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1 December 2016  
 
Dear Sir 
 

Re: South Dural Planning Proposal 
STEP Inc is a local community-based environmental group, with a membership of over 400 in the 
Hornsby/Ku-ring-gai area. Our group has considerable experience in environmental issues and 
regenerating and preserving natural bushland and native vegetation. Our comments are therefore 
limited to the impacts of this proposal on biodiversity. 
 
A. Some of the information presented in the APP report is inadequate and 
inaccurate 
 
STEP does not believe that this proposal is ready for informed public comment for the following 
reasons: 
 
1. Inadequate vegetation data and mapping. 

 
2. The zoning map for the proposal does not reflect either the proposed developments or the 

stated purpose to conserve the native vegetation 
 
3. The large area of deferred matters creates too many unknowns and does not enable the public 

to comment on a definite proposal 

 
Further detail on these inadequacies is provided below. 
 
Inadequate vegetation data and mapping 
 
While STEP understands the legal limitations of access, this has meant that the largest area 
mapped as Blue Gum High Forest (BGHF) in the south east was not assessed on the ground. As 
Blue Gum High Forest is currently estimated to cover an extant area of less than 200 ha (OEH, 
2016) this is an absolutely inadequate assessment of this critically endangered ecological 
community.  
 
The location of BBAM quadrats and transects probably also reflects this lack of access. Ideally the 
sampling methodology should be stratified randomly, with the number of samples in each area 
reflecting the size of the different vegetation communities. This has not happened here (Table 1).  
There has been gross over sampling of some communities and far too little in others.  



 2 

 
Table 1. Vegetation communities, their area, the sampling effort by the consultants and the 
ideal percentage of samples per community 

Community ha (WSP | 
Parsons 
Brinckerhoff, 
2016 table 4.2) 

Number and % of 
samples in 
proposal 

Ideal % of 
samples 

Blackbutt Gully Forest 29.7 2 (12.5) 46.7 

*Sydney Turpentine Ironbark Forest 22.0 13 (81.25) 34.6 

*Shale Sandstone Transition Forest  1.4 1 (6.25) 2.2 

*Blue Gum High Forest 10.5 0 (0) 16.5 

Total  63.6  100% 
* either endangered or critically endangered communities under the TSC Act or EPBC Act 
 
The public should not be being asked to give comments on such skewed data collection and 
therefore possible inaccurate boundaries and sizes for each community, especially when dealing 
with EECs.  
 
The zoning map for the proposal does not reflect either the proposed developments or the 
stated purpose to conserve the native vegetation 
 
There are two main zoning issues. 
 
Firstly, the zoning map on page 104 shows the majority of the site and all of the development zoned 
R3 but the height of building map on page 113 shows an enormous area near the bushland with a 
20.5m proposed building height, i.e. 6 stories. This would more honestly be presented as R4, high 
density residential. There are also inconsistencies in the proposed lot sizes, as small as 125 m2 for 
attached dwellings (p. 110) while the draft minimum lot size map on page 111 shows a minimum of 
225 m2.  
 
This proposal should not be considered until the proposed development density and lot size is 
correctly reflected in the proposed zoning so that concerned parties can make informed comments. 
 
The second main zoning issue is the riparian areas. In Figure 6 (p. 48) of WSP | Parsons 
Brinckerhoff, 2016, the central riparian areas are marked as high conservation significance along 
both Georges Creek and the unnamed creek from the south. Much of these areas are then mapped 
as RE1 on the Draft Land Zoning Map on page 104 of APP, 2016. With consent, this zoning allows:  
 
“Building identification signs; Business identification signs; Camping grounds; Car parks; Caravan 
parks; Cemeteries; Child care centres; Community facilities; Emergency services facilities; 
Environmental facilities; Flood mitigation works; Kiosks; Public administration buildings; Recreation 
areas; Recreation facilities (indoor); Recreation facilities (major); Recreation facilities (outdoor); 
Respite day care centres; Roads; Water reticulation systems” 
 
This zoning is incompatible with preserving high conservation areas but presumably has more to do 
with allowing the installation of gravity feed sewer along all the creek lines.  
 
The zoning should reflect the stated aim: 
 
“to secure long term conservation outcomes for existing threatened and ecologically endangered 
vegetation communities within the site, adjacent to Georges Creek, in perpetuity.” (p172) 
 
The RE1 zoning does not serve the stated purpose to conserve the native vegetation. 
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The large area of deferred matters does not enable the public to comment on a definite 
proposal 
 
This deferred zoning includes Blue Gum High Forest, Sydney Turpentine Ironbark Forest, Blackbutt 
Gully Forest and Shale Sandstone Transition Forest. While the excuse given is uncertainty of 
legislation at the State and Federal level, it is absolutely unfair to ask citizens concerned about 
biodiversity conservation to comment without a zoning proposal. In truth these deferred areas will 
be so difficult to manage that Council, State and Federal agencies will probably not want them.  
 
