) has assisted the developer
(Bradcorp) in the glossy marketing and promotion of its urban design concepts, ahead of any proper,
transparent, and merit-based assessment of the suitability and capability of Wilton North for urban
development.
Wilton is being sold to community through clever marketing and promotional imagery used in
community consultation practices. The DPE’s use of language in its promotion material lacks
regulatory separation from the developer. DPE marketing material consistently states what the
development ‘will’ do as opposed to what it is proposed or intended to do. This communication
approach compromises the integrity of the rezoning process. It effectively appeals to the community
by satisfying urban consumerism needs with the marketing of shiny new assets; such as a man-made
lake suitable for canoeing, and large-scale shopping precincts. Unfortunately, the social, economic and
environmental concerns that affect the merits of rezoning are required to compete with commercial
marketing that should not be the domain of the DPE. To make matters even worse, it is disappointing
to learn from DPE that the show cased lake, is now in fact not feasible. Furthermore, website
marketing continues to promote this image (Figure 1 and 2). This just goes to show there is a lack of
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integrity in the fast tracking processes of Priority Precincts programs and sites approved under the
Potential Home sites Program.

Figure 1 Artist impression of Wilton North Lake (http://bradcorp.com.au/wilton-north/ - 10 March 2018)

Figure 2 - Artist Impression Wilton North Lake (http://www.planning.nsw.gov.au/Plans-for-your-area/Priority-GrowthAreas-and-Precincts/Wilton/Wilton-North, 10 March 2018)

Developer led planning achieves windfalls to select proponents, to detriment of sustainability
The Planning Minister and the Department’s actions show a lack of competence in proper planning
principles. The Department and the Liberal Government have allowed the selective rezoning of this
site, acting without a clear separation of powers between regulatory behaviours, and promotional
efforts to support development led interests. The DPE’s effort to jump ahead to “co- promoting” the
developer’s precinct designs, ahead of a genuine regulatory rezoning review process, gives the view
that the rezoning is a fait accompli.
There are significant windfalls for Wilton landowner proponents who have opportunistically land
banked along a major road corridor. The NSW Government has encouraged this potential windfall by
allowing them to express an interest in servicing the state housing supply needs through the Potential
Home Sites Program (PHP) announced in 2011. This is not strategic evidence-based planning. It is
developer led planning. The planning processes to-date has all the hall markings of a process open to
corruption and deserves critical comment and careful consideration of rezoning consequences.
Bradcorp Holdings Wilton North site is an ideal site for the application of neoliberal, or ‘new urbanism’
planning philosophy. It has a defined physical edge encompassing most of the land area (Nepean River,
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Allens Creek, and motorway) that enables the production of ‘wealthy enclaves’ through restricted and
inclusive road networks. Academic research indicates neoliberal ‘new urbanism’ does not achieve
sustainability. New urbanism unnecessarily increases housing costs through deliberate design
determination that aims to wow buyers with over-embellishment, over-privileging, and wasteful and
unjustified development of the public realm. The design intent as presented by Bradcorp (and comarketed to community by DPE) is aimed at attracting high-end profitable housing markets. The
upkeep and renewal of built and natural assets in highly privileged and ecologically sensitive site like
Wilton North is not sustainable for local governments and/or community associations in the longerterm. There are better sites in Wollondilly that are more suited to efficient, cost effective
development.
Rezoning Process
For reasons outlined in this submission, the intent of DPE to rezone the Wilton North ahead of a
supporting Development Control Plan and a new Land Use Infrastructure Implementation plan is not
satisfactory and lacks integrity of an open and transparent government. Whilst I have identified many
arguments within my submission that are capable of satisfying just causes for dismissing the rezoning
of Wilton North, I point out that the persistence to rezone should only proceed after the concerns
raised by Government agencies and Wollondilly Shire Council have been fully addressed and are made
available for further public consultation.

