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Summary 

This Biodiversity Development Assessment Report (BDAR) relates to the proposed subdivision of Lot  
2 DP1189190, Lot 301 DP1124543, and Lot 302 DP1124543 at Williams Road, Thurgoona, NSW. There 
are also minor impacts occurring in the adjoining C3 land parcels of Lot 101 DP1128114 and Lot 303 
DP1124543 (reserves on and adjoining Williams Road) and Lot 205 DP1112899 (reserve around Eight 
Mile Creek).The BDAR has been undertaken to accompany a Development Application (DA) under Part 
4 of the Environmental Planning and Assessment Act 1979 (EPA Act), to be submitted to Albury City 
(Council). 

This BDAR relates to the proposed subdivision of approximately 85 hectares of Subject Land over three 
lots at Williams Road, Thurgoona. The majority of the development site is vacant agricultural land that 
is used for cropping, set-stock grazing and fodder production, resulting in very little native vegetation 
remaining on the development site, aside from mostly scattered remnant trees. Works are also 
impacting small areas of the Environmental Management (C3) zoned road reserve associated with 
Williams Road, which bisects the estate, where remnant native vegetation including some native 
understorey species are persisting along the much of the roadside. There are also small impacts being 
incurred to a thin area of C3 land in the small development areas in the vicinity of Eight Mile Creek. 
The Subject Land includes an area dedicated to a future educational precinct, located between the 
main development area on the southern side of Williams Road, however no impacts in this area are 
included in the BDAR, and will be dealt with via a future assessment. 

The development site is zoned General Residential (R1) for the majority of the development area, 
where all substantial impacts associated (roads and residential lots) with the development are to take 
place. As described above, there is also some C3 zoned land within the Subject Land, of which only 
several small areas are to be impacted by works associated with the development, mostly occurring 
along the road reserve of Williams RoadΣ ǿƛǘƘ ǿƻǊƪǎ ōŜƛƴƎ ƻŦ ŀ ƭƛƴŜŀǊ Ψroads and services ŎƻƴƴŜŎǘƛǾƛǘȅΩ 
nature between the two main sections of the estate. The land is zoned under the Albury City Local 
Environmental Plan 2010 (LEP), and with the Subject Land being excluded from the LLS Act, native 
vegetation is to be assessed through the State Environmental Planning Policy (Biodiversity and 
Conservation) 2021.  

A Test of Significance (ToS) was produced by Hamilton Environmental Services (in 2023) for the 
subdivision development, however feedback from Council outlined several shortcomings in the scope 
of the ToS (the scope was restricted to C3 land impacts only), and broader assessment of the entire 
Subject Land was requested. In addition, Council also required a BDAR be produced, and an 
assessment be undertaken of all native vegetation on site and all BAM-C generated threatened species 
on the areas of C3 land, and a select number of threatened species on R1 land (the twelve species 
listed under the Biodiversity Conservation Act 2016 (BC Act) since the R1 land was biocertified in 2011). 
Furthermore, Council required an assessment of listed Significant and Irreversible Impact (SAII) 
candidates under the BC Act, including Box Gum Woodlands (based on conservation values)Σ {ƭƻŀƴŜΩǎ 
Froglet, and the Regent Honeyeater (based on important habitat mapping). The BDAR has included 
the above requirements, and has been undertaken to accompany a DA under Part 4 of the EPA Act, to 
be submitted to Council. 

The development footprint parts of the 85 hectare Subject Land area are proposed to be subdivided 
Ǿƛŀ ŀƴ ŜƛƎƘǘ ǎǘŀƎŜ ŘŜǾŜƭƻǇƳŜƴǘ ŎŀƭƭŜŘ ΨWilliams Park 9ǎǘŀǘŜΩ, and consist of four hundred and sixty 
two (462) residential lots, and one (1) englobo school lot (education precinct), with house lots ranging 
in size from 700 to 1561 square metres. The development footprint also includes several open spaces 
and natural reserves, the most significant of which will be the existing road reserve of Williams Road 
(approximately 7 hectares in size ) which is being closed to vehicle traffic. The works will also include 
the development of an internal road network, construction of footpaths and bicycle paths, 
ǳƴŘŜǊƎǊƻǳƴŘ ǎŜǊǾƛŎŜǎΣ ǎǘƻǊƳǿŀǘŜǊ ōŀǎƛƴǎ ŀƴŘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ chain-of-ponds wetlands (habitat and 
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connectivity purposes), filling of a farm dam, fencing, revegetation areas and general rehabilitation 
works of the developed areas. The proposed works will require a small amount of native vegetation 
removal over parts of the site, significant earthworks to level the construction areas of the site and to 
create water basins and wetlands, and the installation of underground utilities required for the 
residential lots.  

Throughout the main development footprint, there are eighty nine (89) native trees which are within 
the R1 zones part of the development area, including forty-ŦƛǾŜ όпрύ ǘǊŜŜǎ ƛƴ ŀ ǇŀǘŎƘ ƻŦ .ƭŀƪŜƭȅΩǎ wŜŘ-
gum near the proposed estate entry road (all of which is being retained in a reserve), and thirty-four 
(34) scattered trees located throughout the paddocks, eleven (11) of which are being removed, and 
seventeen (17) are being deemed lost due to unpredictable tree protection zone (TPZ) impacts, but 
are to be retained for aesthetics and habitat purposes. There is also one R1 patch tree being deemed 
lost. Impacts in these R1 areas will range from moderate to significant, with varying levels of 
excavation required, including shaping and reforming the land surface, some trenching and under 
boring for services, as well as the ongoing impacts of the development as the estate is built and starts 
to function, including from physical construction of houses and gardens to the ongoing use of the 
residential lots and roadways, for day-to-day living for its residents.  

In total 0.26 hectares of native vegetation on C3 land will be removed/impacted from the proposed 
development, and a total of fifty-nine (59) trees are deemed lost (36 to be removed and 23 deemed 
lost but are to be retained).  

The selection of the Subject Land was made based on its general absence of high-quality habitats, with 
the majority of the property being dominated by exotic vegetation, except for some remnant 
scattered trees and a small patch of trees. Other efforts were taken to avoid and minimise impacts to 
environmental values on and surrounding the Subject Land, the most significant of which include: 

¶ The initial design earmarked the patch of 45 .ƭŀƪŜȅΩǎ wŜŘ-gum on the R1 land to be cleared, 
however it was decided to retain this area after discussions between engineers and project 
ecologists, based on the value of this area as part of the NSW Grassy Woodland Threatened 
Ecological Community (TEC). This area is now to be reserved and managed as a conservation area, 
with habitat augmentation to occur including revegetation and nestbox installations. 

¶ The realignment of a connecting path between the northern estate section and the road reserve 
of Williams Road was incorporated, to capitalise on the position of an existing gate and disturbed 
area along a fence line. The new impact area is clear of any significant trees and quality native 
grass cover, helping to reduce impacts from construction to trees and helps protect a moderate 
quality derived native grassland just east of the new alignment (now being protected). 

¶ bǳƳŜǊƻǳǎ ŘŜǎƛƎƴ ŎƘŀƴƎŜǎ ŀƴŘ ǎǇŜŎƛŦƛŎ ǊŜǉǳƛǊŜƳŜƴǘǎ ƘŀǾŜ ōŜŜƴ ƛƴŎƻǊǇƻǊŀǘŜŘ ŦƻǊ {ƭƻŀƴŜΩǎ 
Froglet, including the creation of a chain-of-ponds style wetlands drainage system (connectivity 
ŎƻǊǊƛŘƻǊύ ǿƘƛŎƘ ƛǎ ōŜƛƴƎ ŎƻƴǎǘǊǳŎǘŜŘ ǘƻ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ŘŜǎƛƎƴ ǎǘŀƴŘŀǊŘǎΣ ŀƴŘ ƛǎ ŀƛƳƛƴƎ ǘƻ ǊŜǇƭŀŎŜ 
some of the connectivity being lost as a result of developing through current movement corridors 
for the species. !ƭƭ ǎǘƻǊƳǿŀǘŜǊ ōŀǎƛƴǎ ŀǊŜ ŀƭǎƻ ōŜƛƴƎ ŘŜǎƛƎƴŜŘ ǘƻ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ Ƙŀōƛǘŀǘ 
requirements, effectively contributing to increasing the suitable breeding habitat that is available 
for the species across the Subject Land. 

¶ Efforts are being made to retain trees wherever possible, providing they do not pose an asset or 
health and safety risk to future residents or users of the local area. There are numerous trees that 
have been deemed lost due to TPZ impacts or unpredictable future impacts from ongoing use of 
the estate by residents. However, where possible and safe, many of these trees are still being 
retained for aesthetic and habitat purposes. For instance, of the fifty-nine (59) trees being 
removed or deemed lost, twenty-three (23) trees are being retained on site. 
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There are three Plant Community Types (PCTs) present in the Subject Land, those being, in order of 
dominance: 

- PCT 266 Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South Western 
{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ (3.98 hectares); 

- PCT 277 Ψ.ƭŀƪŜƭŜȅΩǎ wŜŘ DǳƳ ς Yellow Box grassy tall woodland of the NSW South Western Slopes 
.ƛƻǊŜƎƛƻƴΩ (3.12 hectares); and  

- t/¢ нту ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the central 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ (0.17 hectares).  

Combined, there is 7.28 hectares of native patch vegetation present, which equates to 9% of the 
Subject Land. Almost all of the patch vegetation occurs on C3 land. Where remnant patch vegetation 
persists, these areas are considered BC Act listed Grassy Woodlands TEC, based on the presence of 
mature canopy trees and their ability to be rehabilitated. However, assessment revealed there are no 
areas that qualify for the Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) 
listed Grassy Woodlands TEC, based upon these woodland areas being lower quality and small in size, 
therefore not meeting the stricter EPBC Act listing criteria. 

Targeted surveys were conducted to search for candidate threatened species, as determined by the 
BAM-C (via three child cases under parent case: 00054054) and by database searches for the area 
within 10 kilometres (km) of the Subject Land. Surveys revealed that there were threatened species 
ǇǊŜǎŜƴǘΣ ƛƴŎƭǳŘƛƴƎ {ǉǳƛǊǊŜƭ DƭƛŘŜǊ όǎǇƻǘƭƛƎƘǘŜŘ ŀƴŘ ŘŜǘŜŎǘŜŘ ƻƴ ƴǳƳŜǊƻǳǎ ǊŜƳƻǘŜ ŎŀƳŜǊŀǎύΣ {ƭƻŀƴŜΩǎ 
Froglet (present in all waterways and drainage lines across much of the Subject Land), as well as Scarlet 
Robin and Flame Robin, which were in the interface between R1 and C3 land. In addition to these, 
Regent Honeyeater was presumed present, based on the presence of vegetation mapped on the 
ǎǇŜŎƛŜǎΩ ƛƳǇƻǊǘŀƴǘ Ƙŀōƛǘŀǘ ƳŀǇ (IHM), and Southern Myotis was also presumed present, due to the 
difficulty in excluding the species based on expert assessment of bat call data. No threatened flora 
was present on site. 

Direct impacts from the development upon threatened entities include the loss of one farm dam and 
minor impacts to two other dams, all of ǿƘƛŎƘ ŀǊŜ ōǊŜŜŘƛƴƎ Ƙŀōƛǘŀǘ ŦƻǊ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ŀƴŘ ŦŜŜŘƛƴƎ 
habitat for Southern Myotis, as well as some {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ƳƛƎǊŀǘƛƻƴŀƭ Ƙŀōƛǘŀǘ ŀǊŜŀǎ όŘǊŀƛƴŀƎŜ ƭƛƴŜǎ 
between dams on Thurgoona Training Academy and those in the southern part of the development), 
which are being lost to development. There are small impacts occurring to low quality areas of mapped 
NSW Grassy Woodland along Williams Road, where connectivity works are being undertaken. 
However, only two large trees are considered lost (but are being retained) in these areas, therefore 
there are no anticipated significant impacts occurring in the C3 land to threatened species or 
communities in this area.  

In terms of indirect impacts expected from the development, these may include impacts such as noise 
and/or erosion and sedimentation associated with the construction phase of the project, light 
pollution from estate lights, ongoing noise pollution, changed surface drainage with the installation of 
stormwater drains and redirections into detention basins, and the potential for ongoing degradation 
issues such as weed incursions into bushland from garden escapes or dumping of garden waste, and 
predation from mismanaged domestic cats and unrestrained dogs. With the closure of Williams Road 
to vehicle traffic and the designation of the road as a conservation reserve, the development is 
considered unlikely to have significant negative impacts on adjacent areas of native vegetation and 
fauna habitat if all construction mitigation measures (pre, during and post construction) are 
implemented. 

Given the already heavily modified nature of the Subject Land and broader locality, and its proximity 
to urban areas, the project is considered unlikely to reduce the viability of any adjacent native 
vegetation or habitat due to edge effects, noise or dust, or cause significant disturbance to breeding 
habitats. There is likely to be contribution of moderate to significant changes in the light environment, 



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd   vi 

with the addition of streetlights throughout the estate, and light spill of residential buildings and 
exterior lights. There is a potential for some impact to nocturnal species and invertebrate species from 
light pollution, which may impact on the suitability or preference of certain species to continue 
utilising the area for their nocturnal activities. Monitoring of Squirrel Glider presence post-
construction is recommended, with any drop in numbers to trigger a review and actions to control 
light pollution along the Williams Road interface.  

Prescribed impacts include the loss of one farm dam and the small impact being made to two other 
dams, and changes to the drainage and hydrology of the Subject Land, which may have some impact 
ƻƴ ǎǇŜŎƛŜǎ ŎǳǊǊŜƴǘƭȅ ǳǎƛƴƎ ǘƘŜǎŜ ŀǊŜŀǎΣ ŜǎǇŜŎƛŀƭƭȅ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ during their migrational movements 
(connectivity impacts). However, the provision of new stormwater detention basins and wetland 
connectivity features, ŀƭƭ ƻŦ ǿƘƛŎƘ ŀǊŜ ōŜƛƴƎ ŘŜǎƛƎƴǎ ǿƛǘƘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ŎƻƴǎǘǊǳŎǘƛƻƴ ǇǊƛƴŎƛǇƭŜǎ ƛƴ 
mind, means the long-term impacts from the initial loss of a dam and drainage lines may be minimal. 
However, monitoring is recommended, to ensure existing and new movement corridors and detention 
ōŀǎƛƴǎ ŀǊŜ ōŜƛƴƎ ǳǘƛƭƛǎŜŘΣ ŀƴŘ ŀƴȅ ŀōǎŜƴŎŜ ƻǊ ŘǊƻǇ ƛƴ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ǳǎŀƎŜ ǿƛƭƭ ǘǊƛƎƎŜǊ ŀ ǊŜǾƛŜǿ ƻŦ 
habitat designs. Vehicle strikes are also a potential prescribed impact. However, actions are being put 
in place via design considerations and Construction Environmental Management Plan (CEMP) actions 
to help minimise the potential for vehicle strikes. 

According to the NSW BioNet Threatened Biodiversity Profile Data Collection (TBCD)Σ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ 
has been declared as a SAII entity according to it meeting SAII Principle 3, in that it is known from three 
or less locations and/or has an area of occupancy (AOO) of less than 10 square kilometres, or an extent 
of occurrence (EOO) of less than 100 square kilometres. The species polygon which represents suitable 
habitat for this SAII on the Subject Land covers large areas of the proposed development area. Based 
on the Significant Impact Criteria (SIC) assessment indicating that a significant impact to this species 
is possible from the development, Sloanes Froglet clearly is an SAII entity that is at risk of significant 
impact, and requires further consideration in terms of the risks posed by this proposal, and the 
adequacy of the suggested avoidance and mitigation measures. A referral to the Commonwealth 
Environment Minister is therefore recommended. 

