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Planning Proposal -
Items to be
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From: Max Strassmeir

To: Amanda McGuirk; Nathan Croft

Cc: Stephen Gardiner; Edith Barnes

Subject: Appin Part 2 - Planning Proposal - Items to be addressed
Date: Wednesday, 5 June 2024 10:26:53 AM

Good Morning Amanda,

Thank you for your time on the phone this morning.
As discussed the July meeting reports are due to be finalised this week.
If you wish to attend the July meeting you will need to let me know by the end of the day.

Since our catch up, | have had a chat with Stephen.

Given the election period in September, he will not support report to Council in August, as it will
be far too contentious, and will not be fair to Council, to Walker Corp or fair to the community to
have a reasonable and transparent debate immediately next to the caretaker period.

The alternative is we can move this report to the October/ November meeting with any
additional information from you due at the very latest the end of July.

Current referral from Sydney water has no sewer and drinking water capacity — this will
need to be amended by Sydney water.

Transport for NSW referral; “TFNSW recommended that the Appin (part) 2 Precinct
Proposal not be considered by the Council until the TMAP SVPA are publicly exhibited and
receive final approval from the Relevant Planning Authority”. As you are aware, Council
staff have not been involved in the entire process, and the TMAP directly impacts Council
roads, and it wouldn’t not be appropriate to support any proposal until Council has had an
opportunity to review and provide comment on the likely significant financial and asset
impact.

Finalisation of the TMAP — noting it requires some form of public exhibition, and input
from Council as noted above.

Finalisation of the Precinct Structure Plan (PSP) — Comments being provided to DPHI this
month, but may require further feedback based on the TMAP provided to Council
informally by DPHI last week.

Exhibited Draft Development Control Plan (DCP) but may require further feedback based
on the TMAP provided to Council informally by DPHI last week.

Exhibited State Planning Agreement (SPA).

Master planned dwelling distribution across the entire ‘west Appin” area noting the
15,000 dwelling cap for the area and the existing capacity utilised by Appin Part 1. This is a
significant matter for Council, leaving a significant swath of fragmented land ownership
unable to develop for urban proposed beyond significantly large rural sized blocks.
Removal of the proposed local centre to align with the Greater Macarthur Structure plan
as this centre will significantly impact the existing Appin Village. This is non-negotiable for
Council given the significant likely impacts on Appin Village. We assume this is also tied in
to the TMAP which will need to be amended.

Further Aboriginal Cultural Heritage Assessment, as requested by the Heritage group.
Update acoustic report, as requested by the EPA and Council.

Detailed site investigation in response to findings of the Preliminary report.



Additional Flood report (Hydraulic flood assessment) to ensure flood affected land is

zoned appropriately.

e Clear planning to ensure that most proposed community assets are located on Walker
land, rather than smaller landholders. This will be flagged through Councils submission on
the DCP and Structure Plan comments to DPHI.

Note, this is not an exhaustive list and only details issues that have been addressed as part of the
LPP report to date.

If you want to discuss further please give me a call or send an email, | am off site during the
middle of the day for a inspection and may not be available but can return any calls this
afternoon.

Thanks
Max
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11 October 2024
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walker

Chief Executive Officer
Wollondilly Shire Council
PO Box 21

Picton NSW 2571

Attention: Max Strassmeir, Senior Strategic Planner - Growth

Dear Max,

PP-2023-2614 PLANNING PROPOSAL — APPIN (PART 2) PRECINCT

1. We refer to the above Planning Proposal and to Wollondilly Shire Councils (the Council) correspondence
on 5 June 2024.

1.

Current referral from Sydney water has no sewer and drinking water capacity — this will need to be
amended by Sydney water.

We enclose correspondence from Sydney Water to Council confirming the site can be serviced.
Further, we enclose correspondence from CoNexa confirming the site can be serviced via an alternate
strategy.

Transport for NSW referral; “TINSW recommended that the Appin (part) 2 Precinct Proposal not be
considered by the Council until the TMAP SVPA are publicly exhibited and receive final approval from
the Relevant Planning Authority”. As you are aware, Council staff have not been involved in the entire
process, and the TMAP directly impacts Council roads, and it wouldn’t not be appropriate to support
any proposal until Council has had an opportunity to review and provide comment on the likely
significant financial and asset impact.