Yours Faithfully.
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A summary of key concerns raised in this submission are:
Intended SEPP & LEP Amendment
1. The Intended Effects of the Amendment to the State Environmental Planning Policy (Sydney
Region Growth Centres) 2006 and Wollondilly LEP 2011, outlines the effects of the proposed
in the Wilton North rezoning. It introduces the new concept of a flexible Urban Development
Zone, which was not part of the original planning proposal and has not been subject to proper
community consultation. There is no rational explanation provided as to why the proposal has
shifted to UDZ.
2. The wider community and all local government areas deserve much better transparency on
this proposed change to state planning policy, which effectively voids the use of the zone
tables prescribed in the Standard LEP Instrument.
3. The introduction of a flexible Urban Development Zone in the SEPP amendment is without
justification and introduces new risks to the success of the development. Such a zone concept
must be supported by a publicly exhibited DCP containing performance based-development
control outcomes, before rezoning can be supported.
4. The claim in the intended SEPP amendment that the “masterplan was endorsed by Wollondilly
Shire Council in 2012 – is false. The facts are Council resolved the following: (see full resolution
Attachment A):
That Council support in principle the proposed redevelopment of "Wilton Junction"
generally as shown in the high level master plan;
5. In addition, the revised masterplan concept exhibited to the public was not been endorsed by
Council.
6. Council’s “support in principle”, implies that Council’s development support will be subject to
the proponent and NSW Government meeting specific conditional requirements of the
development and the merits of final planning outcome. The resolution included specific
conditions; such as the following, which to date have not been satisfactorily met:
That Council re-affirm its strong stance in regard to the provision of infrastructure
(with particular attention to identifying agreed traffic arrangements and road
construction requirements particularly funding for the upgrade of Picton Road and the
Hume Highway with Council and Transport for NSW) for the development and in
regard to the need to achieve employment targets of 1 job for each lot.
7. The message consistently conveyed to the public consultation material prepared by DPE, is
that they are “working with” Wollondilly Shire to deliver Wilton New Town. However, this is
not true. Wollondilly Council have raised many unresolved concerns with Wilton Junction and
at the 19 February 2018 Council meeting they resolved (See Attachment B for the full
resolution) :
That Council stress to the Minister for Planning and the Premier the unquestionable
importance of ensuring the following matters are addressed to the joint satisfaction
of both the Council and the Department of Planning and Environment prior to any
rezoning taking place; and
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That Council seek a written commitment from the Government that no rezoning of any
land within Wilton New Town will occur, prior to these matters being satisfactorily
resolved.
8. At this point in time, the details of Voluntary Planning Agreements, and State Infrastructure
Contributions have not been disclosed. As the planning proposal was subject to meeting the
objectives of “no cost to Government”, the rezoning should not be supported.
Strategic justification
9. Other than having opportunistic developers who were ready with land to service large-scale
profitable housing, the Greater Macarthur Land Release Investigation - Land use and
Infrastructure Analysis 2015 contains no proper planning assessment of land suitability and
capability to sufficiently support the case for the proposed magnitude of new housing lots.
10. Planning of efficient transport corridors should define land use functions, not the other way
around. The Growth Management Strategy explicitly states:
• Majority of new housing will be located within or immediately adjacent to its existing
towns and villages.
• Council does not support a major urban release in the Macarthur South Region
• The focus of growth will be in Piction, Tahmoor, Thirlmere, and Bargo, with
appropriate smaller scale growth identified for other towns.
11. The benefit of continued extension of town and villages is infrastructure is the availability of
infrastructure and services. Growth in these areas also supports the viability of declining retail
and other commercial services (occurring from global changes to retail consumerism and
markets, and new large-scale out of town shopping centres) in these towns/villages.
12. The Wilton North and other Wilton Junction proposals are a significant deviation from the
planning principles described in the current Greater Sydney Region Plan, Western District Plan,
and Wollondilly Shire Council’s Growth Management Strategy 2011.
13. The vision for Wilton New Town, is a population of 50,000 – 60,000, which meets the definition
of a ‘city’. As a proposed city, the Wilton North proposal, and the vision for the Junction, does
not accord with the COAG endorsed Our Cities, Our Future: a national urban policy for a
productive, sustainable and liveable future (National Urban Policy) and the supporting
Creating Places for People: an urban design protocol for Australian Cities. (National Urban
Design Protocols for Australian Cities). The rezoning proposal fails to consider key principles
of the Protocol; for instance, inadequate consideration of the ‘strategic context of a place’ and
the ‘custodianship and maintenance’ of public assets in the long term. The proposal has total
disregard for the evidence-based strategic context and the growth solutions contained in
Council’s endorsed Growth Management Strategy 2011.
14. The principles of intergenerational equity (decisions now that will affect future generations)
is of concern given the maintenance and renewal costs that will result from the overprivileging of a highly embellished ‘new urbanism’ public realm at Wilton North that only
serves to the benefit its own high-end housing market. The redirection of limited dollars for
servicing the area will be to the demise of existing settlements. A proposed ‘city’ of the