There are a number of risk mitigation measures being incorporated into the designs, the most 
significant of which are the provision of a chain-of-ponds habitat linkage along the southern boundary, 
and the addition of new stormwater basins, all of which are designed according to SloaƴŜΩǎ CǊƻƎƭŜǘ 
habitat requirements. There are also numerous actions being incorporated into a CEMP, to instigate 
controls on protection of retained vegetation, erosion and sediment controls, limits of construction 
near identified threatened species, pre-clearance inspections of trees to ensure fauna impacts are 
minimised and injured fauna are handled appropriately, landscape plantings and habitat 
augmentation with nestboxes and locally indigenous species, noxious weed and disease controls 
(vehicle hygiene), as well as noise, dust, vibration and light spill controls.  

To offset the losses being incurred due to the impacts being made to 0.26 hectare of native vegetation 
in C3 land, an offset of seven (7) ecosystem credits are required (Table E1). To offset the losses being 
incurred to threatened species habitat, the development will need to retire three (3) credits for 
{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘΣ ǎƛȄ όсύ ŎǊŜŘƛǘǎ ŦƻǊ wŜƎŜƴǘ IƻƴŜȅŜŀǘŜǊΣ ǎƛȄ όсύ ŎǊŜŘƛǘǎ ŦƻǊ {ǉǳƛǊǊŜƭ DƭƛŘŜǊΣ ŀƴŘ ǎŜǾŜƴ όтύ 
credits for Southern Myotis (Table E2). In addition to these, to offset prescribed impacts being 
incurred with regards to the loss of one dam and small impacts to two others, and the loss of some 
ŎƻƴƴŜŎǘƛǾƛǘȅ ŦŜŀǘǳǊŜǎ ŦƻǊ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘΣ ƛǘ ƛǎ ǇǊƻǇƻǎŜŘ ǘƘŀǘ ŀ ŦǳǊǘƘŜǊ seven (7) {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ 
species credits and two (2) Southern Myotis species credits are retired to offset these prescribed 
impacts (Table E3), as well as ensuring habitat augmentation takes place to help replace lost habitats 
for these species. 
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Table E1 Impacts that require an offset ς ecosystem credits  

Vegetation zone PCT TEC/EC 
Impact 
area 
(ha) 

Number of 
ecosystem credits 

required 

266_Remnant_Sth 266 TEC 0.04 1 

266_Remnant_Nth 266 TEC 0.02 1 

266_Wetland 266 TEC 0.01 1 

266_Revegetation 266 TEC 0.05 1 

266_Remnant_MQ 266 TEC 0.07 3 

 

Table E2 Impacts that require an offset ς species credits 

Common name Scientific name 
Loss of habitat (ha) 

or individuals 
Number of species 

credits required 

{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ Crinia sloanei 0.06ha 3 

Regent Honeyeater Anthochaera phrygia 0.18ha 6 

Squirrel Glider Petaurus norfolcensis 0.18ha 6 

Southern Myotis Myotis macropus 0.19ha 7 

 

Table E3 Prescribed impacts and proposed offsets ς species credits 

Common name Scientific name 
Loss of habitat (ha) 

or individuals 
Number of species 

credits required 

{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ - Breeding habitat Crinia sloanei Prescribed impacts 2 

{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ς Connectivity 
(migrational) habitat 

Crinia sloanei Prescribed impacts 5 

Southern Myotis ς Feeding 
habitat 

Myotis macropus Prescribed impacts 2 
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Stage 1: Biodiversity assessment 

1. Introduction 

1.1 Proposed development 

1.1.1 Development overview 

This Biodiversity Development Assessment Report (BDAR) relates to the proposed subdivision of an 
approximately 85 hectare (ha) Subject Land area located at Williams Road, Thurgoona, NSW (Figure 
1). The majority of the development site is vacant agricultural land that is currently used for cropping, 
set-stock grazing and fodder production, resulting in very little native vegetation remaining on site, 
aside from mostly scattered remnant trees. Works are also impacting small areas of the Environmental 
Management (C3) zoned road reserve associated with Williams Road, where remnant native 
vegetation including some native understorey species are persisting along much of the roadside. There 
are also small impacts being incurred to a thin area of mapped C3 land within General Residential (R1) 
land, in the small development area (Stage 8) located east of Eight Mile Creek. However, the mapped 
area is dominated by exotic grasses, and there are minimal native vegetation impacts in this area. 
There is also an area dedicated to a future educational precinct, located between the main 
development area on the southern side of Williams Road, and the C3 lands that border the 
development area to the east, west of Eight Mile Creek. 

A Test of Significance (ToS) was produced by Hamilton Environmental Services (in 2023) for the 
subdivision development. However, feedback from Albury City Council (Council) outlined several 
shortcomings in the scope of the ToS (the scope was restricted to C3 land impacts only), and broader 
assessment of the entire Subject Land was requested to include the entire footprint (all R1 and C3 
zoned lands being impacted). In addition, Council also required a BDAR be produced, and an 
assessment be undertaken of all native vegetation on site and all BAM-C generated threatened species 
on the areas of C3 land, and a select number of threatened species on R1 land (the 12 species listed 
under the Biodiversity Conservation Act 2016 (BC Act) since the R1 land was biocertified in 2011). 
Furthermore, Council required an assessment of listed Significant and Irreversible Impact (SAII) 
candidates under the BC Act, including Box Gum Woodlands (based on conservation values), Sloanes 
Froglet and the Regent Honeyeater (based on important habitat mapping), with the latter two species 
listed as SAII entities since the original DA was submitted. The BDAR has included the above 
requirements, and been undertaken to accompany a Development Application (DA) under Part 4 of 
the Environmental Planning and Assessment Act 1979 (EPA Act), to be submitted to Council. 

The development site includes two land use zones under the Albury Local Environmental Plan 2010, 
with the predominant land being impacted by the development footprint zoned R1 land; and the 
Williams Road reserve and Eight Mile Creek reserve, which are receiving a small degree of impact, 
zoned Environmental Management (C3). The R1 zoned land is biocertified land, meaning the 
vegetation losses associated with development on this land have already been accounted for via the 
biocertification process under the LEP. However, threatened entities and prescribed impacts from 
development of these areas must still be factored into the assessment, including the 12 threatened 
species listed in the BC Act, since the biocertification was approved in 2011.   

Native vegetation is to be removed (or in some circumstances, retained but deemed to be lost) as a 
part of the proposed residential development. However, according to the Native Vegetation 
Regulatory Map, the entire Subject Land is excluded from the LLS Act. Therefore, native vegetation is 
to be assessed through the State Environmental Planning Policy (Biodiversity and Conservation) 2021.   
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With regards to the education precinct development, all of the land in that area is identified as R1 
land, and as with other R1 areas, it is άōƛƻŘƛǾŜǊǎƛǘȅ ŎƻƳǇƭƛŀƴǘ ŘŜǾŜƭƻǇƳŜƴǘέ όǿƛǘƘƛƴ ǘƘŜ ƳŜŀƴƛƴƎ ƻŦ 
section 28 of the Environmental Planning and Assessment Regulation 2021), except for 12 threatened 
species that were added to the BC Act subsequent to the 2011 biocertification declaration. The 
precinct ƛǎ ƛŘŜƴǘƛŦƛŜŘ ŀǎ ŀ άŦǳǘǳǊŜ ǇǊƛǾŀǘŜ ƘƛƎƘ ǎŎƘƻƻƭ ŀƴŘ ǇǊƛƳŀǊȅ ǎŎƘƻƻƭέ ƛƴ ǘƘŜ Thurgoona Wirlinga 
Precinct Structure Plan (RPS 2013). No development is to occur within the educational precinct and no 
existing vegetation or dams are proposed to be removed from the area at this time. Any future 
development within the precinct land, in accordance with the Thurgoona Wirlinga Precinct Structure 
Plan, will be the subject of a separate DA and biodiversity assessment, as relevant and when required. 
No protection or loss of any biodiversity features in the precinct is to be assumed as part of this BDAR. 
As part of this BDAR, all of the Subject Land has been assessed in regard to impacts arising from the 
proposed adjoining residential subdivision works, including C3 land impacts and the subject 12 species 
on R1 lands (pers.com James Laycock, January 2025). 

There is also a proposed arterial road (Thurgoona Link Road) which is to provide future access into the 
Subject Land off Table Top Road, running south of the Subject Land in a east-west direction, then 
swinging around and heading north (along the western edge of the Subject Land), eventually linking 
up with Davey Road and the Hume Highway to the north. The impacts associated with this arterial 
road are also not included in this BDAR, as they have been addressed through a separate approval 
process (also a BDAR) which has been prepared by Biosis Pty Ltd for Albury City Council. Therefore, 
impacts associated with these works (which include services installation works in the road reserve of 
Table Top Road in the far south-eastern corner of the Subject Land), are not discussed further in this 
report. There are also two late changes to designs to account for additional sewer connections. These 
two connections which cross Williams Road (see Appendix S), are being under bored with all impacts 
(bore pads) to be located in R1 farmland and there are no C3 land impacts from these additional sewer 
connection works. 

1.1.2 Location 

The proposed subdivision is located at 65 Williams Road, Thurgoona, which is  approximately 10 
kilometres north-east of the town centre of Albury, and 1.5 kilometres east of the location of 
Ettamogah. The development is occurring within agricultural, road reserve and environmental lands 
in a peri-urban area on the northern outskirts of Thurgoona, NSW 2640. Houses are planned in the 
large and predominantly cleared parcels of farmlands on the north (Lot 2 DP1189190) and south sides 
(Lot 301 DP1124543 and Lot 302 DP1124543) of Williams Road, and in a small predominantly cleared 
farmland parcel (also Lot 302 DP1124543) on the western side of Table Top Road (far eastern part of 
the Subject Land), near the intersection of Table Top Road and Williams Road. The C3 land parcels 
being impacted are Lot 101 DP1128114 and Lot 303 DP1124543 (reserves on and adjoining Williams 
Road) and Lot 205 DP1112899 (reserve around Eight Mile Creek). See Figure 3 (Site Map) and Figure 
4a and 4b (Location Map). 

1.1.3 Proposed development and the Subject Land 

Topography 

The site is gently sloping land with some slight undulations and lower-lying drainage areas, with an 
elevation range of 185 to 215 metres. The north-western part of the site is slightly higher than the 
south-eastern part, with all surrounding parts of land being in the same landform. Five (5) farm dams 
are scattered across the Subject Land, and a small unnamed drainage line intersects the central area 
of the proposed subdivision flowing north to south, through the Thurgoona Training Academy land, 
and flowing onto farmland in the south-eastern part of the Subject Land. There are several other dams 
located just beyond the Subject Land, to the west, south and east of the development.   
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Eight Mile Creek separates the main development stages (Stages 1 to 7) from the small Stage 8 
development area in the far eastern corner. For the most part, the C3 land is being avoided in this 
Stage 8 area. However, there are some minor impacts to mapped C3 land that overlaps with the 
farmland in Stage 8, and a small area of impact occurring on the western side of Eight Mile Creek, 
where the overflow outfall from the proposed water detention basins are planned to direct flows into 
the creek, in the far south-eastern corner of the development. The majority of waterways, drainage 
lines and farm ŘŀƳǎ ƛƴ ǘƘŜ ǎǘǳŘȅ ŀǊŜŀ ŀǊŜ ŎƻƴǎƛŘŜǊŜŘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ƘŀōƛǘŀǘΣ ǿƛǘƘ ƴǳƳŜǊƻǳǎ ǊŜŎƻǊŘǎ 
of the species found on the Subject Land, and in the broader vicinity. 

Hydrology 

The Subject Land consists of four sub-catchment areas (see the predevelopment catchment plan in 
Appendix Q). Sub-catchment area 1 covers the majority of the Subject Land, running north to south 
through the centre of the proposed development and draining towards Eight Mile Creek in the south-
east corner. Sub-catchment area 2 occurs immediately west of sub-catchment 1, and drains from the 
north to south-west, through three existing large dams and eventually into Seven Mile Creek to the 
south. Sub-catchment area 3 drains the far eastern corner of the development, which flows south into 
a large dam (just beyond the development footprint), and then flows west into Eight Mile Creek, then 
south. Sub-catchment area 4 drains the far north-eastern part of the main northern section of the 
development, and flows in an easterly direction into Eight Mile Creek. 

There are five (5) existing farm dams located within the Subject Land, and seven (7) farm dams located 
just outside of the Subject Land boundary. There are also two (2) farm dams located centrally in the 
Thurgoona Training Academy property, which is not part of the development or Subject Land. Of the 
five (5) dams within the Subject Land, one (1) in the northern section of the proposed estate is being 
partially impacted (re-shaped for the stormwater detention basin), but is to be retained as a 
stormwater detention basin; one (1) centrally located dam just south of Williams Road is being 
retained but may undergo minor impacts from drainage installations in its immediate vicinity; one (1) 
dam is being lost to development (to become house lots and roadway within Stage 1), and two (2) 
dams in the education precinct are being avoided by the housing development, and are instead 
earmarked for a future school development (education precinct), in the eastern part of the main 
southern block of the development (which is future development not considered in this assessment).  

The majority of the proposed development area is above the flood risk level (see the flood overlay 
plan and flood mitigation plan in Appendix Q). The far southern part of the Stage 1 development, 
where it connects with the proposed Thurgoona Link arterial road, is within the 1% AEP flood level 
(+500mm) and would therefore currently flood in the more serious of flooding events. To remedy this, 
the low-lying areas in this vicinity are to be filled with clean fill and raised above the 1% AEP flood 
level, while still allowing adequate fall through the chain of ponds drainage line which runs west to 
east along the southern-most boundary of the development, and channels stormwater into the large 
stormwater detention basin proposed in the south-east corner of Stage 1 (south of the education 
precinct). In addition to stormwater management, the chain of ponds is also augmented habitat for 
use as ǘƘŜ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ƳƻǾŜƳŜƴǘ ŎƻǊǊƛŘƻǊ, being developed to the ǎǇŜŎƛŜǎΩ habitat standards and 
will establish suitable habitat to provide connectivity along the southern boundary of the housing 
estate for these endangered frogs.  

Geology & Soils 

The geology of the majority of the Subject Land is Silurian-Devonian sedimentary and volcanic rocks 
lithology, which consists of mixed volcanic and sedimentary rocks. In addition to this, there is a thin 
area of Cenozoic Shepparton Formation, which consists of poorly consolidated clay, silt, sand and 
gravel lithology, which roughly follows the alignment of Eight Mile Creek, and covers the eastern one 
third of the Subject Land area (NSW Government 2024). There were no significant or unusual 
geological features on or nearby the Subject Land recorded during site assessments or noted during 
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the desktop assessment. There were also no karst, caves, deep crevices, cliffs or other areas of 
geological significance within the Subject Land or within the 1500 metre buffer area surrounding the 
Subject Land (although the entire 1500 metre area was not fully assessed due to private property 
access issues).  

The soils of the local area are mapped as possessing predominantly sodosoils, which are soils with 
strong contrast in texture between the A horizons and the sodic B horizons, which are not strongly 
acidic. The dominant colour classes are red, brown, yellow and grey soils, with black soils at greater 
depth (SSA 2024). The soil is generally well-drained at this site, and carries a relatively low erosion 
hazard. The topsoil displaced from construction may be stockpiled (high in the catchment area within 
the Subject Land to ensure sediment devices are effective) and reused on site during rehabilitation, 
and all cleared vegetation will be removed from the site, but where possible deposited in adjoining 
environmental areas for use as ground habitat, or donated to local environmental management 
agencies, if appropriate. 

Current and previous land uses 

After European settlement of the Albury region, the R1 land (and much of the C3 land) in the Subject 
Land was predominantly cleared of native vegetation and historically grazed by sheep and cattle in a 
set-stock management regime. Large trees left standing were restricted to areas of C3 land along 
Williams Road and along Eight Mile Creek, as well as some scattered paddock trees in the R1 land. In 
the more recent decades, the R1 land has been widely cultivated and cropped with grain and fodder 
crops, which has left the entire R1 land areas with effectively no native species in the understorey, 
with pasture species and weeds dominating. Scattered and mostly isolated paddock trees now remain 
in R1 areas, of which a number are dead or in poor condition. The only patch of native vegetation in 
R1 land is the patch of forty-five (45) .ƭŀƪŜȅΩǎ wŜŘ-gum in the southern section, near where the main 
entry road into the state is proposed to enter off the future Thurgoona Link. This patch of trees is now 
being retained as a future reserve, and only one (1) tree in the reserve will be considered lost due to 
Tree Protection Zone (TPZ) impacts from the nearby road (but is still to be retained)1. 