An absolute tragedy would be their biobanking trading for areas elsewhere. These areas of quality 
bushland must be preserved. 
 
Concerned groups and individuals cannot approve or comment when there is nothing proposed. On 
this alone the proposal should be withdrawn until there is a firm proposal. 
 
B. Further comments 
 
Despite our uncertainty about much of the detail the following comments are offered on the 
information presented. 
 
STEP does not believe that: 
 
“The proposal has the potential to secure long term conservation outcomes for existing threatened 
and ecologically endangered vegetation communities within the site, adjacent to Georges Creek, in 
perpetuity.” (p. 172) 
 
Vegetation 
 
The effect of this proposal on the existing vegetation will be very damaging unless very detailed 
precinct plans to protect it are drawn up and very active and expensive management takes place in 
perpetuity. 
 
Deleterious impacts include: 
 
• RE1 zoning, presumably to enable construction of a gravity fed sewer, along all riparian zones 

will be very damaging but particularly so on the biggest block of Blue Gum High Forest in the 
south east. This block has large strips of RE1 along both the creeks on which the Blue Gum 
High Forest is centered. Our experience in Hornsby and Ku-ring-gai indicates that construction 
of gravity fed sewers will lead to a road in the riparian area, reshaping of the riparian zone, 
destruction of large boulders and a band of weeds approximately 5 m wide. 
 

• All development is upslope of the plant communities. All extra water and nutrients produced by 
the development will enter the bushland from concentrated and diffuse sources. Rubbish 
dumping, including garden rubbish will inevitably take place. Our experience in Hornsby and 
Ku-ring-gai indicates that this will lead to a band of weeds 5–10 m wide in the bushland after 
several decades. Proposals in the Water Cycle Management Plan (Cardno, 2016) may slow the 
process but the weed band is inevitable unless active management takes place. 
 

• The narrow width of retained vegetation. The greatest width of the vegetation appears to be 
approximately 310 m, the average about 170 m and the narrowest areas are only 20–30 m. 
With an expected central disturbance of approximately 5 m, and a 10 m wide band of weed 
around the edge, the widest areas of quality bushland is reduced to about 290 m, the average 
very approximately 150 m and no undisturbed bushland in many areas. 
 

• Proposed tracks through the bushland will further increase the impacts of development. These 
impacts include clearing for track construction, track drainage, weed intrusion and people 
leaving the track to explore other areas.  
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• Loss of native vegetation. The APP report, 2016  states on page 87 that: 

“The proposal secures the conservation of approximately 62 hectares of native vegetation on 
the site. The proposal does not involve the removal of any Blue Gum High Forest, Sydney 
Turpentine Ironbark Forest or Shale Sandstone Transition Forest vegetation communities.” 

According to the biodiversity report (WSP | Parsons Brinckerhoff, 2016) there is a total of 63.6 
ha of forest so it appears that 1.6 ha of Blackbutt Gully forest will be lost. While this vegetation 
community is not endangered, it is recognized by Smith (2008) as a locally significant 
community in Hornsby Shire and is uncommon and poorly conserved outside the Shire. 

• Clearance of vegetation in low and moderate constraints areas of the site (p. 53, APP, 2016). 
This is likely to require some form of offsetting. STEP is concerned about this as clearance will 
lead to less biodiversity on the site and reduce the value of the site as a corridor. Offsetting in 
Hornsby has generally resulted in no new bush preserved against development, just monies 
allocated to management of existing areas. 
 

• The loss of individual trees, of which there are many. According to APP (2016) these are 
expected to be retained in individual residential lots at the detailed precinct planning stage. At 
proposed lot sizes of 225 m2 for dwelling houses and semi-detached dwellings, STEP is very 
doubtful that many trees will be retained and even more dubious that many will survive in 
subsequent years due to the alteration in soil conditions. 

 
• The loss of vegetation of low and moderate vegetation significance as this will inevitably 

damage the high conservation areas as they form buffers around the areas of high conservation 
along Georges Creek (Figure 6.1, WSP | Parsons Brinckerhoff, 2016). 

 
• Harm caused to the threatened Epacris purpurascens var purpurascens by changes to fire 

regime and weed invasion as these plants appear to be near the edge of the forested area and 
in the riparian zone (Fig. 4.1, WSP | Parsons Brinckerhoff, 2016) 

 
• Trampling and general physical destruction of the remaining forest by the large population 

planned in the six story buildings planned within 250 m radial distance of the core vegetation 
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Corridors 
 

 
 
 
 

Proposed South Dural Development 
 
Corridor between the Lane Cove Catchment to the east; through the central 
Berowra Catchment and finally to the Cattai Catchment to the west.  