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magnitude of Wilton Junction, deserves proper sustainability assessment of Councils’ longterm financial ability to service the entire Shire.
15. The proposal will not achieve efficient and cost-effective design. The inflated design costs are
due to the site constraints and the desire to promote built form in the public realm that will
attract a profitable housing market to smaller house blocks, amongst a sensitive urbanbushland interface that will require conservation dollars to manage.
16. Households with no private backyards need to utilise pubic space for passive and active
enjoyment. The intent of small blocks and medium density puts a heavy strain on local
government or community associations to maintain and renew extensive public realm
provision that is needed to replace the loss of private backyards.
17. Medium density housing is best suited to areas close to public transport options that provide
access to universities, major employment, entertainment and hospital centres, and within
walking distance from town/village centres. As the site is unlikely, or at least not guaranteed,
to be serviced by frequent and viable public transport to major universities, employment,
entertainment and hospital centres, the rezoning proposal should not be approved.
18. The planning proposal for Wilton North proposal fails to consider the Growth Management
Strategy’s focus on the orderly and efficient growth plans for Picton, Tahmoor, Thirlmere and
Bargo. These townships are currently experiencing substantial growth. Approximately, 40
planning proposals are currently lodged with Council. Growth in these areas will help sustain
and grow localised retail and commercial enterprise, improve viability of public transport, and
support efficient management of state and local infrastructure. The rate of supply to these
existing townships should factor into the overall demand for housing at Wilton.
19. With the development of a higher order ‘city’ centre, limited Council funds will avertedly move
from supporting existing areas to servicing the maintenance and renewal of the new city’s
enriched public realm. This will place a huge financial strain on Council’s ability to maintain its
existing services. The capture of new land rates will not be sufficient for the long-term financial
management of assets. The Shire will likely be subject to further ongoing special rate
variations. The equity aspects and consequences of the rezoning proposal are unjust. The
Growth Management Strategy, proposes strategic and efficient development along existing
settlement corridors to preserve the unnecessary burden on rates and external government
grants, and to allow for efficient servicing of towns and villages.
20. The proposal for medium density and smaller lots is also not conducive with the character of
the area. Wollondilly Council’s Community Strategic Plan, and entrance signage consistently
supports the well-established and long held vision of its residents for ‘rural living’.
Furthermore, the Wollondilly Growth Management Strategy encourages the provision of new
‘employment lands and uses that do not compromise environmental amenity and rural living’
(GMS, p11). The Strategy specifies the following requirements of development to retain the
rural living values:
New development aims to be sympathetic to the existing form and traditional
character of our built environment, which is integral part of our townscapes, rural
landscapes and cultural heritage.
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The Shire’s natural and man-made settings have environmental and cultural heritage
significance for our communities – these elements include its waterways and
catchments, natural areas, aboriginal heritage, agricultural landscapes, rural heritage
and its towns and villages. (p.17)
21. The Wilton Junction in its strategic context is a ‘gateway’ to the eastern parts of the Shire. In
urban design, ‘gateways’ present an opportunity to entice tourists and visitors to the wider
area. The built form of a gateway provides a visual expression of a place’s character and invites
travellers to explore its unique elements. Unfortunately, the Bingara Gorge development has
already eroded the ‘rural living’ character. Prominent views of the McMansion housing estate
from the motorway, expresses a different, more urbanised character. The development of the
whole Wilton Junction as a new ‘city’ will be more representative of metropolitan
suburbansim. The rezoning of land in the Wilton junction should not proceed because of its
effects on preserving the important environmental and peri-urban values and services the
Shire provides.
22. A gateway to the Shire that espouses city life will have a detrimental effect on the economic
development and planning of tourism and agricultural pursuits, which are necessary for
supporting local jobs and servicing the needs of Sydney metropolitan residents.
23. To date there has been insufficient assessment of water management solutions and their
impact on the nearby sensitive environment. To impose additional costs for water quality
management and monitoring is not sustainable. New developments should avoid these
additional costs.
24. The Federal Government is promoting SMART Cities planning. Within this context they outline
the criticality to the economy in ensuring preservation of efficient freight movement with new
developments. It is important that freight corridors not be constrained from urban
development pressures. The Wilton North development includes the Maldon-Dombarton rail
freight corridor. Intensification around this corridor may affect the planned development and
use of this corridor as rail noise and vibration effects will compete with urban amenity.
25. The NSW Freight Strategy 2013 has already acknowledged the impacts of existing housing
growth in Wilton on freight infrastructure development plans:
To further compound present day construction problems at Wilton the corridor abuts
a housing estate that is being developed (p194).
26. The NSW Freight Strategy has outlined the strategic importance of the Wilton Highway and
Picton Road freight corridor, as well as the future strategy to reduce road freight through the
development of the Maldon to Dombarton rail line (Figure 3).
The key infrastructure plans at the Wilton are:
(i)