The northern part of the road reserve of Williams Road has been revegetated in the last 20 years, 
between the northern side of the remnant canopy area of the roadside and the R1 land boundary 
fence, with varying success rates for plantings. Generally, locally indigenous species of trees and some 
shrubs have been planted, with some non-local species planted on occasion. Most of the revegetation 
areas have an exotic dominated understorey, with some small patches along the interface with the 
remnant areas retaining some native grasses. There are numerous large remnant trees along the bank 
of Eight Mile Creek, however the remainder of the C3 reserve areas in the vicinity of these trees have 
been revegetated, with mostly canopy species and only very occasional shrub species. The C3 land just 
outside of the north-west corner of the Subject Land also has some old remnant trees along the creek 
line, with large areas of revegetation either side, a small area of which is encroaching into the R1 land 
and will be impacted by development along that western boundary.  

 

1 Note: TPZ areas and are calculated (12 x tree diameter (cm) at breast height (dbh) to a 15 metre maximum) and 
development impacts in TPZs are assessed based upon the Australian Standard (AS4970 2009) for the protection of trees on 
development sites (SAI 2009) 
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Development impacts 

The 85 hectare Subject Land area is proposed to be subdivided via an eight stage development called 
ΨWilliams Park 9ǎǘŀǘŜΩ and will provide four hundred and sixty two (462) residential lots, and one (1) 
englobo school lot (education precinct), with residential lots ranging in size from 700 to 1561 square 
metres. The development footprint also includes several open spaces and natural reserves, the most 
significant of which will be the existing road reserve of Williams Road (approximately seven (7) 
hectares in size ) which is being closed to vehicle traffic and protected (Figure 5). The works will also 
include the development of an internal road network, construction of footpaths and bicycle paths, 
underground services, stormwater detention ōŀǎƛƴǎ ŀƴŘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ǿŜǘƭŀƴŘǎ (habitat and 
connectivity purposes), infilling of a farm dam, revegetation areas and general rehabilitation works 
for the developed areas. The proposed works will require a small amount of native vegetation removal 
over both C3 and R1 parts of the site, significant earthworks in R1 land to level the construction areas 
of the site and to create water basins and wetlands, and the installation of underground utilities 
required for the residential lots. The proposed access roads for the lots will enter the southern part of 
the development in two locations from a future arterial road (Thurgoona Link), with one vehicle access 
point being provided through the proposed Williams Road reserve into the development stages 
(Stages 4, 6 and 7) on the northern side of Williams Road.  

Throughout the main development footprint, there are eighty-nine (89) native trees which are within 
the R1 zones part of the development area, including forty-ŦƛǾŜ όпрύ ǘǊŜŜǎ ƛƴ ŀ ǇŀǘŎƘ ƻŦ .ƭŀƪŜƭȅΩǎ wŜŘ-
gum near the proposed estate entry road (all trees in the patch are being retained, but one (1) is 
considered lost), and thirty-four (34) scattered trees located throughout the paddocks, eleven (11) of 
which are being removed, and seventeen (17) are being deemed lost due to unpredictable TPZ 
impacts, but are to be retained for aesthetics and habitat purposes. Impacts in these R1 areas will 
range from moderate to significant, with varying levels of excavation required, including shaping and 
reforming the land surface, some trenching and under boring for services, as well as the ongoing 
impacts of the development as the estate is built and starts to function, including from physical 
construction of houses and gardens to the ongoing use of the residential lots and roadways for day-
to-day living for its residents. It is for this reason that, although some trees are being retained for 
aesthetic and biodiversity benefits, many of these trees have to be considered lost for impact 
assessment purposes, as people are not restricted in what they do near or with these trees on their 
lots after construction is complete (i.e. removal of the tree, or undertake construction within their TPZ 
or SRZ), as well as the potential for ongoing use of some lots being likely to render these trees as 
unlikely to, or less likely to, survive in the long-term. In total 0.26 hectares of native vegetation on C3 
land will be removed/impacted from the proposed development, and a total of fifty-nine (59) trees 
are deemed lost (36 to be removed and 23 deemed lost but are to be retained). 

All significant trees on site, those being mature native canopy trees (30cm dbh or greater) that are to 
be removed as part of construction, must undergo preclearance checks, to ensure the risks of trees 
containing fauna is minimised, and that any fauna harbouring in tree hollows or nests can be 
appropriately handled, checked for injuries and relocated to nearby habitat by a qualified ecologist or 
wildlife handler. Furthermore, it is recommended that timber (large trees) that are removed be placed 
into adjoining reserves for ground habitat, or that Fisheries NSW and Murray Local Land Services are 
contacted to ascertain if they would like to retain the large hollow trees being removed from the site 
for their waterway habitat restoration and re-snagging programs.  

In addition to the main impacts from the development (such as construction of internal roads and 
lots), there are numerous other small yet specific impacts taking place across C3 zoned parts of the 
Subject Land, some of which contain areas native vegetation. The places where C3 impacts are 
occurring, and types of impacts being made are listed below in Table 1, with more detailed impact 
descriptions in the section further below. Note the impact areas in Table 1 are the total impact areas, 
and not necessarily reflective of the total area of native vegetation being impacted/lost.   
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To arrive at the native vegetation impact area figures, the impact areas were overlaid with the mapped 
native vegetation patches and tree locations. Where trees were removed or deemed lost, the entire 
canopy of the tree being lost/removed was factored into the vegetation loss area. 

 

Table 1: Summary of impacts associated with specific works areas 

C3 site 
no. 

Works impact type and 
location 

Construction 
machinery required 

Construction disturbed ground, 
including machinery access* 

Linear 
width (m) 

Total area 
(m2) 

Trench 
depth (m) 

1 Reticulated stormwater 
drainage outfall (south-east 

section) 

Excavator, posi-track 
15 450 - 

2 Wetland embankment  (south-
east section) 

Excavator, posi-track 
15 840 - 

3 Reticulated stormwater 
drainage outfall (far east 

section) 

Excavator, posi-track 
10 220 - 

4 Road overlap (two sections) 
with C3 (far east section) 

Trencher, excavator, 
grader, truck, roller, 

posi-track 
12 620(i) - 

5 Road, footpath, reticulated 
water and stormwater, inc. 
electricity and data (main 

access and linkage between 
north and south sections) 

Trencher; excavator 
grader, truck, roller, 

posi-track 22 1300(ii) 1.5 

6 Reticulated sewer and 
stormwater linear trench 
(between north and south 

sections) 

Trencher; excavator, 
posi-track 

7 630 2.0 

7 Road overlap with C3 (northern 
part of south section) 

Excavator, grader, 
truck, roller, posi-track 

12 700 - 

8 Stormwater detention basin 
(central north section) 

Excavator, posi-track 
20 600 - 

9 Stormwater linear trench 
(north section) 

Trencher; excavator, 
posi-track 

5 150 1.5 

10 Footpath, and reticulated water 
and stormwater, inc. electricity 

and data (linking north and 
south section across Williams 

Road) 

Trencher; excavator, 
posi-track 

20 1000 1.5 
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C3 site 
no. 

Works impact type and 
location 

Construction 
machinery required 

Construction disturbed ground, 
including machinery access* 

Linear 
width (m) 

Total area 
(m2) 

Trench 
depth (m) 

11 Road overlap with C3 (southern 
part of north section) 

Excavator, grader, 
truck, roller, posi-track 

25 600 - 

12 Stormwater detention basin 
embankment (existing main 

dam ς northern section) 

Excavator, posi-track 
6 250 - 

13 Footpath (linking western 
(south) section to Williams 

Road) 

Excavator, posi-track 
5 50 - 

14 Footpath (linking western 
(north) section to Williams 

Road) 

Excavator, posi-track 
7 660 - 

15 Stormwater detention basin 
embankment (far north-

western section) 

Excavator, posi-track 
7 900 - 

16 Fence lines (see design plans in 
Appendix Q) 

Post-hole digger 
(strainer posts only), 
star-steel picket post 

driver. 

1* NA(ii) - 

17 Asset Protection Zones (see 
design plans in Appendix Q) 

Ongoing maintenance 
of vegetation in these 

areas around 
development perimeter 
for bushfire protection. 

13m 
(woodland 
areas) and 

11m 
grassland 
areas (iv) 

NA - 

* Construction linear and area measurements are total impacts, and do not reflect impact areas for native vegetation 

(i) No native vegetation is present in this C3 overlap area, thus no losses are being incurred. 

(ii) No understorey in impact area. Losses restricted to two scattered saplings only. 

(iii) Fence line development footprint to be approximately 1 metre width, however nearly all impacts (except strainer post holes) are low 
and temporary in nature. Only the main post hole areas will impact native vegetation. Regeneration is likely in all impacted areas, thus no 
quantifiable vegetation losses are expected for the perimeter fence installation. 

(iv) The majority of these APZ areas are internal and factored into the development footprint, where no native vegetation persists. However, 
the APZ along the northern boundary of the Subject Land is external. This area does contain some scattered trees. However, these are being 
retained and grass cutting will not impact these trees. 
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The impact areas associated with C3 lands as described in Table 1, are shown in an overview map at 
Figure 1, and are listed and described in more detail in the sections below. Each C3 impact area has a 
more detailed map available in Appendix P. For impacts to the R1 land, which are limited to scattered 
trees (BAM-C scattered tree module) and one patch tree, see Section 8 (Impact Assessment) and 
Figure 2. Note that the impacts to native vegetation occurring on R1 land are impacts to biocertified 
land, and as such, native vegetation offsets are not required for these losses, with only those (twelve, 
12) threatened species and SAII entities which were added to the BC Act since the conferring of the 
biocertification of land to be considered as part of the R1 land assessment. 

 

Site 1 - Reticulated stormwater drainage outfall (south-east section) 

The reticulated stormwater drainage outfall in this area is the main drainage area from the proposed 
stormwater detention basins (wetlands) in the south-eastern part of the Subject Land. Works will 
consist of a rock chute to channel water overflows out of the wetlands and into the Eight Mile Creek. 
The impact area is a revegetated area within C3 land, with effectively no native groundcover present. 
¢ƘŜǊŜ ƛǎ ŀ ǾŜǊȅ ƭŀǊƎŜ ǊŜƳƴŀƴǘ .ƭŀƪŜƭȅΩǎ wŜŘ-gum just east of the impact area, on the eastern side of 
the creek, which has a small part of its TPZ being impacted by the impact area. However, this tree is 
situated well onto the opposite side of the creek to the proposed works, and the works are very 
unlikely to be impacting actual root zones in the mapped TPZ on the higher creek bank on the western 
side of the creek (as the tree roots will not be up the bank on that side of the creek). This tree is 
therefore retained, and the only impacts in this C3 area will be the 0.047 hectare area of revegetation 
όȊƻƴŜ ΨнтуψwŜǾŜƎŜǘŀǘƛƻƴΩύ. See Appendix P1. 

 

Site 2 - Wetland embankment  (south-east section) 

Closely connected to the above described impact area, is the wetland embankment impact area, which 
intersects an area of mapped C3 land, and is in fact situated within the cleared paddock and thus does 
not contain any native vegetation. The areas of revegetation immediately east of the proposed 
embankment (in the C3 land) are not expected to be impacted negatively from the creation of the 
embankment. Therefore, no native vegetation impacts are being incurred in this area. This area is also 
covered in more detail in the Appendix P1 map. 

 

Site 3 - Reticulated stormwater drainage outfall (far east section) 

There is a small, reticulated stormwater outfall being installed to flow into the existing drainage area 
that is connected to the two dams just south the Subject Land. This impact area is within C3 land, 
however the entire impact area is exotic vegetation, and therefore there are no vegetation impacts 
being incurred. See Appendix P2 for a site map of proposed impacts. 

 

Site 4 - Road overlap with C3 (far east section ς Stage 8) 

There is part of a proposed road in this area (two small sections) which overlap with mapped C3 land, 
despite the road impact area being located beyond the reserve boundary fence, and entirely within 
the current exotic paddock. However, there are two (2) ǎƳŀƭƭ .ƭŀƪŜȅΩǎ wŜŘ-gum trees (revegetated) 
just inside the reserve, which will be considered lost due to TPZ impacts from construction. This area 
Ŏƻƴǎƛǎǘǎ ƻŦ ŀ ǘƻǘŀƭ ƻŦ лΦлмо ƘŜŎǘŀǊŜǎ ƻŦ ȊƻƴŜ ΨнтуψwŜǾŜƎŜǘŀtƛƻƴΩΦ Despite this deemed a loss, efforts 
will be made to retain the trees, if viable to do so. See Appendix P2 for a site map of proposed impacts. 
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Site 5 - Road, footpath, reticulated water and stormwater, inc. electricity and data (main link 
between north and south estate sections) 

¢Ƙƛǎ ƛƳǇŀŎǘ ŀǊŜŀ ƛǎ ǘƘŜ Ƴŀƛƴ ǊƻŀŘ ŎƻƴƴŜŎǘƛƻƴ ōŜǘǿŜŜƴ ǘƘŜ ŜǎǘŀǘŜΩǎ ƴƻǊǘƘŜǊƴ ŀƴŘ ǎƻǳǘƘŜǊƴ ǎŜŎǘƛƻƴǎΦ 
The impact area consists of the connecting roadway and associated works such as curb and channel, 
pedestrian path, and installation of reticulated water and stormwater. The impact area impacts very 
little native ground vegetation, but there is a single (multi-ǎǘŜƳƳŜŘύ ȅƻǳƴƎ .ƭŀƪŜȅΩǎ wŜŘ-gum in the 
centre of the area that is being removed. There is also a 20cm dbh tree immediately west of the works 
area, which is being deemed lost due to TPZ impacts (but is being retained). Combined, these losses 
ŀǊŜŀǎ ŜǉǳŀǘŜ ǘƻ ŀ ƭƻǎǎ ƻŦ лΦллр ƘŜŎǘŀǊŜǎ όȊƻƴŜ ΨнссψwŜƳƴŀƴǘψavΩύΦ The other small trees to the east 
and west of the impact area are not expected to be impacted by works, and are thus being retained. 
See Appendix P3 for a site map of proposed impacts. 

 

Site 6 - Reticulated sewer and stormwater linear trench (between north and south sections) 

This impact area consists of a narrow footprint to provide connection of reticulated sewer and 
stormwater via a linear trench installation, connecting the northern section across Williams Road into 
the southern section of the estate. The impact area associated with the trench, which includes tracking 
of machinery through the works area, is a width of seven (7) metres. Impacts to vegetation from these 
works involves a total of 0.054 hectares of revegetation being lost, consisting of 0.026 hectares of 
ȊƻƴŜ ΨнссψwŜƳƴŀƴǘψavΩ όŀƭǎƻ b{² DǊŀǎǎȅ ²ƻƻŘƭŀƴŘύΣ лΦлмт ƘŜŎǘŀǊŜǎ ƻŦ ȊƻƴŜ ΨнссψwŜǾŜƎŜǘŀǘƛƻƴΩ 
ŀƴŘ лΦлмм ƘŜŎǘŀǊŜǎ ƻŦ ΨwŜƳƴŀƴǘлнψ{ǘƘΩΦ The loss amount also includes the loss of five small trees due 
to direct impacts from trenching works, and the deemed loss of one 60cm dbh tree in proximity to the 
works due to TPZ impacts (but is being retained).  There are also some minor impacts to the edge of 
the existing dam, where stormwater drains will be constructed. TƘƛǎ ƛǎ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ Ƙŀōƛǘŀǘ, and is 
addressed further in the prescribed impacts section. It is important to note that Plant Community Type 
(PCT)/NSW Grassy Woodlands loss areas are overestimated, as the mapping incorporates a large area 
of road, yet the canopy mapping covers the road area under the overhanging canopy. So actual 
impacts are lower than those being measured, due to absence of understorey across much of the 
mapped area being impacted. See Appendix P3 for a site map of proposed impacts. 