 

Figure 1. Corridor from the proposed development to the Cattai, Berowra and Lane Cove 
Catchments 

The report by APP (2016, p. 43) underestimates the importance of the South Dural area in the 
fauna corridor from the Lane Cove River through to Cattai Creek by simply naming individual 
reserves and parks and not putting them in a catchment context. For large birds such as the 
threatened Gang-gangs and Powerful Owls this would be a substantial regional corridor (not just 
local as stated on p. 48, APP, 2016) with the bushland on the proposed South Dural Development 
forming a vital link (Figure 1)  
 
Fauna 
 
This development will have significant impact on the local fauna. The three threatened species 
recorded will be deleteriously impacted by development.  
 
• Little Eagle – this species is listed as vulnerable in New South Wales (OEH 2015) and the quote 

from Birds In Backyards (n.d.) says it all: 
 

“Populations may benefit from clearing, which may open new feeding grounds [such as the 
existing rural use], but they do not respond well to urbanisation.” 
 
This development will be yet another area of formerly rural land that will be unavailable to Little 
Eagles and they will continue their decline in greater Sydney. 

 
• Powerful Owl – The Powerful Owl Profile (OEH 2014) has a long list of threats and the threats 

below will occur with this proposal: 

Berowra Creek 
Catchment 

Lane Cove 
Catchment 

Cattai Creek 
Catchment 
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• Historical loss and fragmentation of suitable forest and woodland habitat from land clearing 

for residential and agricultural development. This loss also affects the populations of 
arboreal prey species, particularly the Greater Glider which reduces food availability for the 
Powerful Owl. 

• Can be extremely sensitive to disturbance around the nest site, particularly during pre-
laying, laying and downy chick stages. Disturbance during the breeding period may affect 
breeding success. 

• High frequency hazard reduction burning may also reduce the longevity of individuals by 
affecting prey availability. 

• Road kills. 
• Secondary poisoning. 
• Predation of fledglings by foxes, dogs and cats.” 

 
• Grey-headed Flying-fox – most of the scattered trees mapped by WSP | Parsons Brinckerhoff 

(2016) are Sydney Turpentine Ironbark Forest and most of these trees would be the dominant 
Turpentine. STEP believes that most of these trees will not survive the proposed zoning to lot 
sizes of 225 m2 or less as they will be either eliminated at development or killed by changes to 
the soil environment. The importance of Turpentine to Flying-foxes has been noted by Hornsby 
Shire Council (n.d.). 

 
There are several threatened fauna species not recorded but assessed with a high likelihood of 
occurrence.  
 
The Dural Land Snail deserves special mention due to its restricted range, confined to the 
northwest fringes of the Cumberland Plain, and habitat requirements. The determination of the New 
South Wales Scientific Committee (2016) raises several issues relevant to the proposed South 
Dural development. 
 
Table 2 Issues related to the Dural Land Snail 

Dural Land Snail 
Issues raised by New South Wales Scientific 
Committee (2016)  

South Dural 

Not confirmed outside shale-influenced 
transitional landscapes  
 

This is the habitat type of the proposed South 
Dural development, areas to be cleared and 
retained 

The species is … found within Turpentine 
Ironbark Margin Forest, Hinterland Sandstone 
Gully Forest and Sydney Hinterland Transition 
Woodland  

The vegetation types of the proposed South 
Dural development, areas to be cleared and 
retained 

It rests in exposed areas such as on exposed 
rock or leaf litter as well as beneath debris 
 

Hundreds of people potentially using the 
bushland will lead to trampling and death of 
individuals 

Inappropriate fire regimes 
 

Fire will be managed for protection of human life 
and property not for the maintenance of the 
snails 

Habitat breaks such as bike trails, can result in 
habitat fragmentation for this species 

Bike tracks proposed through the remaining 
bushland 
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Water Cycle management and waste water 
 
STEP has five main concerns re the water cycle and waste water: 
 
• Maintenance of structures by residents 

o Property managers/owners are to be responsible for the maintenance of rain gardens, 
including damaged plants and filtration media. STEP considers that this would be most 
unlikely and hence this vital part of the treatment train would fail.  

 
• Underground water flow  

o The map on page 113 of the APP report shows an enormous area near the bushland 
with a 6 story buildings. STEP presumes that there will be deep foundations into the 
Wianamatta Group. Associated with this, we presume there will be deep underground 
car parks. These areas will need to be drained and the water managed. There appears 
to be no discussion of this in the reports. 