Picton Road Interchange -This project proposes an improvement to this section of
nationally significant road infrastructure needed to support an efficient and
productive freight industry. RMS has undertaken modelling to assess alternative
interchange layouts that could resolve the long term capacity and road safety
concerns associated with the existing layout. The preferred option for upgrading the
interchange involves constructing an additional bridge to provide a six lane
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configuration of Picton Road over the Hume Highway and two continuous off-ramp
trumpets from the Hume Highway, reducing conflicting traffic movements and
maintaining traffic flow (p212)
(ii)

Construction on the Maldon to Dombarton Rail line (15 per cent complete by value).
A review by ACIL Tasman 2010 estimated between $624 million and $667 million to
complete the line. It is likely that future operations on the Maldon to Dombarton
line will be freight only and involve diesel locomotives. (p194)

Figure 3 Maldon Dombarton Line (NSW Freight and Port Strategy 2013)

27. As the motorway caters for heavy vehicle transport to Port Kembla, Western Sydney and
Sydney-Canberra-Melbourne corridor, this intense development of Wilton junction and its
reliance on the freight transport corridors is an undesirable outcome and definitely not SMART
city planning. The only way to eliminate congestion resulting from this development proposal
is to provide an efficient and viable public transport system to carry workers to employment
centres. Rezoning should not occur until this need is able to be met. Spatial strategies that
indicate transport ‘investigation’ or notional road and rail corridors, do little to guarantee a
definite transport solution, and therefore should not form the basis of a rezoning approval.
28. According to the Western District Plan, the importance of preserving the rail freight corridor
is evident:
A new intermodal terminal in Western Sydney will be investigated by 2036. The
location, yet to be determined, will be connected to the Western Sydney Freight Line.
This intermodal terminal with its connections to Port Botany, and in the longer term a
potential Maldon-Dombarton Freight Rail link and the Outer Sydney Orbital, will play
an important role in providing a dedicated freight rail network in Greater Sydney.
29. Objective 37 of the Greater Sydney Regional Plan, requires ‘designing neighbourhoods and
buildings that minimise exposure to noise and air pollution in the vicinity of busy rail lines and
roads, including freight networks’. The Wilton North residential proposal has the potential to
derail rail freight development in the area, due to land use conflicts with residential amenity.
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30. The rezoning proposal should not be supported due to the higher economic purpose required
for management of freight services as identified in Strategy 16.2 of the Greater Sydney
Regional Plan - Optimise the efficiency and effectiveness of the freight handling and logistics
network by:
•
•
•
•

protecting current and future freight corridors
balancing the need to minimise negative impacts of freight movements on urban amenity
with the need to support efficient freight movements and deliveries
identifying and protecting key freight routes
limiting incompatible uses in areas expected to have intense freight activity.

31. Improving north-south connections will allow residents of all cities to access a wider range of
job opportunities and enhance business-to-business links. Within 40 years Port Kembla will
elevate its status and operate as a container port servicing Greater Sydney. There will be a
need to develop enhanced new road and rail connections from Port Kembla to freight
networks
32. Transport infrastructure should be planned first. The Wollondilly Growth Management
Strategy 2011, states:
The implementation of the growth areas is strongly grounded in the principle that
infrastructure must be developed in parallel with growth and a satisfactory level
available from the first dwelling occupied and expanded in stages.
33. The NSW Government’s Plan for growing Sydney, says growth plans should consider:
•
•

•
•

The cost of delivering roads, transport and services infrastructure;
The costs to communities of higher transport and infrastructure costs,
reduced social outcomes and poorer access to economic opportunities and
services;
The compatibility of development with adjacent land uses; and
Access to employment, noting that currently 69 per cent of residents in
Sydney’s north-west and south-west travel outside their Local Government
Area to work, adding considerably to their weekly expenses.