 

Site 7 - Road overlap with C3 (northern part of south section) 

There is part of a proposed road in this area (one small section) which overlaps with mapped C3 land, 
despite the road impact area being located beyond the reserve boundary fence, and entirely within 
the current exotic paddock. There is one sapling and one ƭŀǊƎŜ .ƭŀƪŜƭȅΩǎ wŜŘ-gum just east of the 
proposed road, within the C3 reserve, which will be considered retained due to the TPZ of these trees 
beyond outside (>15 metres) of the proposed impact zone for the construction. There is 20 metres 
between the proposed road edge and the large tree trunk. There are also two trees just north of the 
proposed road (which has an exotic understorey), the nearest of which is 15 metres from the road 
edge, which are also being retained due to lack of TPZ impacts. Therefore, given the exotic vegetation 
in this area, and provided these four (4) trees are adequately protected from works impacts, there are 
no native vegetation impacts expected from this works impact area. See Appendix P3 for a site map 
of proposed impacts. 
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Site 8 - Stormwater detention basin (central north section) 

This impact area involves the construction of a stormwater detention basin in the central part of the 
northern section of the development, across parts of both C3 and R1 land (see Appendix Q). Despite 
part of the basin footprint intersecting with mapped C3 land, there is no native vegetation in the 
ƛƳǇŀŎǘ ŀǊŜŀΦ ¢ƘŜǊŜ ƛǎ ŀ ƭŀǊƎŜ .ƭŀƪŜƭȅΩǎ wŜŘ-gum beyond the fence just west of the proposed basin, 
which is being retained. This treeΩǎ trunk is more than 15 metres from the basin impact area and as 
such, its 15 metre TPZ will not be breached by the construction. Therefore, there are no native 
vegetation impacts associated with this impact area. See Appendix P4 for a site map of proposed 
impacts. 

 

Site 9 - Stormwater linear trench (north section) 

This impact involves a narrow (5 metre-wide) ƭƛƴŜŀǊ ǘǊŜƴŎƘ ōŜƛƴƎ ŎƻƴǎǘǊǳŎǘŜŘ Ƨǳǎǘ ǎƻǳǘƘ ƻŦ ǘƘŜ .ƭŀƪŜȅΩǎ 
Red-gum mentioned above, for the installation of a stormwater pipe linking part of the western part 
of the northern section of the estate, to the stormwater detention basin just east of the large .ƭŀƪŜƭȅΩǎ 
Red-gum (described above). There is no native vegetation in the impact area for this trench work, and 
ǘƘŜ ǘǊŜƴŎƘ ǿƻǊƪǎ ŀǊŜŀ ƛǎ ƻǳǘǎƛŘŜ ƻŦ ǘƘŜ ¢t½ ƻŦ ǘƘŜ ƭŀǊƎŜ .ƭŀƪŜƭȅΩǎ wŜŘ-gum just to the north of the 
works. Therefore, there are no native vegetation impacts associated with this impact area. See 
Appendix P4 for a site map of proposed impacts. 
 

Site 10  - Footpath, and reticulated water and stormwater, inc. electricity and data (linking north 
and south section across Williams Road) 

This impact area involves the construction of a footpath to link the northern and southern sections of 
the estate, as well as construction of a trench (combined works to be a maximum of 20 metres wide 
impact area) to house reticulated stormwater, potable water, electricity and data services. The works 
are located immediately south of the proposed stormwater detention basin mentioned above (site 8). 
The ground vegetation in this area is dominated by exotic species in the revegetated area, and some 
scattered natives under a native canopy along the remnant areas adjacent to Williams Road. There 
ŀǊŜ ŀ ƴǳƳōŜǊ ƻŦ ǇƭŀƴǘŜŘ .ƭŀƪŜƭȅΩǎ wŜŘ-gum just west of the impact area in the revegetation patch, all 
ƻŦ ǿƘƛŎƘ ŀǊŜ ōŜƛƴƎ ŀǾƻƛŘŜŘ ōȅ ǘƘŜ ǿƻǊƪǎΦ ¢ƘŜǊŜ ŀǊŜ ǘǿƻ ȅƻǳƴƎ όƴŀǘǳǊŀƭƭȅ ǊŜƎŜƴŜǊŀǘŜŘύ .ƭŀƪŜȅΩǎ wŜŘ-
gum and two sapling-sized Red Box which are being lost within the remnant part of the impact area, 
and one 40cm dbh Red Box is being deemed lost (but being retained) due to TPZ impacts expected 
from the works. The footprint of impacted area through the mapped PCT 266 (and BC Act Grassy 
Woodland) is 0.03 hectares όȊƻƴŜ ΨнссψwŜƳƴŀƴǘψavΩύ. See Appendix P4 for a site map of proposed 
impacts. 
 

Site 11 - Road overlap with C3 (southern part of north section) 

There is part of a proposed road in this area (one small section) which overlaps with mapped C3 land, 
despite the road impact area being located beyond the reserve boundary fence, and entirely within 
the current R1 ŜȄƻǘƛŎ ǇŀŘŘƻŎƪΦ ¢ƘŜǊŜ ƛǎ ƻƴŜ ƭŀǊƎŜ .ƭŀƪŜƭȅΩǎ wŜŘ-gum just east of the proposed road, 
within the C3 reserve, which will be considered retained due to the TPZ of the tree being beyond the 
proposed impact zone for the construction. There is 17 metres between the proposed road edge, and 
the large tree trunk. There are also four (4) ȅƻǳƴƎΣ ǇƭŀƴǘŜŘ .ƭŀƪŜȅΩǎ wŜŘ-gum in the revegetation area 
just south of the proposed road. Only one of the TPZs of these trees are being impacted significantly, 
and therefore is being deemed lost as a result of works (but retained). Therefore, given the exotic 
vegetation in this area, and provided these remaining nearby trees are adequately protected from 
works impacts, the native vegetation impacts expected from this works impact area are limited to the 
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deemed loss of one (1) мрŎƳ ŘōƘ .ƭŀƪŜƭȅΩǎ wŜŘ-gum. See Appendix P4 for a site map of proposed 
impacts. 

 

Site 12 - Stormwater detention basin embankment (existing main dam ς northern section) 

This impact area is associated with the construction of an embankment along the southern (downhill) 
side of the proposed storm water detention basin. There is a large existing farm dam in this area, 
which is being re-shaped to become a detention basin, and an embankment is being constructed along 
the boundary between R1 and C3 land. There is also a small area of derived marshland to the west of 
the existing dam (ȊƻƴŜ Ψ266ψ²ŜǘƭŀƴŘΩ), 0.003 hectares of which is being impacted (lost) by the works 
(however losses are calculated as 0.01, based on that being the smallest figure able to be input into 
BAM-C ς therefore losses are overestimated)Φ ¢ƘŜǊŜ ƛǎ ŀ ƭŀǊƎŜ .ƭŀƪŜȅΩǎ wŜŘ-gum and a sapling to the 
north-east of the basin, which are being retained. There are two saplings to the north-west of the 
basin, both of which are being considered lost due to likely impacts from the re-shaped detention 
basin. Therefore, given the dominance of exotic vegetation in this area, and provided these nearby 
retained trees are adequately protected from works impacts, the native vegetation impacts expected 
from this impact area is limited to two (2) saplings and the small derived marsh area. See Appendix 
P5 for a site map of proposed impacts. 
 

Site 13 - Footpath (linking western (south) section to Williams Road) 

This impact area is associated with a short and narrow (maximum 5 metre wide impact area) footpath 
linking the northern part of the southern-western section of the estate, to the proposed reserve along 
Williams Road. This area consists of a mixture of native (mostly grasses) and exotic species, as well as 
a patch of overstorey consisting of one White Box (89cm DBH) in the immediate vicinity of the works, 
a White Box (33cm DBH) just west of the impact area, and two (2) .ƭŀƪŜƭȅΩǎ wŜŘ-gum just east of the 
impact area. The one (1) large White Box, despite being retained, will be considered lost due to works 
impacting a significant amount of its TPZ area, and the other nearby trees are being retained with little 
to no impact being made to their TPZs. The losses associated with this impact area are approximately 
0.023 hectares of PCT 266 όȊƻƴŜ ΨнссψwŜƳƴŀƴǘлнψ{ǘƘΩύ, including one (1) small tree, two (2) saplings, 
and one (1) large tree that is deemed lost (but being retained). See Appendix P6 for a site map of 
proposed impacts. 
 

Site 14 - Footpath (linking western (north) section to Williams Road) 

This impact area is associated with a short and narrow (maximum 5 metre wide impact area) footpath 
linking the western part of the northern section of the estate, to the proposed reserve along Williams 
Road. This area is dominated by bare ground, some native grasses as well as the edge of a patch of 
ƴŀǘǳǊŀƭƭȅ ǊŜƎŜƴŜǊŀǘƛƴƎ .ƭŀƪŜƭȅΩǎ wŜŘ-gum in the R1 land, and a patch of thick ȅƻǳƴƎ .ƭŀƪŜƭȅΩǎ wŜŘ-gum 
and Red Box growth, located in the C3 land immediately adjacent to Williams Road. The losses 
associated with this impact area are approximately 0.023 hectares of PCT 266 (zone 
266_Remnant01_Nth), 0.006 hectares of PCT 266 (zone 266_Remnant_MQ), and includes four (4) 
sapling trees that are being removed. See Appendix P6 for a site map of proposed impacts. 

 

Site 15 - Stormwater detention basin embankment (far north-western section) 

This impact area is associated with the construction of an embankment along the southern and 
western (downhill) sides of the proposed storm water detention basin in the far western part of the 
northern section of the estate. The embankment impact area runs just along the R1 side of the 
boundary fence between R1 and C3 land. There is no understorey native vegetation in this area, 
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ƘƻǿŜǾŜǊ ǘƘŜǊŜ ŀǊŜ ǎŜǾŜǊŀƭ ȅƻǳƴƎ ƎǳƳ ǘǊŜŜǎ ό.ƭŀƪŜȅΩǎ wŜŘ-gum and White Box) just inside the 
boundary fence at four locations along the embankment alignment. A total of 0.031 hectares of PCT 
нсс όȊƻƴŜ ΨнссψwŜǾŜƎŜǘŀǘƛƻƴΩ) is being removed or deemed lost, as well as six (6) small trees being 
lost due to impacts (one is being deemed lost due to TPZ impacts), despite the majority of these trees 
being likely to be retained. See Appendix P7 for a site map of proposed impacts. 

 

Site 16 - Fence line (not on Figure 1 or in Appendix P ς see Appendix Q) 

There will be approximately 8,750 metres of fencing installed around the perimeters of the 
development and in between the development and Williams Road, and to separate the area of private 
property in the centre of the development (Currently the Thurgoona Training Academy) from the 
estate. The majority (8,375 metres) of the fencing will consist of a fauna-friendly 1.5 metre wire 
netting fence (project wire) with a single plain wire at the top, and standard steel posts. There will also 
be three smaller sections of 1.8 metre high Colourbond fencing, located along the eastern boundary 
of the Thurgoona Training Academy, and two sections of residential fencing that borders the Sloanes 
Froglet chain of ponds reserve in the south, near the future arterial road, totalling approximately 375 
metres of Colourbond fence. In addition to fencing, there will also be a section of bollards at either 
end of Williams Road, to prevent entry of vehicular traffic into the future reserve. See design plans in 
Appendix Q (fencing plan) for a site map of proposed fence alignments. 

In addition to the above impact areas, there will be other works related impacts that will take place 
on the Subject Land, including temporary structures, parking areas, dirt stockpiles, laydown areas, (for 
road surfacing, culvert sections, pipes etc), fencing and/or barriers and temporary roads. However, 
these structures/facilities will all be situated in R1 zoned land, which are all areas that do not contain 
native vegetation, except for scattered paddock trees. Vegetation within impact zones within these 
R1 areas are generally considered lost, unless that vegetation has been earmarked as being retained 
as a result of protections from the development impacts. This includes numerous trees that are being 
considered lost due to likely or unpredictable future impacts, but are being retained for aesthetic and 
biodiversity purposes. As such, all impacts to native vegetation in non-biocertified C3 lands is captured 
in the descriptions in the section above and have been used to calculate total losses and offset 
obligations. Impacts to R1 native vegetation (Figure 2) is addressed in other sections, including Section 
4.4, 4.5 and Section 8. 
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Figure 1: Overview of C3 land impacts, overlaid over an aerial image and subdivision layout (see Appendix P for C3 site details)  
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Figure 2: R1 tree impacts, resulting in lost (11), deemed lost (18), and retained (60) trees  
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1.1.4 Other documentation 

There have been a number of supporting reports utilised and other documentation developed as part 
of the approvals process, the most relevant of which include: 

¶ Development Application (DA) Planning Report (Blueprint Planning Pty Ltd) 

¶ Test of Significance (ToS) (Hamilton Environmental Services) 

¶ Stormwater Management Plan (EDM Group) 

¶ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ Iŀōƛǘŀǘ aŀƴŀƎŜƳŜƴǘ tƭŀƴ όEDM Group) 

¶ Thurgoona Wirlinga Precinct Structure Plan (RPS 2017) 

¶ Subdivision Development Plan (EDM Group). 

 

¢Ƙƛǎ .5!w ƛǎ ƛƴ ǊŜǎǇƻƴǎŜ ǘƻ /ƻǳƴŎƛƭΩǎ ǊŜǉǳŜǎǘ ŦƻǊ ŀ .5!wΣ ŦƻƭƭƻǿƛƴƎ ǘƘŜƛǊ wCL ŦƻǊ ǘƘŜ ¢ƻ{ ǿƘƛŎƘ ǿŀǎ 
originally submitted on 16 May 2023 to Council.  Council in their response letter dated 4 December 
2023 (PAN-287404), stated that the ToS scope was not broad enough, in that due to R1 land being 
effectively void of native vegetation, it focussed exclusively on impacts to C3 land, rather than impacts 
across the entire Subject Land. On this basis, Council requested that a BDAR be the next level of 
assessment for the proposal, to capture the full suite of impacts to R1 and C3 areas. Council requested 
that the BDAR is to include assessments of Squirrel Gliders, based on their known existence within the 
road reserve of Williams Road. Council then specified that all R1 and C3 areas be assessed, and must 
include assessment of all twelve (12) species that were added to the BC Act for R1 land, and the usual 
BDAR assessment for C3 areas. In other words, it would need to consider all threatened species and 
communities likely to occur on C3 land, but only consider the 12 new species (since the biocertification 
in 2011) on R1 land. The relevant twelve species to undergo assessment on R1 land were then listed 
by Council in their letter, and are provided for reference below: 

Despite the Council RFI listing only four (4) of the twelve (12) species to be relevant for assessment, 
all twelve (12) species were fully assessed as part of the BDAR. The four (4) species that were 
ŎƻƴǎƛŘŜǊŜŘ ǊŜƭŜǾŀƴǘ ƻǳǘ ƻŦ ǘƘŜ ǘǿŜƭǾŜ όмнύ ŀŎŎƻǊŘƛƴƎ ǘƻ /ƻǳƴŎƛƭΩǎ wCL ŀǊŜ: 

a. Dusky Woodswallow 

b. Flame Robin 

c. Scarlet Robin 

d. {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ. 

Listed candidates for Significant and Irreversible Impact (SAII) status (BC Act 2016): 

a. Box Gum Woodland, Biodiversity Conservation Values 

b. Regent Honeyeater, Important Habitat Mapping 

c. {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ (Note: not part of the Council RFI, but has since been added as an SAII 
candidate, given the change of its status in late 2024 to a SAII entity). 

 

There were a number of other issues raised and comments provided by Council in response to the ToS 
and the overall DA, which have been summarised below: 

Native vegetation removal ς Inadequate attempts were made to retain trees (little evidence of avoid 
and minimise efforts) in the first iteration of the development plans. Furthermore, Council requested 
that an arborist assessment be completed for all retained trees that are subject to construction 
impacts. An arborist assessment has not been completed for retained trees, and instead, impacts have 
been assessed based on AS4970-2009. In instances where tree impacts are impacting more than 10% 
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of a tree TPZ area, then the tree has been considered lost, even if the tree is being retained as part of 
the development. R1 vegetation losses are not being offset due to prior offsetting via the 
biocertification process, but have been factored into the potential impacts upon threatened entities. 
Impacts to native vegetation on C3 lands are being offset via credits within the BOS, as are threatened 
species and Threatened Ecological Community (TEC) impacts that are a result of these habitat impacts. 