The development of the Appin (part 1 & 2) Precincts will involve either the removal, realignment,
augmentation and/or reconstruction of all existing local roads within the Precinct. The Council’s Draft
Appin Growth Area Contribution Plan specifically states that internal collector roads have not been
included in the Contribution Plan and apportions responsibility to individual developers.

Works to State roads will either be a component of a State Planning Agreement or be funded by the
Housing and Productivity Contribution.

As the Council is aware we have submitted Draft Letters of Offer to enter into the State Planning
Agreements to the DPHI. The Offers detail the scope of regional roads proposed to be delivered by
the proponent in connection with the development of the Appin (Part 1 & 2) Precincts.

We expect that the exhibition of the State Planning Agreements will be conducted independently of
this Planning Proposal however this is a matter for DPHI to determine.

A Draft Letter of Offer to enter into a Local Planning Agreement has been submitted to the Council
and details the scope of local roads proposed to be delivered by the proponent in connection with the
development of the Appin (Part 1 & 2) Precincts.

Finalisation of the TMAP — noting it requires some form of public exhibition, and input from Council as
noted above.

Walker Group Holdings Pty Ltd Walker Corporation Pty Ltd GPO Box 4073 Sydney NSW 2001 T+6128273 9600
ABN 81001215069 ABN 92 134 623 291 Level 21, Governor Macquarie Tower F+6129252 7400

1 Farrer Place Sydney NSW 2000 www.walkercorp.com.au



We enclose correspondence from Transport for NSW confirming endorsement of the TMAP in May
2024 as a precursor to finalise the PSP. We have been advised by the Council that DPHI has issued
the TMAP to the Council.

The TMAP will form part of the State Planning Agreements thus we understand that the Councils
request for public exhibition of the TMAP will be fulfilled through the exhibition of the State Planning
Agreements however this is a matter for the DPHI to determine.

Finalisation of the Precinct Structure Plan (PSP) — Comments being provided to DPHI this month, but
may require further feedback based on the TMAP provided to Council informally by DPHI last week.

DPHI are finalising the Precinct Structure Plan for the Appin (Part) Precinct (PSP1) and have sought
input from the Council. PSP1 encompasses only the land that has been rezoned and does not include
this Planning Proposal site.

A Draft Precinct Structure Plan for the Appin (Part 2) Precinct (PSP2) forms part of this Planning
Proposal and seeks to expand the land application area of PSP1 to include this site.

We submit an amended PSP2 that responds to matters raised in the public and agency submissions
that is sufficient to progress the Planning Proposal to Gateway Determination. We note that the Appin
(Part) Precinct Plan (under the WPC SEPP) will ultimately apply to the site and does not envisage any
PSP be finalised until prior to the granting of development consent.

We expect the inclusion of provisions to amend PSP1 to include this site will form a condition of any
rezoning.

Exhibited Draft Development Control Plan (DCP) but may require further feedback based on the TMAP
provided to Council informally by DPHI last week.

DPHI are finalising the Development Control Plan for the Appin Growth Area and have sought input
from the Council.

The Draft Development Control Plan is consistent with the endorsed TMAP.

The DCP includes provisions relevant to this Site and will ultimately only require a new Schedule be
appended that relates to this Site.

We respectfully submit to the Council that the status of the DCP does not preclude progressing the
Planning Proposal to Gateway Determination as the Appin (Part) Precinct Plan (under the WPC SEPP)
will ultimately apply to the site and requires only that the DCP be finalised prior to the granting of
development consent.

We expect the inclusion of provisions to prepare a Schedule to the DCP will form a condition of the
Gateway Determination.

Exhibited State Planning Agreement (SPA).
As the Council is aware we have submitted Draft Letters of Offer in June 2024 to enter into the State
Planning Agreements to the DPHI. The Offers detail the scope of regional roads proposed to be

delivered by the proponent in connection with the development of the Appin (Part 1 & 2) Precincts.

We expect that the exhibition of the State Planning Agreements will be conducted independently of
this Planning Proposal however this is a matter for DPHI to determine.

We have agreed with DPHI and the Council that the exhibition of the State Planning Agreements will
be conducted independently of this Planning Proposal and are targeting November 2024.



7. Master planned dwelling distribution across the entire ‘west Appin’ area noting the 15,000 dwelling cap
for the area and the existing capacity utilised by Appin Part 1. This is a significant matter for Council,
leaving a significant swath of fragmented land ownership unable to develop for urban proposed beyond
significantly large rural sized blocks.