All of these issues have been identified against the proposal and therefore the suitability of
the site for rezoning should not be supported.
34. The employment study provided has acknowledged the limitations of the region to support
knowledge industries. The study also recognised the biggest employment potential is
manufacturing, distribution and freight. The Wilton North proposal does not support the
connectivity of the existing employment needs of the shire in reducing travel to work times
and car dependencies, and fails to provide the type of employment occupations required.
35. Basic services is the only employment initially on offer within Wilton North. The promise of
meeting the Wilton Junction employment targets of one local job per household has not been
satisfactorily qualified. It is difficult to understand how Wilton North will contribute to the
overall job target. Furthermore, improved transparency is required in communicating how
many of these jobs will be part-time, temporal; for example construction, and the types of
industry.
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36. Wollondilly’s best local employment options will be through the provision of employment land
that attracts agglomerating industries, like mines, railways, manufacturing and transport.
Retail and other basic services do little to support the occupation choices of existing residents.
Our residents are generally highly educated and trained and seek suitable employment
outside of the shire, making them care dependent. Many have relocated here from the
metropolitan area. Connection to local employment is a severe understatement in the
rezoning proposal and therefore should not be supported.
37. Strategic assessment of the proposal should have considered the loss impacts of agricultural
and other economic uses of the land, over housing development that could be located
elsewhere in less constrained and more suitable areas. I cannot find where the loss of mining
rights has been subject to careful evaluation in line with the strategic context of the Shire.
38. According to the Wilton North planning brochure, Bradcorp has reached agreement with
mining company, South32, to relinquish their mining leases once the area is rezoned. This is
to enable development to proceed without subsidence and other impacts from underground
mining. However, this deal has never been made public and therefore lacks appropriate due
diligence and transparency. Furthermore, DPE have advised me that the Minister has not yet
validated and assessed this deal. A further question is whether the Bradcorp deal with
South32 can transfer with land sale, or whether the Government will be able permanently
withdraw mining rights from the area.
39. There is a real potential that the developers will sell the up-zoned land to Chinese developers
prior to any substantial development activity. A news article by Ben Wilmot, “Chinese
Developers Shift Focus to Land Play” (The Australian August 2017) suggests Chinese
developers are looking at the Wilton Junction and have commenced discussions with the
major developers. Any sale of a land must preserve the relinquishment of mining leases
beyond current ownership.
40. Whilst I may have concerns over mining impacts, the rezoning assessment should take into
account the loss of the site’s coal mining contribution to the state and national economy, and
to local employment. Realistically, the site is not suitable for urban rezoning due to the
complexity of mining leases and the value of mining to the economy and local workforce.
41. Council’s initial support for the NSW Government’s Potential Homesites Program (PMP) which
initiated the Wilton new Town Project has always been contingent upon mining coexistence
issues being resolved across the entire master planned area.
42. There is a strategic assessment of agricultural loss in regards to the impact of rezoning. But
here the report identifies the potential for the subject land to retain its agriculture use, which
is consistent with the vision for the Shire and the Growth Management Strategy.
43. The agricultural assessment by Harvest Scientific Services Pty Ltd purports that Wilton North
is suitable for:
…low impact” high-value, high-input agricultural land uses and enterprises and
proximity to markets, where transportation infrastructure is not a significant
impediment to the use of the land within the Study Area for agricultural activities.
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The incorporation of such land uses would provide an on-going source of revenue and
employment to locals already employed in the agricultural industry.
The report recommends the following land use functions would viable activities for the site.
Specialised high-value, high-input intensive agricultural enterprises such as flower
growing, orchards, horse agistment and similar.
These above functions are being pushed out of Camden and Badgery’s Creek due to intense
urbanisation programs and need to be relocated into peri-urban areas.
44. Land that services the needs of more intensive agriculture is a more sustainable outcome for
Wollondilly. It also helps fulfil food security requirements for Sydney’s growing population,
and efficient transport of commodities. The site should not be rezoned to urban living as
alternate uses have greater strategic merit and sustainability.
45. Objective 24, ‘economic sectors are targeted for success’ - of the Greater Sydney Regional
Strategy supports the above view:
Different economic sectors in Greater Sydney require targeted consideration. An
important part of strategic planning is managing competing opportunities and
protecting land values for activities that are fundamental to the overall economy. This
is required around a wide range of sectors, from the areas needed to undertake
industries that build and grow the city, through to areas of agriculture that feed the
city and the special places that attract visitors to Greater Sydney
Urban Connectivity
46. Good urban design starts with analysing connectivity. An employment strategy for Wollondilly
residents has been long overdue. Over 82.9% of Wollondilly workers leave the shire for work,
with only 3.8% commuting by train. The promise of 15,000 new homes and 15,000 jobs at
Wilton Junction does little to address the current local employment needs of existing
residents. Wollondilly currently has an employment ration of 0.55, which is less than 1 job per
resident worker.
47. For most working residents their daily travel demands extend beyond the Smart Cities
objective of the ’30 minute city’. They travel at least 30 minutes by car to employment areas,
the main centres being Campbelltown, Liverpool, Camden and Sydney. Rail commuting is
reliant on infrequent services and takes around 1 hour 40 to reach Central station.
48. The promise of 15,000 new homes and 15,000 jobs at Wilton Junction does little to address
the current local employment needs of existing residents.
49. The Wilton Junction’s connectivity to major employment centres is mainly via the M31
motorway. The Junction has no efficient and accessible rail services to these employment
centres. The proposal exposes existing shire residents and future Wilton commuters to the
burdens of longer car travel times placing pressure on NSW Transport and taxpayers to widen
the motorway. Rezoning approval would result in the same transport debacle that has
occurred with the development of Narellan. There is nothing in the planning proposal that
eliminates or reduces road congestion into employment centres.
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50. If the rezoning was to be approved, there will be a need to for taxpayers to fund the upgrade
of the motorway to three lanes in each direction. This cost can be avoided by identifying more
suitable sites for housing growth.
51. The spatial arrangement of commercial and public space land-use functions adjacent to the
motorway will create new travel behaviours within the shire, and exacerbate the existing
congestion into Sydney. The Wilton Junction development will generate a high focal area for
residential traffic and commercial traffic that will require costly traffic management solutions
to mitigate safety and congestion. The Wilton North proposal, let alone the Wilton junction
‘city’, will create significant trip generators (viz, out of area travel to employment and
education, for example) and trip attractors (visitors to the junction accessing local, higher
order shopping, parks, libraries etc). The junction will be heavily reliant on access to the
motorway. The rezoning should not be supported as the proposed land use functions and
housing density is not suitable for placement along high-speed motorways. This is especially