SloaneΩs Froglet ς Council requested that a SloaneΩs Froglet management plan be developed, with a 
focus on maintaining connectivity for the local population, and that the BDAR adequately assess the 
indirect and prescribed impacts on the important population of SloaneΩs Froglet that exists in the area. 
¢ƘŜǊŜ ƛǎ ƴƻǿ ŀ ƳŀƴŀƎŜƳŜƴǘ Ǉƭŀƴ ŦƻǊ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘΣ ŀƴŘ ǘƘƛǎ .5!w Ƙŀǎ ŀǎǎŜǎǎŜŘ ŘƛǊŜŎǘΣ ƛƴŘƛǊŜŎǘ ŀƴŘ 
prescribed impacts that are occurring to Sloanes Froglet breeding and migrational (corridor) habitat. 

Lack of public open space/connectivity ς Council requested design changes to include better 
accessibility and connectivity, and more open space in the overall subdivision design. Designs have 
incorporated these requests, including the protection of the only patch of trees on R1 land, to now be 
protected and conserved in an environmental reserve in perpetuity. 

Footpath/bicycle connections ς Council requested that additional pedestrian connections between 
the northern and southern sections of the subdivision, across Williams Road, are to be included in the 
next design iterations. Final designs have added new connections between the northern and southern 
estate sections, both of which now link into the road reserve of Williams Road. 

The contents of the Council RFI letter has been provided in Appendix O. As briefly described above,  
/ƻǳƴŎƛƭΩǎ ǊŜǉǳŜǎǘǎ ƘŀǾŜ ōŜŜƴ ƳŜǘΣ ǘƘǊƻǳƎƘ ǘƘŜ ŀǇǇƭƛŎŀǘƛƻƴ ƻŦ ǘƘŜ .!a нлнл ƳŜǘƘƻŘΣ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ 
ƻŦ ŀ .5!w ŀƴŘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ aŀƴŀƎŜƳŜƴǘ tƭŀƴΣ ŀƴŘ ǘƘǊƻǳƎƘ ǊŜŘŜǎƛƎƴǎ ǘƻ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ Ǉƭŀƴǎ 
to address the changes that Council sought to have included in the overall estate design. 
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Figure 3: Site Map showing the Subject Land, habitat connectivity pathways and key site features. Scale 1:13,500.  
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Figure 4a: Location Map 1 showing the Subject Land, native vegetation and habitat connectivity within 1500 metres of the Subject Land. Scale 1:21,500.  
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Figure 4b: Location Map 2 showing IBRA Region and Subregion, Mitchell Landscape and riparian buffers within 1500 metres of the Subject Land. Scale 1:21,500.  
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Figure 5: Development Map showing proposed lots, roads, estate stages and associated construction on the Subject Land 
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1.2 Biodiversity Offsets Scheme entry 

Section 7.2 of the BC Act provides that development under the Environmental Planning and 
Assessment Act 1979 (EP&A Act) is likely to significantly affect threatened species if: 

a) it is likely to significantly affect threatened species or ecological communities, or their 
habitats, or 

b) the development exceeds the biodiversity offsets scheme threshold if the biodiversity offsets 
scheme applies to the impacts of the development on biodiversity values, or 

c) it is carried out in a declared area of outstanding biodiversity value. 

In this DAΩǎ ŎŀǎŜΣ ōŜŎŀǳǎŜ ǘƘŜ ŀǊŜŀ ōŜƛƴƎ ŎƭŜŀǊŜŘ ƛǎ ǇǊŜŘƻƳƛƴŀƴǘƭȅ wм ƭŀƴŘ ǘƘŀǘ ƛǎ ōƛƻŎŜǊǘƛŦƛŜŘ ƭŀƴŘ 
under the Albury LEP, and only a small amount of clearing (and assumed loss) is occurring in the C3 
land, which is not part of the permitted area under the biocertification, the cleared area of C3 land 
produces losses greater than the trigger for the BOS. For this project (activity under Part 4 of the EP&A 
Act), the proposed development works occur predominantly in R1 General Residential Zone, which 
has a minimum lot size of 450 square metres. The area proposed to be cleared of native vegetation in 
R1 is biocertified land, which does not contribute to the BOS threshold calculation. Impacts being 
made to C3 land will result in approximately 0.26 hectares of patch vegetation loss, which contributes 
to the BOS threshold calculation. As the loss on C3 land is equal to or more than 0.25 hectares (0.26 
hectares of proposed clearing), the clearing does exceed the BOS threshold, and therefore a BDAR is 
required for this development. A BDAR is also being developed ŀǘ /ƻǳƴŎƛƭΩǎ ǊŜǉǳŜǎǘ (see Appendix O). 

1.2.1 Biodiversity Values Map and Threshold (BMAT) Tool 

The Biodiversity Offsets Scheme Threshold (BOSET) is a test used to determine when it is necessary to 
engage an accredited assessor to apply the Biodiversity Assessment Method (the BAM) to assess the 
impacts of a proposal. It is most commonly used for local developments (development applications 
submitted to councils) and clearing that does NOT require development consent in urban areas and 
areas zoned for environmental conservation (under the State Environmental Planning Policy 
(Biodiversity and Conservation) 2021). 

The Biodiversity Conservation Regulation 2017 sets out threshold levels for when the Biodiversity 
Offsets Scheme (BOS) will be triggered. The threshold has two (2) elements: 

1. Whether the amount of native vegetation being cleared exceeds a threshold area, or 

2. Whether the impacts occur on an area mapped on the Biodiversity Values Map published by 
the Chief Executive of the NSW Office of Environment and Heritage (Figure 6). 

If clearing and other impacts exceed either trigger, the BOS applies to the proposed development 
including biodiversity impacts prescribed by clause 6.1 of the Biodiversity Conservation Regulation 
2017. The area threshold applies to all proposed native vegetation clearing associated with a proposal, 
regardless of whether this clearing is across multiple lots. 

If the land on which the proposed development is located has different minimum lot sizes, the smaller 
or smallest of those minimum lot sizes is used to determine the area clearing threshold to apply to the 
project. If the BOS is not triggered, the ToS must be used to determine whether a local development 
is likely to significantly affect threatened species. 

The area threshold varies depending on the minimum lot size (shown in the lot size maps made under 
the relevant LEP) or actual lot size (where there is no minimum lot size provided for the relevant land 
under the LEP) (Table 2). 
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Table 2: Clearing thresholds for minimum lot size categories (relevant category highlighted) 

Minimum lot size associated with the 
property 

Threshold for vegetation clearing, above 
which the BAM and BOS apply 

Less than 1 hectare (ha) 0.25 ha or more 

1 ha to less than 40 ha 0.5 ha or more 

40ha to less than 1000 ha 1 ha or more 

1,000 ha or more 2 ha or more 

 

The proposed subdivision occurs on an allotment with a minimum lot size that is less than one hectare 
(only 450 square metres in this case), meaning that the maximum threshold for clearing in this case is 
0.25 hectares (Figure 4 and Table 2). The full BMAT report is available in Appendix B. Despite the BOS 
not applying to the R1 zone within the Subject Land (as per Section 2.6(3) of the SEPP (Biodiversity and 
Conservation) 2021, the BOS trigger of 0.25 hectares applies to C3 zoned land proposed to be impacted 
(as per Section 7.2 (3)(c) of the Biodiversity Conservation Regulation 2017. The C3 zone, in this case, 
has a minimum lot size of 100 hectares, where a BOS clearing threshold of 1 hectare would otherwise 
apply. 

The native vegetation loss value for the Subject Land was calculated by mapping around the drip line 
of the trees that are proposed to be removed, or around the patch of native vegetation where native 
ground covers were persisting under and/or near a canopy. In total 0.26 hectares of native vegetation 
on C3 land will be removed/impacted from the proposed development, and a total of fifty-nine (59) 
trees are deemed lost (36 to be removed and 23 deemed lost but are to be retained). The vegetation 
losses situated on R1 zoned land (biocertified land) do not require offsetting, whereas losses on C3 
zoned land are being offset through the BOS. However, impacts on R1 land that may impact the twelve 
(12) threatened species (and SAII entities) recently added to BC Act, but not to the biocertification, 
still need to be considered. Whereas the losses on C3 land must consider all items required via the 
BOS, including offsets for lost vegetation and any threatened community and threatened species 
impacts deemed to be offsetable. 

In its current form, the proposal DOES impact on an area(s) mapped on the NSW Biodiversity Values 
map (Figure 6), those being the connected vegetation areas where impacts are occurring in the C3 
land associated with Williams Road and Eight Mile Creek. However, at the time of the DA lodgement 
(30 November 2022), only the areas mapped on the BV Map as of this date apply to the development 
(refer to Section 7.3(5) of the BC Regulations). Furthermore, the majority of these works areas do not 
contain native vegetation (exotic dominated areas were selected for any significant works in the C3 
areas) and thus the recently mapped B Biodiversity Value areas will not be significantly impacted by 
works. Of the Biodiversity Values mapped areas that contain some native vegetation and which are 
being impacted by works, total impacts (vegetation losses including deemed losses) equates to 0.26 
hectares of patch vegetation loss. There are also vegetation losses associated with the R1 zoned land, 
which are limited to scattered trees and one patch tree that is deemed to be lost (but is being 
retained). Therefore, the proposal will require the removal of an amount of native vegetation which 
exceeds the threshold identified in the Biodiversity Conservation Regulation 2017 (0.25 hectares), 
therefore entry into the BOS is required.  
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1.3 Excluded impacts 

The site occurs along the interface of agricultural land and a number of environmental reserves, 
including the road reserve of Williams Road, which is a mixture of remnant vegetation and revegetated 
areas. The development area falls under the definition of a non-rural area, under the State 
Environmental Planning Policy (Biodiversity and Conservation) 2021, and therefore the LLS Act does 
not ŀǇǇƭȅΦ ¢ƘŜǊŜ ŀǊŜ ƴƻ ŜȄŎƭǳŘŜŘ ƛƳǇŀŎǘǎ ŦƻǊ ǘƘŜ ǇǊƻǇƻǎŜŘ ǎƛǘŜΦ ¢ƘŜǊŜ ƛǎ ƴƻ Ψ/ŀǘŜƎƻǊȅ м-ŜȄŜƳǇǘ ƭŀƴŘΩ 
as defined under Part 5A of the Local Land Services Act 2013 (LLS Act), in which native vegetation 
would be allowed to be cleared without the approval from Murray Local Land Services.  
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Figure 6: Biodiversity Values Map from the BOSET report, and the Subject Land. Source: BMAT, 2022 
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1.4 Matters of National Environmental Significance (MNES) 

An assessment of potential Matters of National Environmental Significance (MNES) occurring within 
the Subject Land has been conducted. The potential ²ƘƛǘŜ .ƻȄ ¸Ŝƭƭƻǿ .ƻȄ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ 
Woodland on the site is a Critically Endangered Ecological Community (CEEC) under the BC Act, and is 
also listed under Section 178 of the EPBC Act as Critically Endangered. However, the woodland did not 
meet the listing criteria to be considered representative of this EPBC Act listed TEC (see Section 2.3.2 
for the assessment against the criteria). The vegetation on site consists of a native overstorey with a 
combination of exotic and native understorey which is degraded from a long history of clearing and 
set-stock grazing. On the basis of the best quality area of this potential MNES being found to NOT 
contain 12 or more native ground cover species (excluding grasses), the area (and all lesser quality 
areas) of this vegetation type did not meet the criteria for this MNES. Despite not being considered a 
MNES, it is still constituting part of a viable BC Act listed NSW Box Gum Woodland TEC, therefore the 
works are being conducted in a fashion that will only remove small areas of viable habitat, minimally 
impacting the remaining woodland area as much as possible. Furthermore, closing off Williams Road 
as a reserve will help enhance the natural values in that area in the long term. 

{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ƛǎ ŀ ab9{Σ as well as an SAII entity, and it was found to be present throughout much 
of the development area, including in all of the creeks and dams, and most of the drainage lines during 
its migrational season (winter movements). To help reduce impacts, no subdivision construction works 
ŀǊŜ ǘƻ ōŜ ǳƴŘŜǊǘŀƪŜƴ ŘǳǊƛƴƎ ǘƘŜ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ōǊŜŜŘƛƴƎ ǎŜŀǎƻƴΦ The Regent Honeyeater is another 
MNES which was given additional consideration in this report, despite not being recorded on site. It is 
presumed present, however, based on the presence of areas of vegetation (habitat) that are mapped 
on the Regent Honeyeater important habitat map, and some of its preferred feed tree species are 
present. 

In summary, the woodland areas in the Subject Land do not qualify as being an EPBC Act listed TEC or 
MNES on the basis of much of it not having a predominantly native understorey, and in instances 
where there was a native understorey, the size of these better quality areas did not meet the 0.1 
hectare requirement nor were there 12 or more native understorey species (excluding grasses), as 
required by the stricter EPBC Act TEC listing criteria. It is deemed that Regent Honeyeater is an MNES 
at potential risk from development. Sloanes Froglet is also a MNES and a SAII entity, on the basis of 
the species being present throughout the development area, the species having a very limited national 
distribution of which the population makes up part of its known stronghold, and given the potential 
for the species to be fragmented and otherwise impacted (potentially significantly) by the proposed 
development (see SIC assessments in Appendix N and Appendix E). Based on a potential significant 
ƛƳǇŀŎǘ ǘƻ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ, the proposed development is likely to be deemed a controlled action, and 
referral to the Commonwealth Environment Minister under the EPBC Act is required.  

1.5 Information sources 

Sources of information for this report included: 

¶ NSW Planning Portal (NSW Dept. of Planning and Environment 2018); 

¶ BioNet Atlas of NSW Wildlife (NSW Office of Environment and Heritage 2018a); 

¶ BioNet TBDC; 

¶ Murray vegetation extant (VIS_ID 2907). The dataset shows extant vegetation of the NSW 
South Western Slopes (NSS) IBRA bioregion within the Murray CMA;  

¶ IBRA Bioregions (Commonwealth Government 2012) 

¶ NSW (Mitchell) Landscapes data - version 3.1;  

¶ NSW Government Web Services (SEED Map and SIX Maps); 

¶ Biodiversity Assessment Method (BAM) 2020; 

¶ Biodiversity Conservation Act 2016; 
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¶ Local Land Services Act 2013; 

¶ NSW Fisheries threatened species and communities portal and data (NSW DPI 2025). 

 

2. Methods 

2.1 Site context methods 

2.1.1 Landscape features 

Desktop assessments of the area and field assessments done of the Subject Land during numerous 
visits to the site determined that the site is gently sloping with some low-lying areas and slight 
undulations, but is fairly homogenous, with little significant changes in habitats or landscape features. 
Elevation ranges between approximately 210 and 190 metres (not including the lower riparian areas 
of Eight Mile Creek), with the northern and north-western parts of the development being slightly 
more elevated, draining towards the southern and south-eastern parts of the development.  

The surrounding landscape in the Assessment Area is relatively similar in topography, with gently 
rolling hills and the absence of any steep or rocky terrain. There are five (5) farm dams in the 
development area footprint. Of these, one (1) in the northern parcel is being partially impacted, but 
retained for the most-part after a re-design; one (1) just south of Williams Road is being retained but 
may undergo minor impacts from drainage installations; one (1) is being infilled and developed (to 
become lots and roadway); and two (2) are being avoided by the housing development, and are 
instead earmarked for a future school development (education precinct), which will occur in the 
eastern part of the main southern block of the development, and will include a primary and secondary 
school. The soil is compacted yet well drained across most of the site, with a more water-retentive 
area in the far south-eastern corner of the site, where the proposed stormwater detention basins are 
being located. The soils across the Subject Land are considered a relatively low erosion hazard. 