The GMGA 2040 interim plan assumed a dwelling potential of 15,000 homes for the Appin Precinct.
The Appin (Part) Precinct has been rezoned for a maximum of 12,900 homes and this proposal seeks
an additional maximum of 1,312 homes. The GMGA 2040 interim plan states that yield and capacity
is to be refined at Precinct Planning stage.

The Planning Proposal presents a Draft Precinct Structure Plan that accommodates an additional
1,312 dwellings beyond the maximum provided for within the Appin (Part) Precinct. The Planning
Proposal is accompanied by supporting reports that document the required infrastructure to
accommodate these dwellings. Further, the endorsed TMAP indicates that the capacity of the Appin
Precinct is greater than the original potential 15,000 homes. The dwellings per hectare range identified
in the planning proposal studies and the draft DCP also suggest a capacity beyond 15,000 dwellings
if the maximum range is applied.

Notwithstanding, Sydney is in the midst of a generational housing supply crisis. Housing is now
recognised as a critical issue of State and National importance.

The NSW Government’s work to unlock infill housing supply with immediate proximity to transport
nodes is commendable. However, NSW will not achieve nor maintain 75,000 homes each year through
infill housing alone. The fact is that infill housing is unlikely to deliver any meaningful contribution to
NSW housing supply in the short to medium term.

Letters of Offer to enter into the State Planning Agreements and a Local Planning Agreement have
been submitted to DPHI and the Council respectively. The Offers detail the scope of regional and local
infrastructure proposed to be delivered by the proponent to support the proposed dwelling yields within
both the Appin (Part) Precinct and the Appin (Part 2) Precinct.

In the context of the Planning Agreement offers, the imposition of the Housing & Productivity
Contribution, and given the requirements of the Appin (Part) Precinct Plan to ensure that the necessary
arrangements have been made for utilities and infrastructure prior to the granting of development
consent, we respectfully submit that it is no longer necessary to impose a density cap.

Notwithstanding, the Council should resolve the capacity of other land holdings with DPHI having
regard to the infrastructure required to support those land holdings.

The Planning Proposal report has therefore been amended to request Clause 4.3A Residential Density
of the Appin (Part) Precinct Plan be amended to delete the dwelling cap as the relevant State and

Local Planning Agreements will manage yield consistent with agreed infrastructure scope and delivery.

4.3A Residential density
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(2) The density for development for the following purposes must be...

8. Removal of the proposed local centre to align with the Greater Macarthur Structure plan as this centre
will significantly impact the existing Appin Village. This is non-negotiable for Council given the
significant likely impacts on Appin Village. We assume this is also tied in to the TMAP which will need
to be amended.

The Appin & North Appin Precincts should provide for a higher order centre to service the broader
Greater Macarthur Growth Area. The North Appin Planning Proposal provides for a Neighbourhood
Centre. The Local Centre has been appropriately sited within the Proponents land at the intersection
of the Transit Corridor and East-West Connector Road.



10.

11.

12.

13.

The Draft Appin Growth Area Contribution Plan prepared by the Council provides for a Local Centre
in this location and is consistent with the Draft Precinct Structure Plan lodged with the Planning
Proposal.

Additionally, an appropriate planning pathway would be to ensure that the most suitable location for a
Local Centre would be to locate it on a larger landholder parcel with key transport connectivity, rather
than smaller landholders.

Notwithstanding, the location of the Local Centre is a land use matter that doesn’t impact the principle
changes sought to the planning instrument (i.e. land application, land use zone, lot size, transport
corridor, residential density).

However, we recognise that despite the PSP not requiring finalisation for the rezoning to be completed,
we have lodged the Draft Precinct Structure Plan with the Planning Proposal, and the location of the
Local Centre is a key matter for consideration in this assessment.

We therefore enclose a Centres Assessment prepared by Location 1Q supporting the location of the
Local Centre and indicating no anticipated impact on the existing Appin Village or Wilton Strategic
Centre.

Further Aboriginal Cultural Heritage Assessment, as requested by the Heritage group.

An Aboriginal Objects Due Diligence Assessment has informed the proposal and is the appropriate
level of assessment required at this stage. An Aboriginal Cultural Heritage Assessment will be
undertaken to inform future Development Applications.