important in Wilton, as car dependency is the only viable mode of transport and there will be
an absence of suitable local employment for residents.
52. Council’s ‘in principle’ support for the new growth area was conditional that development was
able to proceed on a ‘no additional cost to Government’ basis, led by private investment and
proposals. The cost to service the trip generators and attractors relative to this site will have
a much wider impact on road networks and government transport budgets than the
immediate precinct. Therefore, the proposal has not demonstrated clear viability without
substantial impact on taxpayers, including local ratepayers.
53. The Wilton proposals will affect transport services and parking commuter-parking
arrangements in Campbelltown. These wider transport impacts should also be addressed int
the ‘no cost to government’ planning proposal.
54. The indicative transport design solution for connecting Wilton North to the motorway is
totally inefficient for the travel demands of future ‘city’ population.
55. The utopia plans for fast rail services to through Wilto cannot be guaranteed. Furthermore,
transport feasibility reports submitted to the Department have indicated that railway
investment can be satisfied with 42 dwellings per hectacre, within 800 metres of the rail
station. The Wilton proposal/s will have 18 dwellings per hectare when fully developed. The
rezoning proposal should not be supported as viable public rail transport is not provided.
56. The recent Federal Government Western Sydney City Deal does not even recognise the need
to provide rail services to connect Wilton and Wollondilly residents with employment, despite
low levels of suitable local employment. In other words, the socio-economic status and travel
demand requirements of Wilton/Wollondilly is not a federal or state priority. I consider the
$15M Western City Deal for Wollondilly Shire, purely a sweetener to lock elected
representatives into continued support for Wilton Junction.
57. Poor traffic safety in Wilton is already highly recognised in media, with a many road fatalities,
especially truck accidents. Wollondilly Liberal MP Jai Rowell says ‘Picton Road can not cope
with increased traffic”. The MP features in this ABC story http://www.abc.net.au/news/201704-13/mp-calls-for-picton-road-duplication/8440110 , where it was reported that
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Since 2009 the NSW and Federal Governments have spent more than $60 million
aimed at improving safety and reducing crashes along Picton Road, including spped
related and head-on crashes, crashes on we road surface, and crashes from vehicles
running off the road”.
Picton Road carries around 40,000 motorists a day, with 22 per cent of all users being
freight trucks carrying loads to and from ships at Port Kembla
The ABC understands duplicating Picton Road would cost NSW billions of dollars
Despite the safety improvements along the 37-kilometre stretch, Picton Road has
been the scene of at least 18 fatal accidents and 60 crashes involving serious injuries
over the past decade.
58. The top spot for speeding in NSW in 2017 was Wilton.
https://www.smh.com.au/national/nsw/worst-suburbs-for-speeding-in-nsw-revealed20170720-gxerfc.html
59. The community has been subject to assessing the merits of internal site design for Wilton
North. Sadly, there has been insufficient information made available for the community to ,
assess the higher order rezoning merits of how the Wilton North proposal sits within the
spatial context and infrastructure arrangements of the wider Wilton junction. This piecemeal
approach to planning the future ‘city’ is totally unsatisfactory in terms of modern
infrastructure planning practices.
60. The proposal is deficient in not making provision for a hospital facility and burial land that
would be expected for a city development of approximately 50,000-60,000 people.
Environment impact
61. Obejctive 37 of the Greater Sydney Regional Plan, in respect to natural hazards, requires:
• avoiding placing new communities in areas exposed to existing and potential natural
hazards
• managing growth in existing neighbourhoods that are exposed and vulnerable to natural
hazards in exceptional circumstances,
• reducing the number of people and the amount of property vulnerable to natural hazards,
through the managed retreat of development.
The proposal is clearly designated within a bushfire prone area and therefore does not
support Objective 37 of the Regional Plan.
62. The structure plan layout shows limited evacuation routes. The site is surrounded by bushfire
risk. The road layout resembles a fish skeleton; that is, a central spine with supporting smaller
bones. This type of road layout is conducive to congestion during school travel periods and is
not suitable for safe evacuation of residents by emergency services, in the event of a fire or
flash flooding. Endorsing the rezoning proposal on the basis speculated road improvements
in the future, is effectively endorsing a death trap.
63. It is worth noting the Victorian Royal Commission into Black Saturday fires, found the
traditional 100 metre buffer for bushfire prone land was not sufficient. Homes 150 metres
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away were affected. The one road in and out was in the Commission’s opinion ‘a disaster
waiting to happen’.
64. Development capability should exclude site development areas that would require housing
development standards to meet the Flame Zone and BAL 40 bushfire attack levels. The
additional housing construction cost for BAL 40 and Flame Zone development is in the order
of $80,000 - $150,000, respectively. This does not support the objectives of housing
affordability. In accordance with the COAG National Strategy for Disaster Resilience,
development that exposes households to bushfire risk should be avoided.
65. Flood planning for a modern city should consider the Probable Maximum Flood, of Probable
Maximum Precipitation. The floodplain design level standards of 1:100 are an outdated
requirement for development of modern, resilient new cities.
66. The Wilton North site is a mixture of Shale Sandstone Transition Forest and Cumberland Plain
Woodland. Both are listed as threatened communities under NSW and Commonwealth
biodiversity legislation. The site does not sufficiently avoid human connectivity to sensitive
and threatened ecological communities. Urban runoff from the intensive development will
enter the surrounding deep river gorges and sensitive eco systems. The urban interface is at
risk of significant degradation.
67. Bradcorp’s proposed funding of $25 million from development proceeds towards an
Environmental Trust to manage conservation issues, demonstrates the extent of the
environmental risk that requires ongoing management. I was advised by DPE a few weeks ago
that the Environmental Trust would not proceed as part of the rezoning proposal. The site
should not proceed with a rezoning proposal that binds the proposed trust arrangement. Both
the proposed fund and the environment itself are not sustainable under this planning
proposal. Furthermore, the impacts to home owners and ratepayers from the proposed
environmental trust arrangements have not been adequately disclosed in public
consultations.
68. Recent Koala mapping in the Wilton area by Wollondilly Council and OEH has not been taken
into account. The Koala habitat map published by OEH clearly shows that the bushland
surrounding the Bradcorp site is primary habitat. Koala sightings and road kill deaths are
frequently report along the M31 motorway and Wilton Road.
69. There has been insufficient analysis and response to the environmental impacts of the
development. Previous studies conducted at the time of the Wilton airport investigations,
revealed much more detail on environmental issues.
70. I note that Department of Primary Industries have commented on the management of
agricultural conflicts and stream water quality. They stated a hydraulic geological assessment
for the whole junction and surrounds was required up-front. Given the huge stakes in this
development proposal, an assessment should have been done.
71. In line with the strategic context discussed above, the justification and planning for Wilton
should have regard to the waste disposal into the future. Currently the Bargo landfill is near
capacity with no potential for expansion. Landowners of Wilton North and the future Wilton
‘city’ will require additional waste management arrangements over what currently exist
within the Shire. The Waste Strategy provided by Bradcorp, only suggests that the site will be
15