2.1.2 Native vegetation cover 

There is a relatively connected thin strip of native overstorey extending along Williams Road which is 
dominated by Yellow Box (Eucalyptus melliodora) and White Box (E. albens), with some scattered 
.ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ όE. blakelyi) and occasional Red Box (E. polyanthemos). To the north of the remnant 
trees, in many parts there are large areas of revegetation, which consist of a diversity of indigenous 
trees and some shrubs (including some non-local species) with a mixture of exotic groundcovers, and 
patches that still contain native grass species among other exotic ground covers (predominantly 
pasture grasses/weeds). There is also a moderately connected native overstorey located along the 
banks of Eight Mile Creek, which is also surrounded by thick revegetation, consisting predominantly 
of overstorey species, with only occasional shrubs in the northern part, and dense shrub plantings in 
the southern part. However, unlike the Williams Road areas, much of the understorey near Eight Mile 
Creek is exotic dominated, with just a few small areas that still retain some native grasses and sedges.  

Within the Assessment Area, which includes the Subject Land and a 1500 metre buffer area around 
the boundary of the proposed development boundary, through the use of aerial imagery (images 
dated August 2020 from ArcPro and images dated 2024 from Google) accessed during the desktop 
assessment, it was established that native vegetation cover was present across 577.6 hectares of the 
1493 hectare Assessment Area. Within the 577.6 hectares, 468.4 hectares is remnant vegetation, and 
109.2 hectares is revegetation. Therefore, native vegetation makes up approximately 38% of the 
Assessment Area. This figure includes remnant vegetation, revegetation and other likely native 
plantings (although some may have been exotic). Patch size for the native vegetation patches on C3 
lands was determined to be in the zero to five (0-5) hectare category, as despite the patches being 
adequately connected to numerous native vegetation patches in the broader neighbourhood, all of 
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ǘƘŜ ǇŀǘŎƘŜǎ ǿŜǊŜ ƳƛǎǎƛƴƎ ǎǘǊŀǘŀ όƛΦŜΦ ǎƘǊǳōǎύΣ ƳŜŀƴƛƴƎ ǘƘŜȅ ŘƛŘƴΩǘ ƳŜŜǘ ǘƘŜ ŎǊƛǘŜǊƛŀ ŦƻǊ ŀ ǇŀǘŎƘ 
according to the BAM.  

Efforts were made to ensure BAM assessments were conducted in all vegetation patches (nearly all of 
which are within C3 land) that were to be impacted in some way by proposed development impacts. 
Locations and extents of development impacts were ascertained in close discussions with project 
engineers, and care was taken to ensure impacts were accurate, and in no way underestimated. At 
the development (Subject Land) level, of the approximately 85 hectare development footprint, 10.32 
hectares of the site is native (i.e. those areas other than scattered trees that contain greater than 15% 
cover of native species, and including the Williams Road C3 areas and revegetated areas). This equates 
to 11.4 % native vegetation across the development area. However, it must be noted that the vast 
majority of this total is being protected from the impacts of development. 

According to the assessment of proposed impacts where they involve loss of trees and patches of 
vegetation in C3 land, only 0.26 hectares will be cleared (or deemed lost due to impacts) and will need 
to be offset, with the remaining areas of habitat being retained and turned into a reserve within the 
development area (Williams Road reserve). In the R1 land, a large patch of trees (45 trees) is to be 
retained at the southern entry point into the estate (with just one tree deemed lost in the patch), and 
some scattered trees throughout the development footprint are also to be retained and protected 
throughout the main development. Furthermore, some trees that are to be deemed lost in the 
residential development areas are to be retained for habitat and aesthetics purposes, despite them 
being included in the vegetation and habitat loss assessment. 

 

2.2 Native vegetation, threatened ecological communities & vegetation integrity 

methods 

2.2.1 Existing information 

Desktop assessments using PCT spatial data showed that the site contains predominantly exotic 
vegetation (PCT 0), with native vegetation occurring in the C3 environmental lands which consist of 
areas along Williams Road, and areas either side of Eight Mile Creek.  Where native vegetation has 
been mapped, the PCTs included: 

o PCT 266 ς Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South 
²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ ŀƭƻƴƎ ǘƘŜ ƳŀƧƻǊƛǘȅ ƻŦ Williams Road; 

o PCT 277 ς Ψ.ƭŀƪŜƭŜȅΩǎ wŜŘ DǳƳ ς Yellow Box grassy tall woodland of the NSW South Western 
{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ  ŀƭƻƴƎ 9ƛƎƘǘ aƛƭŜ /ǊŜŜƪ όƴƻǊǘƘŜǊƴ ǎŜŎǘƛƻƴύΣ ŀƭƻƴƎ ŀƴ ǳƴƴŀƳŜŘ ŎǊŜŜƪ Ƨǳǎǘ ǿŜǎǘ 
of the development, and also the clump of remnant trees in the south of the main southern 
parcel (being retained); and  

o PCT 278 ς wƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the 
ŎŜƴǘǊŀƭ b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ ŀƭƻƴƎ ǘƘŜ ǎƻǳǘƘŜǊƴ ǇŀǊǘ ƻŦ 9ƛƎƘǘ aƛƭŜ /ǊŜŜƪΦ  

Field reconnaissance confirmed that the modelled areas of vegetation cover are fairly accurate in their 
spatial locations, with just minor alterations required where vegetation was missed (due to coarseness 
of spatial data), or where exotic vegetation was mistakenly mapped as native vegetation. In particular, 
the numerous scattered trees located throughout much of the R1 land was not mapped, and was 
allocated to PCT 0 (exotic) in the modelled spatial data. There was also a small marsh (derived wetland) 
near the main dam in the northern section, for which the PCT based on existing species composition 
was not appropriate (PCT 12 - Shallow marsh wetland of regularly flooded depressions on floodplains 
mainly in the semi-arid (warm) climatic zone (mainly Riverina Bioregion and Murray Darling 
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Depression Bioregion) was the closest match), given the area was a derived wetland that is the result 
of a spill area alongside a man-made dam.  

Allocating the modelled PCT to this area, which is PCT 266, was done as to be reflective of the 
vegetation present prior to man-made disturbances, and an assessment against the derived PCT (PCT 
266) would generate more realistic vegetation integrity scores. 

The native vegetation condition across the site is relatively varied, with high quality patches (native 
vegetation dominant), moderate quality patches (native canopy over a mixture of native and exotic 
understorey), low-moderate quality (native canopy over exotic understorey), and moderate quality ς 
derived wetland (marsh area dominated by native wetland plants) vegetation zones present, as well 
as two revegetation zones in two PCTs (PCT 266 and 278). BAM plots were assessed in each of these 
vegetation types (zones), where areas were being impacted or potentially impacted by works 
associated with the development. 

Review of modelled PCT data in conjunction with ground truthing and targeted assessments during 
fieldwork identified one BC Act listed TEC as being present (in numerous locations) within the Subject 
LandΣ ǘƘŀǘ ōŜƛƴƎ ǘƘŜ b{² ΨWhite Box - Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ 
Native Grassland in the NSW North Coast, New England Tableland, Nandewar, Brigalow Belt South, 
Sydney Basin, South Eastern Highlands, NSW South Western Slopes, South East Corner and Riverina 
.ƛƻǊŜƎƛƻƴǎΩ. This TEC is listed as critically endangered, and includes areas of PCT 266 and 277. The 
assessment against EPBC Act Grassy Woodland TEC criteria determined that the synonymous EPBC 
Act listed ΨWhite Box ς Yellow Box ς .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ 
GrasslandΩ ǿŀǎ bh¢ ǇǊŜǎŜƴǘΣ ƻƴ ǘƘŜ ōŀǎƛǎ ƻŦ ǘƘŜ ǇŀǘŎƘŜǎ ōŜƛƴƎ ǘƻƻ ǎƳŀƭƭΣ they lacked the density of 
large trees, and none contained the required twelve (12) native understorey species (not including 
grasses). There was an area of PCT 278 which was not considered part of the aforementioned TEC, as 
it was dominated by revegetated species only.   

 

2.2.2 Mapping native vegetation extent 

The identification of PCTs on site was conducted in accordance with the NSW PCT classification as 
described in the BioNet Vegetation Classification (OEH 2018). Determination of the most appropriate 
PCT for vegetation communities within the Subject Land used the BioNet Vegetation Classification 
database to identify PCT types which matched the geographic distribution (based upon IBRA 
subregions), vegetation formation and suite assessed floristics (BAM plots) of vegetation within the 
Subject Land.  

The data for the potential PCT including vegetation formation, descriptive attributes and distribution 
information were then reviewed to determine the most appropriate PCT for the vegetation 
community sampled within the Subject Land. Observations of vegetation structure and composition 
made during traverses of the Subject Land, as well as immediately adjacent areas, also informed the 
determination of most appropriate PCT for the vegetation community within the Subject Land. As a 
final step, BAM plots were conducted to help confirm selected PCTs. Consequently, the identification 
of vegetation communities was based on the above inputs, as well as the expert opinion of an 
experienced assessor of the Murray Catchment vegetation types.  

Assessment and mapping of PCTs was undertaken over a number of site assessments between June 
2024 and January 2025. The Subject Land was traversed to identify the areas that contained native 
vegetation versus areas dominated by exotic cover, and vegetation structure and dominant species 
within the patches of native vegetation were recorded. The extent of the vegetation patches on the 
site were traversed to sample any spatial variation, identify boundaries between vegetation 
communities and to identify and map vegetation zones (within PCT areas) in accordance with the BAM 
(accounting for variation in the broad condition state of vegetation polygons). Based upon numerous 
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traverses of the entire Subject Land, it was found that three (3) different PCTs are present on the 
Subject Land (Figure 7 and 10), not including exotic vegetation (PCT 0) which dominates. The three 
PCTs, as well as their various condition states, are outlined below: 

PCT 266 ς Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South Western 
{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

Much of the Williams Road area immediately north and south of the road edge consists of this PCT. 
On the south of the road, the majority of the vegetation is overstorey trees only (numerous hollow 
trees), with a predominantly exotic understorey. On the northern side, there is more variation in the 
quality of the vegetation, including areas of overstorey only, areas with overstorey and scattered 
native understorey (herbs and grasses), small patches of higher quality vegetation dominated by 
native species, and some small patches that lacked overstorey but contained scattered or moderate 
quality cover of native species (mostly grasses). There are also several large areas of revegetation 
along the northern side of the remnant PCT 266, most of which is a mixture of trees and some shrubs 
over an exotic groundcover, but some patches of remnant native grasses are scattered throughout. 

There was a small section of this PCT that was a better match for PCT 12, based on floristics present. 
However, PCT 12 is restricted to floodplain areas near major creeks and rivers, whereas this small area 
of marsh (derived wetland) vegetation is located along the outflow of the main dam in the northern 
section of the Subject Land, thus is a result of man-made development, and is well away from a 
floodplain. This area was dominated by wetland plants, especially thick cover of Common Swamp 
Wallaby Grass (Amphibromus nervosus). As per the BAM method, it was determined that the original 
PCT in this area was PCT 266, as per the surrounding vegetation. The construction of the dam, and the  
resulting alterations of the water regime over many years in this area, means the vegetation was more 
aligned with that of PCT 12. This patch was mapped and assessed as PCT 266 (derived wetland), as 
required, which gave an accurate vegetation integrity score based on the vegetation and structure 
that was originally present. 

PCT 277 ς Ψ.ƭŀƪŜƭŜȅΩǎ wŜŘ DǳƳ ς Yellow Box grassy tall woodland of the NSW South Western Slopes 
.ƛƻǊŜƎƛƻƴΩΦ  

This PCT is present in the lower-lying (higher fertility) areas in the vicinity of the drainage lines in the 
ǿŜǎǘ ŀƴŘ Ŝŀǎǘ ƻŦ ǘƘŜ ǎǘǳŘȅ ŀǊŜŀΣ ŀǎ ǿŜƭƭ ŀǎ ǘƘŜ ǇŀǘŎƘ ƻŦ ǊŜƳƴŀƴǘ .ƭŀƪŜƭȅΩǎ wŜŘ-gum in the south near 
the main estate entrance road. The patch along the north-western boundary (just beyond the Subject 
Land) is of moderate-high quality, with native grasses, sedges and herbs in the understorey, which 
then becomes overstorey only further south, also just outside the western perimeter of the Subject 
Land. Along the northern section of Eight Mile Creek in the east, the remnant trees are restricted to 
the edges of the creek, with the remaining vegetation in the C3 reserve in that area being revegetation 
of mostly overstorey species, with occasional shrubs, and mostly exotic species in the ground layer. 

PCT 278 ς ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the central 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩΦ  

This PCT is present further south along the Eight Mile Creek, and only a small area of Subject Land 
intersects this PCT (where the wetland outfall structure in be constructed). The broader patch is of 
low to moderate quality, with native grasses, sedges and herbs in the understorey in some areas, and 
other areas that are limited to overstorey over a predominantly exotic understorey. In this section of 
Eight Mile Creek, the remnant trees are consistently located along the edges of the creek, with others 
also scattered throughout most of the reserve area. There are also significant areas of revegetation 
throughout this block, which includes tree and shrub plantings. The impact area occurring in this PCT 
is dominated by vegetation, and contains no remnant trees or shrubs and very little remnant 
groundcover. 
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Figure 7: NSW modelled Plant Community Types (PCTs - numbered) within and adjoining the Subject Land. Scale: 1:6,400 
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2.2.3 Plot-based vegetation survey 

The floristics of the vegetation communities (PCTs) was sampled within seven plot-based floristic 
vegetation surveys (400m2 BAM plots), consistent with Section 5.2.1.9 of the BAM. The plots were also 
the location of vegetation integrity plots (1000m2 transects) in accordance with Section 5.3 of the BAM 
(Figure 8). Some of the plots had to be extended in length and narrowed in width, to ensure they 
captured the narrow linear vegetation areas in some places. For example, the BAM plot for vegetation 
ȊƻƴŜ Ψнссψ²ŜǘƭŀƴŘΩ ǿŀǎ мл ƳŜǘǊŜǎ ōȅ пл ƳŜǘǊŜǎ instead of the standard 20 x 20, to capture the thin 
linear nature of the vegetation zone (but still totalled 400m2). Another roadside plot 
(266_Remnant_Sth) was assessed using dimensions of 15 metres by 26.6 metres, to ensure that plot 
areas were restricted to native vegetation areas only, and did not encroach onto the adjoining road 
to the north, or exotic dominated paddock to the south to ensure plot metrics were representative. 
Despite the changes to plot dimensions, the overall assessed areas was as per the BAM requirements. 

The location of the floristic vegetation plots was not based upon randomly sampled areas, given that 
the quality of various areas was variable, and the impacts being made were only being made to very 
specific locations where native vegetation was persisting. As such, plot locations were targeted at 
exact areas where development impacts were occurring in patch vegetation, nearly all of which is 
located in C3 lands. In doing so, we were ensuring that the plot-based survey included representative 
areas of the community and the various vegetation zones, and vegetation that was actually being 
impacted was being assessed. Given the linear nature of the roadside vegetation, edge effects (i.e. 
areas located close to edges of vegetation zones) or ecotones with adjacent vegetation zones were 
very difficult if not impossible to avoid, and we focussed on getting as much of the target PCT and 
impact area into the plot area as we could, while trying to exclude less representative areas that were 
dominated by exotics, bare ground or roads. 

2.2.4 Vegetation integrity survey 

Vegetation integrity survey plots of 50 x 20 metres (1000m2) were completed within the site where 
impacts to patch vegetation were occurring, and were applied to meet the requirements of the BAM. 
Seven (7) plots were completed, all of which were located at and extended through the BAM 400m2 
floristic plots (Figure 8). The number of integrity plots surveyed within each vegetation zone is 
consistent with the requirements outlined within the BAM.  

In some instances, like BAM plots, the vegetation integrity transects had to be extended in length and 
narrowed in width, as the narrow and linear nature of much of the remnant habitat meant the normal 
width transect areas would not be appropriate (would branch out into fully exotic areas) and would 
otherwise have impacted the results.  