 
• Sewer installation 

o the construction of a gravity fed sewer mains along every creek, damaging the riparian 
zone and the associated vegetation and habitat 

 
• West Hornsby Wastewater Plant 

o STEP doubts that the West Hornsby Wastewater Plant will cope with the extra load as 
there are already concerns about the quality of discharge in high rainfall events. STEP 
considers wet weather storage on site should take place due to water quality concerns 

 
• Water quality in Berowra Creek 

o There are already huge concerns about the water quality in Berowra and Georges 
Creek; both received C grades over three years for water quality (Hornsby Shire 
Council 2016). There has recently been an algal bloom in Berowra Creek (Hornsby 
Advocate, Oct, 27, 2016). STEP would like a substantial improvement in water quality, 
not more stressors.  

 
Biobanking 
 
The APP report (p. 53) states that clearance will occur in low to moderate constraints areas and 
that: 
“Offsets can theoretically be available under the NSW BioBanking scheme. However, in practice, 
under current legislation, offsets (in the form of “biodiversity” or “ecosystem credits”) are not readily 
available to offset for impacts to larger areas of Blue Gum High Forest or Sydney Turpentine 
Ironbark Forest. The lack of credits under current legislation is currently a major consideration and 
constraint when rezoning the land” 
 
STEP is very concerned about this as: 
 
• Clearance of the site will reduce its value for biodiversity 

 
• Offsetting in Hornsby has generally resulted in no new bushland preserved against 

development, just monies allocated to management for existing sites. 
 

If there were any clearing in these low to moderate constraints areas, then any offsets must go to 
the same ecosystems and help preserve new areas not just help manage existing areas.  
 
Fire management 
 
STEP is concerned about the impact of fire management on biodiversity in this narrow corridor. 
Even with adequate APZ, fire management in the core bushland will inevitably be focused on life 
and property protection rather than protection of biodiversity values. The threatened Dural Land 
Snail is one organism that would probably be disadvantaged by a comparatively high fire frequency 
as it rests on the top of leaf litter and eats fungus, algae, lichen, detritus and leaves (some 
observation in the field and some ex situ, New South Wales Scientific Committee, 2016). This 
indicates that it needs low fire frequencies so that these food and habitat components can build up. 
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Active Recreation 
 
The provision of one sporting field seems absolutely inadequate. Hornsby Shire has an acute 
shortage of playing fields and this will only exacerbate the shortage. Inadequate provision of sports 
fields leads to pressure to clear bushland, even National Parks, for their construction.  
 
Services 
 
The provision of a gravity fed sewer is STEP’s main concern as all through Hornsby and Ku-ring-gai 
Council areas this generally leads to a road in the riparian area, reshaping of the riparian zone, 
destruction of large boulders and a band of weeds approximately 5 m wide. 
 
 
C. Suggested alterations to the development proposal 
 
Ideally STEP would like this parcel of land to remain rural, but in the event of it being rezoned for 
residential development STEP would like the potential impact on biodiversity reduced from that 
currently proposed. Possible mechanisms for this include: 
 
1. The RE1 zoning changed to E2 to allow better management of the biodiversity values  
 
2. The area of deferred matters to be zoned E2 
 
3. The areas zoned E2 to be managed by the local council with the provision of funding for long 

term management from the developer  
 

4. The area currently proposed for R3 should be greatly reduced with a zoning of R2 in areas with 
scattered trees 
 

5. Very limited R4 set well back from the bushland 
 

6. The minimum lot size for dwelling houses and semi-detached houses increased well above 225 
m2, preferably up to 500 m2  
 

7. An alternative to gravity fed sewers down the creeks  
 
8. Development set further back from the areas of biodiversity constraints so that the bushland 

edges are not as severely impacted. Provision of buffering by revegetation should be 
considered along bushland edges 
 

9. No dwellings backing onto the APZ. Houses that back onto APZs or bushland inevitably lead to 
common areas being incorporated into private property or weed and rubbish dumping. A road 
should be incorporated into the APZ and divide the housing from the bush. 
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D. Summary 
 
• STEP would like this parcel of land to remain rural due to its biodiversity values 

 
• STEP does not believe that this proposal is ready for informed public comment 
 
• The effect of this proposal on the existing vegetation will be very damaging unless very detailed 

precinct plans to protect it are drawn up and very active and expensive management takes 
place in perpetuity 

 
• The importance of the South Dural area in the fauna corridor from the Lane Cove River through 

to Cattai Creek is understated 
 
• This development will have significant impact on the local fauna, particularly the Dural Land 

Snail 
 
• STEP has serious concerns re the water cycle and waste water proposals 
 
• The fact that Biobanking credits will be created by the destruction of bushland in South Dural is 

no excuse for poor planning and design 
 
• Even with adequate APZ, fire management in the core bushland will inevitably be focused on 

life and property protection rather than protection of biodiversity values 
 
• Suggested alterations to the development proposal in the event of it being rezoned for 

residential development are outlined in section C of this submission 
 
 
Yours sincerely 
 

 
 
Jill Green 
President 
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