Update acoustic report, as requested by the EPA and Council.

The Acoustic Assessment has assessed the noise impacts from these sources and provided a
preliminary solution. The proponent will undertake further noise analysis and meet with the operators
of the Appin Power Station and Appin Coal Mine to determine the feasibility of any proposed mitigation
measures as part of the preparation of the future Development Applications.

Detailed site investigation in response to findings of the Preliminary report.

Local Planning Direction 4.4 requires the Planning Proposal Authority consider a preliminary
investigation.

A preliminary investigation has been undertaken, concludes that the site may be made suitable for the
intended land uses, and satisfies Chapter 4 of State Environmental Planning Policy (Resilience and
Hazards) 2021 and the Contaminated Land Management Act 1997 (CLM Act).

A Detailed Site Investigation will be undertaken to inform any future Development Application when
consent is sought for the carrying out of development that will change the use of the land. Should the
DSI identify contamination that is required to be remediated then a Remediation Action Plan will be
prepared.

Additional Flood report (Hydraulic flood assessment) to ensure flood affected land is zoned
appropriately.

The nature of the Site is such that the development catchments will drain directly to Elladale Creek
and Ousedale Creek. The Flood Study mapping shows that flooding within these creeks is well
contained within the riparian corridors and the site will not be impacted during a major flooding event
and the Water Cycle Management Strategy mitigates water quality and quantity outcomes.

Clear planning to ensure that most proposed community assets are located on Walker land, rather
than smaller landholders. This will be flagged through Councils submission on the DCP and Structure
Plan comments to DPHI.



Council has recently exhibited the Draft Appin Growth Area Contribution Plan.

The role of the Contributions Plan is to ensure that land in the most appropriate location is reserved
for local infrastructure and provide a mechanism to acquire that land at market value. In this respect,
local infrastructure should be located according to many principles, however land ownership is not one
of them, and the suggestion otherwise by the Council is inappropriate.

This consideration will be a matter for the Local Planning Agreement to establish and will form part of
the assessment of the future Development Applications.

2. We enclose an amended Draft Planning Proposal report and supporting documentation reflecting the
above and an updated Proponent Response to Agency Submissions addressing additional submissions
received.

3. Further, we enclose an amended Appin (Part 2) Precinct Structure Plan reflecting separate negotiations
regarding the Appin (Part) Precinct Structure Plan and discussions with DPHI and TINSW.

4. Finally, we enclose an amended State Environmental Planning Policy (Precincts—Western Parkland City)
2021 Greater Macarthur Growth Area Proposed Transit Corridor Map that reflects the changes to the
Precinct Structure Plans.

5. Walker look forward to working with the Council to finalise the Planning Proposal for the consideration of
the Local Planning Panel.

6. Should you have any questions or require additional information, please do not hesitate to contact Nathan
Croft at nathan.croft@walkercorp.com.au or on 0419 845 089.

Yours faithfully,
Walker Corporation Pty Limited
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Nathan Croft
Principal Planner

Attachments:

e Updated Planning Proposal report

e Amended Appin (Part 2) Precinct Structure Plan

e Amended Appin & North Appin Precincts Indicative Plan

e Amended PLN_Appin (Part 2) Precinct_Proposed Transit Corridor Map
e Updated Supporting Reports (Appendices 1-12 & 14-21)

e New Proponent Response to Community Submissions (Appendix 26)

e Updated Proponent Response to Agency Submissions (Appendix 27)

e New Location IQ Centres Assessment (Appendix 28)

e Correspondence from coNEXA

e Correspondence from Sydney Water
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conexa

INFRASTRUCTURE PARTNERS

5 June 2024

David Gallant, Chief Executive Officer

Walker Corporation

Level 21, Governor Macquarie Tower, 1 Farrer Place
Sydney NSW 2000

Sent via Email: ahmad.ali@walkercorp.com.au

Dear Ahmad,
RE: Water Services for Walker Corporation at Appin

coNEXA is licenced under the Water Industry Competition (WIC) Act 2006 (NSW). We provide this letter to
confirm the servicing arrangement for the land subject of your Planning Proposal 2 — Appin (Part 2) Precinct.

Walker has nominated coNEXA as its water infrastructure provider, and coNEXA is establishing a local water
utility (LWU) to service Walker’s landholdings, including the land already rezoned under Planning Proposal 1
— Appin (Part) Precinct and the land proposed to be rezoned under Planning Proposal 2 — Appin (Part 2)
Precinct.