serviced by existing landfill and transfer arrangements. As there is no future and sustainable
waste management services on the table, the proposal for rezoning should not be supported.
72. The ESD plan considers the whole of Wilton Junction, and therefore it is not clear what
components and measures will carry through to Wilton North. The proposal does not
demonstrate any modern and sustainability initiatives or performance measures and targets
that are worthy of a ‘Great New Town’. For instance, the ESD plan lacks appropriate initiatives
for urban tree canopy and prevention of heat island effects, and waste minimisation.
73. Of major concern with the proposal, is the extent of rain gardens proposed around the
bushland interface to manage urban drainage. Whilst the principles of water sensitive design
are supported, the extent rain gardens and pollution traps required to service the
development is unsustainable. The site requires sustained maintenance of these devices and
filtration gardens to manage the aquatic performance of adjacent rivers and streams. The
capability assessment of the site for urban developed should consider the costs and risks of
managing contaminants and weed infestation from urban run-off into the bushland interface
and adjacent streams. The extent of rain garden requirements suggest this site is not capable
of intensive development and rezoning should not be supported.
74. It is not clear how biodiversity offsets will be managed. The compliance of such arrangements
would not be manageable under an environmental trust arrangement. The redirection of
council resources to support the compliance requirement would also not seem feasible. As
such the rezoning proposal does not appear to be feasible.