CƻǊ ƛƴǎǘŀƴŎŜΣ ǘƘŜ ƛƴǘŜƎǊƛǘȅ Ǉƭƻǘ ŦƻǊ ȊƻƴŜ ΨнссψwŜƳƴŀƴǘψavΩ ǿŀǎ мл ƳŜǘǊŜǎ ǿƛŘŜ ōȅ млл ƳŜǘǊŜǎ ƭƻƴƎΦ 
Despite the occasional changes to transect dimensions, the overall assessed areas was still 1000m2, as 
per the BAM requirements. While Figure 8 shows eight (8) BAM plots locations, one (the eastern-most 
plot) was not used owing to design changes, which avoided impacts being made in this assessed area.   
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Figure 8: The seven (7) BAM vegetation assessment plots and transect locations. Scale 1:6,400 
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2.3 Threatened flora survey methods 

2.3.1 Review of existing information 

To identify threatened flora that have previously been recorded within 10 kilometres of the Subject 
Land and that may occur within the site or around the site, searches were undertaken using the EPBC 
Protected Matters Online Search Tool (PMST) and NSW BioNet, to identify flora species and 
threatened communities within that spatial scale. The EPBC PMST returned five (5) Vulnerable and 
three (3) Endangered flora species, and three (3) Threatened Ecological Communities (TECs) (EPBC Act 
status) whose habitat may occur within the 10 kilometre radius of the site. A search of the NSW 
BioNet, the website for the Atlas of NSW Wildlife for flora records, three (3) Vulnerable flora, three 
(3) Endangered flora, and seven (7) TECs that may be present within the 10-kilometre buffer (BC Act 
Status). 

For each of these TECs and flora species listed under the EPBC Act and NSW BC Act that potentially 
occur within the 10-kilometre search radius, their likelihood of occurring on the site has been assessed 
and is presented in Section 4.7 (where applicable) and Appendix L and Appendix M. 

The categories for likelihood assessments (likelihood of a species or community being present in or in 
close proximity to the Subject Land) are based on recorded sightings listed in credible databases, the 
presence or absence of suitable habitat, other features of the site, results of the field survey and 
professional judgement from ecologists. The five categories are: 

ΨwŜŎƻǊŘŜŘΩ The species/community was or has been previously observed on the site. 

Ψ[ƛƪŜƭȅΩ  A medium to high probability that a species uses the site. 

ΨtƻǘŜƴǘƛŀƭΩ Some suitable habitat for a species occurs on the site, but there is insufficient 
ƛƴŦƻǊƳŀǘƛƻƴ ǘƻ ŎŀǘŜƎƻǊƛǎŜ ǘƘŜ ǎǇŜŎƛŜǎ ŀǎ ΨƭƛƪŜƭȅΩ ƻǊ ΨǳƴƭƛƪŜƭȅΩ ǘƻ ƻŎŎǳǊΦ 

Ψ¦ƴƭƛƪŜƭȅΩ A very low to low probability that a species uses the site. 

ΨbƻΩ  Habitat on the site and in the vicinity is unsuitable for the species. 

²ƘŜǊŜ ŀ ǘƘǊŜŀǘŜƴŜŘ ŎƻƳƳǳƴƛǘȅ ƻǊ ǎǇŜŎƛŜǎ Ƙŀǎ ŀ ƭƛƪŜƭƛƘƻƻŘ ǊŀƴƪƛƴƎ ƻŦ ΨƭƛƪŜƭȅΩ ƻǊ ΨǊŜŎƻǊŘŜŘΩΣ ǘƘŜȅ ƘŀǾŜ 
been considered in more detail in Section 4.6 as well as in Appendix N (SIC assessments) for EPBC Act 
listed entities. 

2.3.2 Habitat constraints assessment 

The EPBC Act listed ΨWhite Box Yellow Box ς .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ 
Grassland TECΩ, which is classified as Critically Endangered, was considered a possibility of persisting 
on site. After detailed assessment during field surveys and putting the parts of site that had potential 
to be this TEC through the listing criteria for the TEC, the determination was that none of the smaller 
individual patches (various condition states) or the broader combined patch area met the TEC criteria, 
for reasons as follows: 

1. Is or was previously, at least one of the most common overstorey species White Box, Yellow 

Box or .ƭŀƪŜƭȅΩǎ wŜŘ-gum? ς YES. All three species present. 

2. Does the patch have a predominantly native understorey? ς YES and NO. There were a number 

of small patches that had a predominantly native understorey (>50% cover), but the 

majority of the potential TEC areas were dominated by exotic cover. The overall patch, when 

considered together, does not have an average of >50% native understorey cover). The 

broader patch and most smaller individual patches eliminated at the above point. For those 
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few small patches remaining that had >50% native understorey cover that met this point: 

3. Is the patch 0.1 hectares or greater in size? YES and NO. The overall patch of the potential 

TEC is large, however all but one of the small and fragmented patches that met the native 

groundcover dominance criteria were small. The higher-quality zone with good understorey 

is just over 0.1 hectares.  

- All but the one larger higher-quality patch eliminated at this point. 

4. There are 12 or more native understorey species present (excluding grasses) ς NO. There were 

only eight native understorey species (excluding grasses) present in the higher-quality 

patch. 

ς ¢ƘŜ Ҕ лΦм ƘŜŎǘŀǊŜ ΨƘƛƎƘŜǊ ǉǳŀƭƛǘȅΩ ǾŜƎŜǘŀǘƛƻƴ ȊƻƴŜ ŜƭƛƳƛƴŀǘŜŘ ŀǘ ǘƘŜ ŀōƻǾŜ ǇƻƛƴǘΦ CƻǊ ǘƘŜ 

broader patch, the below criteria are not relevant, as the broader patch when combined, 

does not have an average 50% of native vegetation in the understorey (see step 2). 

5. Is the patch greater than 2 hectares in size? ς NA (the overall patch when all condition states 

are combined is >2 hectares, but it does not meet Step 2 requirements). 

6. Does the patch have an average of 20 or more mature trees (=/>125cm dbh) per hectare ς 

NO/NA; or is there natural regeneration of the dominant overstorey eucalypts? YES/NA. There 

are numerous (albeit patchy across the entire patch) naturally regenerating canopy species 

(not including those in the revegetated areas) including various cohorts of different ages, 

ranging from small saplings, young trees greater than 15cm dbh, and larger yet immature 

gum trees. However, the patch does not meet Step 2 requirements. 

The majority of the potential TEC patch has an understorey that is dominated by exotic weeds and 
pasture grasses, aside from the occasional scattered higher quality patches, which are mostly along 
the northern side of Williams Road. On this basis, many of the patches are eliminated at step two of 
the TEC listing criteria. Of the remaining patches where more than 50% of the understorey is native, 
all but one patch is small in size, and did not meet the 0.1 hectare size requirement at step three. 
Within that remaining slightly larger and higher quality patch, there were fewer than 12 native 
understorey species (excluding grasses) present (eight species in total), so this patch is also excluded 
from the TEC classification at point four. As a result of the above assessment against the EPBC Act 
listing criteria, the site does qualify as being representative of the EPBC Act-listed TEC. 

There are six (6) EPBC Act listed flora species that are listed as candidate species for assessment in the 
BAM-C, those being the Critically Endangered Euphrasia sp. (Euphrasia arguta), Critically Endangered 
Tumut Grevillea (Grevillea wilkinsonii), Critically Endangered Wybong Leek Orchid (Prasophyllum sp. 
Wybong), Endangered Small Purple-pea (Swainsona recta), Endangered Tarengo Leek Orchid 
(Prasophyllum petilum), and the Vulnerable Yass Daisy (Ammobium craspedioides), all of which 
required further consideration. Targeted surveys for these species was undertaken over several 
assessments in 2024 and 2025, and none of the species were found to be present. 

2.3.3 Field surveys 

There are seven (7) BC Act listed flora species that were listed as candidate species for assessment in 
the BAM-C. These included the Critically Endangered Euphrasia sp. (Euphrasia arguta), Endangered 
Small Purple-pea (Swainsona recta), Endangered Small Scurf-pea (Cullen parvum), Endangered 
Tarengo Leek Orchid (Prasophyllum petilum), Vulnerable !ǳǎŦƛŜƭŘΩǎ ²ŀǘǘƭŜ (Acacia ausfeldii), 
Vulnerable Yass Daisy (Ammobium craspedioides), and the Vulnerable Silky Swainsona Pea (Swainsona 
sericea).   



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  35 

Targeted surveys for these species were undertaken over several assessments in 2024 and 2025, and 
none of the species were found to be present. Field survey methods used and the species targeted for 
flora surveys are outlined in Section 0.  

There was one BC Act listed threatened community (associated with PCT 266 , 277 and 278) that is 
considered likely to be persisting in or within close proximity to the Subject LandΣ ǘƘŀǘ ōŜƛƴƎ ΨWhite 
Box - Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ DǊŀǎǎƭŀƴŘ ƛƴ ǘƘŜ b{² bƻǊǘƘ 
Coast, New England Tableland, Nandewar, Brigalow Belt South, Sydney Basin, South Eastern 
Highlands, NSW South Western Slopes, South East Corner and RivŜǊƛƴŀ .ƛƻǊŜƎƛƻƴǎΩ (NSW Grassy 
Woodland). This TEC is considered present along Williams Road, ƛƴ ǘƘŜ ǊŜǘŀƛƴŜŘ ǇŀǘŎƘ ƻŦ .ƭŀƪŜȅΩǎ wŜŘ-
gum on R1 land, and along the western boundary of the Subject Land, and areas bordering the Eight 
Mile Creek where large remnant trees are present. 

 

2.4 Threatened fauna survey methods 

2.4.1 Review of existing information 

To identify threatened fauna that have previously been recorded within 10 kilometres of the site, 
searches of the EPBC PMST and NSW BioNet were conducted. The EPBC PMST returned nine (9) 
Migratory, eighteen (18) Vulnerable, thirteen (13) Endangered and five (5) Critically Endangered fauna 
species whose habitat may occur within the 10 kilometre search radius (EPBC Act status). NSW BioNet, 
the website for the Atlas of NSW Wildlife returned 46 fauna species records within the specified 
geographic range, including thirty-three (33) Vulnerable, seven (7) Endangered and one (1) Critically 
Endangered species (BC Act status). For each of these species listed under the EPBC Act and NSW BC 
Act that may occur within the 10-kilometre search radius, their likelihood of occurring on or adjacent 
the site has been assessed (using the same categories as in Section 2.3) and results are presented in 
Appendix L and Appendix M. {ǇŜŎƛŜǎ ǘƘŀǘ ƘŀŘ ŀ ƭƛƪŜƭƛƘƻƻŘ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ΨƭƛƪŜƭȅΩΣ ƻǊ ΨǊŜŎƻǊŘŜŘΩ ƘŀǾŜ 
been considered further below and in Section 4.7, and SIC assessments for those listed under the EPBC 
Act are available in Appendix O. 

2.4.2 Habitat constraints assessment 

Numerous days of field survey and assessments were undertaken during preparation for this BDAR. 
During these assessments, the proposed development site was walked and assessed for habitat 
constraints and microhabitats that may be on site, including searches of scattered trees in search of 
hollows and stick nests. Some microhabitats, such as fallen branches, native grasslands, farm dams 
and areas of pooled water, were present on site. In terms of habitat constraints that may affect the 
presence of threatened flora species, nearly the entire R1 zoned land area, which is the vast majority 
of the development footprint, contains significant disturbance from historical clearing and agricultural  
uses, and no longer contains any native vegetation or valuable habitat features for native species, 
other than some large, scattered paddock trees ŀƴŘ ŀ ǇŀǘŎƘ ƻŦ .ƭŀƪŜƭȅΩǎ wŜŘ-gum. Many of the trees 
located on the R1 land are hollow-bearing.  

The areas of C3 zoned land, along Williams Road and Eight Mile Creek, have a mixture of condition 
states, ranging from exotic dominated understorey to relatively intact native vegetation in some small 
remnant patches (on Williams Road). There was therefore a reasonable likelihood that threatened 
species may be persisting in some of these better areas, but there was a lower likelihood of their 
presence in the lesser quality areas, due to historical clearing, grazing and weed invasion/dominance. 
However, even in the higher-quality patches in the C3 areas, there were missing or had altered habitat 
features, and especially absent was large logs and ground timber in general, likely as a result of 
historical firewood collection (probably due to the urban fringe location).   
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In addition, there is considerable rabbit, kangaroo and livestock browsing pressure, even in the C3 
areas, and it is therefore deemed unlikely that the more grazing sensitive threatened flora species 
would persist anywhere in the Subject Land. 

2.4.3 Field surveys 

Surveys for BAM-C candidate species 

There were seven (7) candidate flora species listed in the BAM-C which were the subject of targeted 
flora field surveys (Table 18). In addition to these species, targeted searches were also undertaken for 
the species listed in the 10 kilometre radius search results from the NSW BioNet database, with 
ǇŀǊǘƛŎǳƭŀǊ ŦƻŎǳǎ ƻƴ ǘƘƻǎŜ ǿƘƛŎƘ ƘŀŘ ŀ ƭƛƪŜƭƛƘƻƻŘ ƻŦ ƻŎŎǳǊǊŜƴŎŜ ƻŦ ΨƭƛƪŜƭȅΩ ƻǊ ƘƛƎƘŜǊ όŀǎ ǇŜǊ Appendix L 
and M). During these targeted surveys and other general vegetation surveys and habitat assessments 
that were undertaken throughout 2024 and early 2025, no threatened flora species were identified. 
This is a reflection of the degraded nature of the habitats that remain in the Subject Land, with all of 
the areas having undergone significant historical and ongoing disturbances. 

There were twenty (20) candidate fauna species listed in the BAM-C which were the subject of 
targeted field surveys. Surveys were conducted as per the Table 3 (survey seasonal windows) and 
Table 4 (survey methodology). In addition to these species, targeted searches were also undertaken 
for the species listed in the 10 kilometre radius search results from the NSW BioNet database, with 
ƎǊŜŀǘŜǎǘ ŜƳǇƘŀǎƛǎ ƻƴ ǘƘƻǎŜ ǿƛǘƘ ŀ ΨƭƛƪŜƭȅΩ ƻǊ ƘƛƎƘŜǊ ƭƛƪŜƭƛƘƻƻŘ ƻŦ ƻŎŎǳǊǊŜƴŎŜ ǎŎƻǊŜ ƛƴ Appendix L and 
M. During these targeted surveys and other general fauna surveys and habitat assessments that were 
undertaken throughout 2024 and into 2025, four (4) threatened fauna species were identified on the 
Subject LandΣ ǘƘƻǎŜ ōŜƛƴƎ {ǉǳƛǊǊŜƭ DƭƛŘŜǊΣ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘΣ {ŎŀǊƭŜǘ wƻōƛƴ ŀƴŘ CƭŀƳŜ wƻōƛƴΦ  

Surveys for other EPBC Act and BC Act listed threatened species within 10 kilometres 

As mentioned above, targeted surveys for candidate species and other threatened fauna species were 
conducted following modelled results from the BAM Calculator (BAM-C) (Table 3) as well as 
consideration of species that were assessed as ΨlikelyΩ (via the database searches and likelihood 
assessment) to be using habitat within the Subject Land (Appendix L and Appendix M). Survey month 
requirements for each species are provided in Table 3, and a summary of methodologies employed 
on site between June 2024 and January 20252 consist of thirteen (13) days and six (6) night of surveys, 
with these efforts presented in Table 4.  

All surveys were conducted by Stuart Mendham, with assistance from Damian Wall, Emily Mendham, 
and Olivia Hynam (Red-Gum Environmental Consulting). Please note, that while one amphibian 
species was listed on the BAM-C lists of species for the site (Booroolong Frog), {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ όCrinia 
sloanei) was not on the list, and was subsequently added as a candidate species manually in BAM-C. 
Targeted ǎǳǊǾŜȅǎ ŦƻǊ ǘƘŜ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ were conducted according to its winter survey timing 
requirements (positive surveys were also conducted as part of the ToS). Four (4) species of threatened 
fauna were recorded on site during the surveys, consisting of {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘΣ {ǉǳƛǊǊŜƭ DƭƛŘŜǊΣ {ŎŀǊƭŜǘ 
Robin and Flame Robin.  