The LWU will provide water infrastructure to enable potable water, recycled water, and wastewater services
(collectively “Water Services”) to the future community at Appin. coNEXA confirms that the establishment of
the local water utility with its constituent infrastructure will enable coNEXA to provide satisfactory
arrangements for the provision of Water Services under the WIC Act as administered by IPART in a timely
manner as development progresses.

We understand Walker has committed to Wollondilly Shire Council that lots will be delivered in coordination
with service availability. The inclusion of Planning Proposal 2 — Appin (Part 2) Precinct will not affect the overall
serviceability of the proposed development from the LWU.

We confirm that the local water utility will engage in service authority consultation before subdivision works
commence and provide a compliance certificate on completion of works to support a Subdivision Certificate
for any given Development Consent. The process is similar to the Sydney Water Section 73 Notification of
Requirements and Compliance Certificate processes.

We will engage with Wollondilly’s planning and development team to determine a process analogous to that
in place in other local government areas to support the local planning process in Wollondilly. Please share
this information with the relevant planning officers for Wollondilly Council. We are more than happy to address
any queries they may have regarding Water Services for the Precinct.

Please do not hesitate to contact me if you have any questions or require more information.

Yours sincerely,

Kurt Dahl

Chief Executive Officer
M: 0413 071 428

E: kdahl@conexa.com

coNEXA Pty Limited
ACN 129 876 213

1300 266 392 | INFO@CONEXA.COM
SUITE 1005, 147 PIRIE STREET, ADELAIDE, SA, 5000
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Sydney
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10 April 2024

Mr Ben Taylor
Chief Executive Officer
Wollondilly Shire Council

via email: ben.taylor@wollondilly.nsw.gov.au

Wastewater services for Wollondilly growth areas
Dear Ben

| write to provide an update on wastewater servicing in the Wollondilly Shire Council area. | acknowledge the
challenges of rapid growth in Wollondilly and want to assure you that Sydney Water is committed to delivering
services as soon as possible.

The outcome from our project team’s investigation into the Bingara Gorge Water Recycling Plant (WRP) upgrade
found that while we are expecting to begin construction in early 2025, the shortest possible timeframe for
completing the upgrade is 2027. Our planning has determined that the servicing pathway is more complex than
originally anticipated. This pathway includes protecting the sensitive Nepean ecosystem which, along with
providing services, is a priority for us. | appreciate this timing is not the outcome you want for your community;
however, we remain committed to working with you to minimise any impact from the interim servicing.

Our current long-term plan for providing wastewater services to all growth areas in the Greater Macarthur region
is through a new Upper Nepean Advanced Water Recycling Facility. This is in the early planning stages, and we
are currently investigating suitable sites. Following this, there will be a series of environmental approvals, and
our current estimate for delivering services is 2032. In the interim, our plans for wastewater servicing in
Wollondilly growth areas are outlined below.

Wilton Growth Area

Currently 400-500 new homes across the North, South East and new Wilton Town Centre growth areas can be
serviced by interim wastewater tankering. Once the upgrade of Bingara Gorge WRP is finalised, up to 4,000 new
homes can be serviced.

Picton, Tahmoor and Thirlmere

Sydney Water’s discussions with your team have confirmed a low growth strategy focused on infill and adjacent
development. Our team is currently working on a growth servicing strategy and will share the final number of
properties that can be serviced mid-2024 when this is complete.

Appin

Sydney Water is partnering with Walker Corporation and their advisor, CONEXA, to deliver all water infrastructure
for 12,900 homes. Walker Corporation will fund the infrastructure to meet its delivery timeframes, so there will be
no cost to Sydney Water’s existing customers or the NSW Government.

Sydney Water’s Head of Growth and Development, Charlotte Alexander, would like to present more details
about our servicing plans for the region. She will be in contact to arrange a meeting, but in the meantime, you
can reach her at Charlotte.Alexander@sydneywater.com.au or 0477 397 516.

Yours sincerely,

_—

Roch Cheroux
Managing Director

Sydney Water Corporation ABN 49 776 225 038
1 Smith Street, Parramatta, NSW 2150 | PO Box 399, Parramatta, NSW 2124
Telephone 13 20 92 Media (24/7) 8849 5151 sydneywater.com.au
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