2 Conclusion
The recent EP&A reforms have sought to improve the planning system with a focus on strategic
planning. The aim of proper strategic planning is to overcome the past practices of ‘spot rezoning’,
which unfortunately still occurs today under the disguise of number of regulatory mechanisms such
as ‘planning proposals’, state significant developments, SEPPS, and Priority Precincts.
I have discussed the disconnect between the current planning proposal/s and the evidence-based
strategic planning, which is supposed to be at the forefront of the NSW Government environmental
planning reforms.
Accordingly, I recommend that the matters discussed herein, are sufficient grounds for refusing the
rezoning proposal.

ATTACHMENT A
Resolved on the Motion of Crs B Banasik and Hannan:
1. That Council support in principle the proposed redevelopment of "Wilton Junction" generally as
shown in the high level master plan and if possible the area located between the western boundary
of the investigation area and the Nepean River being incorporated into the proposal, subject to the
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comments made in the attached peer review and subject to changes that happen over time through
the planning process.
2. That Council request that the State Government co-ordinate the statutory planning process for
rezoning the land as this will best enable the co-ordination of state infrastructure agencies and
allowing urgent attention to the resolution of mining related issues.
3. That following an indication from the State Government that it supports in principle the
advancement of the Wilton Junction project and advice that the co-ordination of the planning process
will take place under a State Process that Council hold a workshop to discuss the following:
(a) The form of development that should occur in the area between the western boundary of
the investigation area and the Nepean River
(b) To establish a suitable framework for future decision making, negotiation and dispute
resolution
(c) Give further consideration to issues relating to infrastructure
(d) Give further consideration to Council’s resourcing needs
(e) Give further consideration to setting up a Community Reference Panel.
4. That Council re-affirm its strong stance in regard to the provision of infrastructure (with particular
attention to identifying agreed traffic arrangements and road construction requirements particularly
funding for the upgrade of Picton Road and the Hume Highway with Council and Transport for NSW)
for the development and in regard to the need to achieve employment targets of 1 job for each lot.
5. That Lend Lease be invited to enter into discussions with Council to alter the Development Control
Plan and negotiate alterations to the planning agreement based on their future increased density of
development as identified in the draft master plan subject to them providing funding to Council to
enable Council to undertake the required work at no additional cost to the community.
6. That when requesting that the State Government co-ordinate the statutory planning process
Council also indicate to the State Government its strong desire that a hospital should be provided to
serve Wilton Junction somewhere in Wollondilly Shire and request that the Minister for Health be
requested to give consideration to this request.
7. That when requesting that the State Government co-ordinate the statutory planning process
Council highlight the advice from the NSW Office of Environment and Heritage that the Priority
Conservation Lands identified in the Cumberland Plain recovery Plan (DECCW January 2011) have not
been mapped as part of the master plan. Further that the state government be requested to ensure
that this information is provided prior to the public exhibition phase of the statutory planning process.
8. That when requesting that the State Government co-ordinate the statutory planning process
Council also request that to address the concerns of the NSW Office of Environment and Heritage that
a more detailed investigation and consideration of the Cumberland Koala linkage and a targeted
search for Pomaderris brunnea; Melaleuca deanei, Grevillea parviflora subsp parviflora, Persoonia
bargoensis and epacris purpurascens as well as threatened bird, bat and snail species be required with
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the results to be included with the information placed on public exhibition as part of the statutory
planning process.
9. That when requesting that the State Government co-ordinate the statutory planning process
Council also request that the Aboriginal cultural heritage values of the subject area are identified and
mapped through archaeological survey and assessment in consultation with the Aboriginal community
as soon as possible and prior to any public exhibition undertaken as part of the statutory planning
process.

ATTACHMENT B – Council resolution
Resolved on the Motion of Crs Deeth and Khan:
1. That Council write to the Minister for Planning, and the Premier expressing appreciation for the
establishment of a Wilton Executive Steering Group involving the Department of Planning and
Environment and Wollondilly Shire Council.
2. That Council stress to the Minister for Planning and the Premier the unquestionable importance of
ensuring the following matters are addressed to the joint satisfaction of both the Council and the
Department of Planning and Environment prior to any rezoning taking place:
 A local structure plan preparation and council approved pathway prior to development
consent being granted being established (including but not limited to DCP preparation) to
enable more meaningful involvement from elected Councillors.
 A rigorous biodiversity strategy that gives certainty to the community and developers as to
what is ecologically sensitive land that will be protected. Arbitrary use of rubber boundary
provisions are open to misinterpretation and are not supported.
 A coherent integrated public transport strategy and delivery plan which clearly specifies the
level of public transport infrastructure to be provided over time and thresholds by which
greater service provision is necessary to support additional growth. This must bring forward
investigation of electrification of rail to Picton as foreshadowed in the Draft Future Transport
Strategy 2056 and a new passenger service to the Wilton Priority Growth Area via the existing
Maldon Dombarton Rail Corridor.
The finalisation of a coherent Integrated Land Use and Infrastructure Implementation Plan
that clearly specifies the health and education infrastructure to be provided over time and
thresholds by which greater service provision is necessary to support additional growth. The
ILUIIP must also provide spatial guidance on the location of this and other state infrastructure
as included in the draft State Infrastructure Contribution Plan (SIC).
 Joint public consultation of the SIC and Voluntary Planning Agreements for the first precinct
releases has been undertaken.
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 A response to Council’s earlier submissions adopted by Council on 21 August 2017 and 20
February 2017 relating to the South East Precinct and 21 August 2017 relating to the Town
Centre Precinct and 18 April 2017 relating to the North West Precinct.
 The establishment of a more co-ordinated process of considering public submissions
relating to the Wilton Priority Growth Area and specific proposals including a more proactive
process for holding further consultations with the community to explain clearly how their
submissions have been addressed and accommodated in the finalised plans. This also must
include open and transparent explanation and justification where matters raised in
submissions have not been accommodated by Government.
 The publication of independent analysis that demonstrates how the Department of
Planning & Environment has established that the Wilton Priority Growth Area will deliver
15,000 additional jobs and appropriate thresholds to guide delivery of new houses as jobs are
delivered.
 The publication of independent analysis that demonstrates how the Department of
Planning & Environment has determined that the Wilton Priority Growth Area will deliver
15,000 additional houses. This analysis should also include a market based assessment of the
anticipated likely growth rate and yield at full development.
3. That Council seek a written commitment from the Government that no rezoning of any land within
Wilton New Town will occur, prior to these matters being satisfactorily resolved.
4. That Council implement a communication strategy to ensure the broader community is aware of its
position regarding these matters
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