  

 

2 {ǳǊǾŜȅ ŜŦŦƻǊǘ ǿŀǎ ƎǳƛŘŜŘ ōȅ ǘƘŜ нлму h9I ǇǳōƭƛŎŀǘƛƻƴ ΨCƛŜƭŘ ǎǳǊǾŜȅ ƳŜǘƘƻŘǎ ŦƻǊ ŜƴǾƛǊƻƴƳŜƴǘŀƭ Ŏƻƴǎǳƭǘŀƴǘǎ ŀƴŘ ǎǳǊǾŜȅƻǊǎ 
ǿƘŜƴ ŀǎǎŜǎǎƛƴƎ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘǎ ƻǊ ƻǘƘŜǊ ŀŎǘƛǾƛǘƛŜǎ ƻƴ ǎƛǘŜǎ ŎƻƴǘŀƛƴƛƴƎ ǘƘǊŜŀǘŜƴŜŘ ǎǇŜŎƛŜǎΩΦ 
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Table 3: Survey periods for candidate threatened flora and fauna species (BAM-C) 

Name Presence Survey Months 

Anthochaera Phrygia 

Regent Honeyeater 

Assumed present (IHM) 

 

Acacia ausfeldii 

!ǳǎŦŜƭŘΩǎ ²ŀǘǘƭŜ 

No (surveyed) 

 

Ammobium craspeoides 

Yass Daisy 

No (surveyed) 

 

Aprasia parapulchella 

Pink-tailed Legless Lizard 

No (surveyed) 

 

Burhinus grallarius 

Bush Stone-curlew 

No (surveyed) 

 

Callocephalon fimbriatum 

Gang-gang Cockatoo 

No (surveyed) 

 

Calyptorhynchus lathami lathami 

SE Glossy Black Cockatoo 

No (surveyed) 

 

Crinia sloanei 

{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ 

YES (surveyed) 

 

Euphrasis arguta 

Euphrasia sp. 

No (surveyed) 

 

Grevillea wilkonsonii 

Tumut Grevillea 

No (surveyed) 

 

Haliaeetus leucogaster 

White-bellied Sea-eagle 

No (surveyed) 

 

Hieraaetus morphnoides 

Little Eagle 

No (surveyed) 
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Name Presence Survey Months 

Litoria booroolongensis 

Booroolong Frog 

No (surveyed) 

 

Keyacris scurra 

YŜȅΩǎ aŀǘŎƘǎǘƛŎƪ DǊŀǎǎƘƻǇǇŜǊ  

No (surveyed) 

 

Pophoicnta isura 

Square-tailed Kite 

No (surveyed) 

 

Myotis Macropus 

Southern Myotis 

Assumed present  

 

Ninox connivens 

Barking Owl 

No (surveyed) 

 

Petaurus norfolcensis 

Squirrel Glider 

YES (surveyed) 

 

Phascogale tapoatafa 

Brush-tailed Phascogale 

No (surveyed) 

 

Phascolarctos cinereus 

Koala 

No (surveyed) 

 

Polytelis swainsonii 

Superb Parrot 

No (surveyed) 

 

Prasophyllum sp. Wybong 

Wybong Leek Orchid 

No (surveyed) 

 

Pteropus poliocephalus 

Grey-headed Flying-fox 

No (surveyed) 

 

Swainsona recta 

Small Purple-pea 

No (surveyed) 
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Name Presence Survey Months 

Swainsona sericea 

Silky Swainsona-pea 

No (surveyed) 

 

Synemon plana 

Golden Sun Moth 

No (surveyed) 

 

Tyto novaehollandiae 

Masked Owl 

No (surveyed) 

 

 

 

Threatened species that were listed as candidate species in BAM-C but were assessed as not occurring 
on site include Swift Parrot (Lathamus discolor), as the Subject Land does not intersect with the 
Important Habitat Map for the species; the Large-eared Pied Bat (Chalinolobus dwyeri), due to habitat 
constraints (lack of mines, caves and cliffs); and Squirrel Glider in the Wagga Wagga Local Government 
Area (Petaurus norfolcensis ς endangered population) due to the project not occurring within the 
Wagga Wagga LGA (see Appendix H). Despite not being on the candidate list, Swift Parrot was still 
included in the species targeted searches, which consisted of incidental searches for birds and four 
days of point counts across ten set points in the Subject Land. 

The BAM-C candidate species report for R1 land (Appendix H), which only consisted of impacts to on 
ƻƴŜ ŘŜŜƳŜŘ ǘǊŜŜ ƭƻǎǎ ŦǊƻƳ ǘƘŜ ǇŀǘŎƘ ƻŦ .ƭŀƪŜƭȅΩǎ wŜŘ-gum on R1 land, lists numerous threatened 
ǎǇŜŎƛŜǎ ŀǎ ΨŀǎǎŜǎǎŜŘ ŀǎ ƴƻǘ ƻƴ ǎƛǘŜΩ. The reason for this is that only those twelve (12) species that have 
come onto the BC Act since this land was biocertified in 2011 were considered as candidate species in 
these areas. Therefore, only Grey-ƘŜŀŘŜŘ CƭȅƛƴƎ CƻȄΣ [ƛǘǘƭŜ 9ŀƎƭŜ ŀƴŘ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ǿŜǊŜ ŎŀƴŘƛŘŀǘŜ 
species from the list of 12 species, and these were the candidate species for R1 land. Despite this, 
efforts were undertaken to search for all candidate species (i.e. including those from the C3 BAM-C 
assessment) during targeted surveys. There was no candidate species list available for the BAM-C 
scattered tree assessment, which was applied to the scattered trees throughout the R1 land. 
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Table 4: Survey methodology - Overview 

Intended 
Target 

Methodology Survey Period Notes 

Diurnal Birds 
(Targets: Square-
tailed Kite, Little 
eagle, White-
Bellied Sea Eagle, 
Glossy Black 
Cockatoo, Gang-
Gang Cockatoo, 
Bush Stone-
curlew, Regent 
Honeyeater, 
Superb Parrot, 
Swift Parrot, 
Barking Owl, 
Masked Owl) 

Area search:  
Observers walked around 
and throughout the site four 
(4) times in its entirety, and 
also smaller targeted areas 
on nine (9) occasions 
(through C3 lands creeks, 
dam areas).  
 

See Table 5 and Table 6 for weather conditions. Detailed 
observation counts were made over the duration of 
fieldwork, with 58 birds being recorded on the incidental 
species list (Appendix K). Many peri-urban species including 
Noisy Miner co-existing with common rural species such as 
Magpies, Magpie Larks, Red-Wattle Bird and Galah. 

Point Count Method: 
Observations were made 
from ten (10) points for 15 
minutes each, on four 
separate days (entire site 
searches).    

Ten (10) point count sites (see Appendix I) were visited at 
various times during daylight hours, with survey conducted 
for approximately 15 minutes per point count site. All sites 
were visited four times, once on 13/6/2024, 26/7/2024, 
1/8/2024, and 17/10/2024.  

Remote cameras:  
23 remote cameras were 
placed in habitat trees along 
Williams Rd and in the patch 
of trees on R1 land.  

Cameras along Williams Road recorded for 12 days/nights, 
and cameras in R1 land recorded for 35 days/nights. Several 
birds were recorded on cameras that were not detected 
through other methods of survey, including Yellow-faced 
Honeyeater (Caligavis chrysops), and Little Friarbird 
(Philemon cireogularis). 

Nocturnal 
Birds/Bats 
(Targets: 
Masked Owl, 
Barking Owl, 
Bush Stone-
curlew, Southern 
Myotis, Grey-
headed Flying 
Fox) 

Broadcast surveys:  
Calls of both owl species and 
Bush Stone-curlew were 
played through a speaker at 
numerous locations across 
the site.   

Surveys were conducted on the nights of 26/7/2024, 
12/8/2024, 19/8/2024 and 26/8/2024. Calls were played 
over a speaker at increasing volumes and at different times 
and locations from dusk to 8:15pm (typically 2-3 hours 
duration after sunset).  

Remote cameras:  
23 remote cameras were 
placed in habitat trees along 
Williams Rd and in the patch 
of trees on R1 land.  

Cameras along Williams Road recorded for 12 days/nights, 
and cameras in R1 land recorded for 35 days/nights. There 
was one nocturnal bird recorded on cameras that was not 
detected through other methods of survey, that being 
Tawny Frogmouth (Podargus strigoides). 

Passive acoustic device:  
A Mini Bat2 recorder was 
placed in a tree beside the 
large dam, to detect any 
potential Southern Myotis 
(and other species) in that 
area. 

The acoustic device was placed on site on 14/12/2024 and 
was collected on 10/1/2025 (27 days of recording from 1 
hour before dusk to one hour after sunrise). The device 
captured 10,736 sounds, many of which were bat calls. Calls 
were analysed by an expert (Dr Greg Ford) using specialised 
software. Difficulty in identifying/distinguishing Southern 
Myotis from other calls meant that further surveys would 
not be assured of proving either presence or absence of this 
species. Therefore, the species has been assumed present. 

Mammals 
(Targets: Squirrel 
Glider, Brush-
tailed 
Phascogale, 
Koala, Eastern 
Pygmy Possum) 

Spotlighting:  
Transects driven and walked 
for 2-3 hours on four (4) 
nights  

Entire site was transversed over 2 to 3.5 hour periods on the 
nights of 26/7/2024, 12/8/2024, 19/8/2024 and 26/8/2024, 
with particular emphasis on walking higher quality habitat 
along Williams Road. R1 areas were spotlighted from a 
vehicle given the scale of the property. The spotlighting was 
done with hand held spotlights and binoculars. Periodic 
stops were taken, to focus on larger hollow-bearing and 
habitat trees. Some spotlighting was also conducted on 
19/11/2024 and 9/12/2024, but mammals were not the 
main focus of survey effort on these nights. 
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Intended 
Target 

Methodology Survey Period Notes 

Remote cameras: 
23 remote cameras were 
placed in habitat trees along 
Williams Rd and in the patch 
of trees on R1 land. 

Cameras along Williams Road recorded for 12 days/nights, 
and cameras in R1 land recorded for 35 days/nights. Three 
marsupial species were recorded on cameras, including 
Brush-tail and Ringtail Possums. Squirrel Gliders were 
captured on the majority (13) of recovered cameras, not 
including the three cameras which were stolen. 

Amphibians  
(Targets: 
{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ, 
Booroolong Frog, 
Southern Bell 
Frog*) 

Call Playback:  
Dusk recording of calls at 
dams, creeks. Frog calls 
played at various locations 
throughout the site where 
suitable habitat is located. 

Surveys ǘŀǊƎŜǘƛƴƎ {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ were completed on the 
nights of the 26/7/2024, 12/8/2024, 19/8/2024 and 
26/8/2024. {ƭƻŀƴŜΩǎ CǊƻƎƭŜǘ ǿŜǊŜ ǿƛŘŜǎǇǊŜŀŘ ŀƴŘ ƛƴƘŀōƛǘ ŀƭƭ 
of the main dams and creeks in the Subject Land. Surveys 
targeting Booroolong Frog and Southern Bell Frog were 
completed over two nights in late spring and early summer, 
on 19/11/2024 and 9/12/2024. The absence of suitable 
habitat for these species on the Subject Land meant that 
further surveys were not warranted. 

Reptiles 
(Targets: Pink-
tailed Legless 
Lizard) 

Habitat searches: 
Limited ground habitat 
available (timber and rock). 
Searches conducted under 
and near any habitat 
detected during general 
searches. 

Surveys were conducted on 13/6/24, 8/11/24 and 
10/1/2025. Very limited suitable or marginal habitat present 
on site was a limiting factor. This was reflected by the very 
low numbers of reptiles detected, which was limited to one 
common lizard (Garden Skink) and one common snake 
(Eastern Brown). 

Invertebrates 
(Targets: Sun 
aƻǘƘ ŀƴŘ YŜȅΩǎ 
Matchstick 
Grasshopper) 

Traverses and sweeps: 
Traverses through suitable 
grassland habitat on hot 
clear days searching for 
distinctive flight patterns of 
Sun Moth. Traverses looking 
for grasshoppers (flightless) 
and conducting sweep 
netting and searching for 
suspect species. 

Focus was in suitable habitat along Williams Road, especially 
areas that were dominated by native grasses, and those 
small patches that contained Kangaroo Grass. Targeted 
surveys were conducted over six (6) days, on 1/11/2024, 
8/11/2024, 21/11/2024, 14/12/2024, 15/12/2024 and 
10/1/2024, as well as incidental searches while completing 
other surveys and vegetation assessments. Sun Moth 
surveys took place until (unsuitable) gusty winds started in 
late morning on 8/11/2024 and 4/12/2024, but other survey 
days were still and remained suitable throughout the survey 
periods. 

Flora 
(Targets: 
!ǳǎŦŜƭŘΩǎ ²ŀǘǘƭŜ, 
Yass Daisy, 
Euphrasia 
arguta, Tumut 
Grevillea, 
Wybong Leek 
Orchid, Small 
Purple-pea, Silky 
Swainsona-pea)  

Traverses and suitable 
habitat searches: Traverses 
for conspicuous species and 
grid searches for 
inconspicuous species were 
conducted throughout the 
entire Subject Land.  

On a number of occasions, and during all surveys except for 
nighttime surveys, targeted searches were conducted for 
candidate flora species. Traverses were undertaken through 
all C3 areas, including along remnant areas beyond the 
Subject Land around Seven and Eight Mile Creeks, and along 
the western boundary. Targeted grid searches were also 
conducted in all better quality habitat areas in the C3 parts 
of the Subject Land. Surveys were undertaken over twelve 
(12) days on 13/6/24, 26/7/24, 29/7/24, 1/8/24, 17/10/24, 
1/11/24, 8/11/24, 21/11/24, 4/12/24, 14/12/24, 15/12/24 
and 10/1/25. 

*Not a candidate species but opportunistic call playback surveys conducted in vegetated dam and creek. 
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2.5 Weather conditions 

The weather leading up to the survey period was fairly typical of autumn weather in the Albury 
region (Table 5 and 6 provides weather conditions as noted during surveys and as sourced from 
BOM 2025). During the winter (13/6/24 to 26/8/2024) and spring (17/10/24 to 21/11/24) survey 
periods,  weather was also fairly typical for the region, with no significant spikes or dips in ambient 
air temperatures, and no unusual/extreme frosts or heavy rain periods. The weather during the 
summer survey period (4/12/2024 to 10/1/2025) was also fairly typical summer weather for the 
region, although there were some extended periods of higher humidity than long-term averages 
during this time (early in the summer period) . This is not uncommon however, with increasing 
humidity in summer in the past ten to twenty years, likely as a result of climate change factors and 
shifting weather patterns. These changes are unlikely to have had a noticeable effect on flora or 
fauna species presence throughout the survey period. 

 

Table 5: Weather conditions during surveys (Albury Airport weather station (station no. 072160)) 

Date Type 
Temperature (°C) Rain 

(mm) Min Max 

13/06/2024 Diurnal -0.3 10.7 0 

26/07/2024 Diurnal & Nocturnal 4.3 15.0 2.6 

29/07/2024 Diurnal -1.4 13.4 0 

1/08/2024 Diurnal -1.9 14.8 0 

12/08/2024 Nocturnal 2.3 19.7 0 

19/08/2024 Nocturnal 6.5 17.8 0*  

26/08/2024 Nocturnal 10.2 14.5 19.6 

17/10/2024 Diurnal 11.8 27.0 0.2 

1/11/2024 Diurnal 7.8 25.0 0 

8/11/2024 Diurnal 9.5 22.9 0 

19/11/2024 Nocturnal 9.1 27.6 0.2 

21/11/2024 Diurnal 14.2 32.8 0 

4/12/2024 Diurnal 18.0 32.3 5.6 

9/12/2024 Nocturnal 12.5 25.1 0*  

14/12/2024 Diurnal 14.2 33.1 0 

15/12/2024 Diurnal 16.1 35.3 0 

10/01/2025 Diurnal 18.6 33.3 0 

*These surveys followed rain events from the previous 1-2 days to enhance amphibian detections. 
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Table 6: Environmental conditions during threatened species surveys 

Survey undertaken  
(e.g. method / 

targeted species) 
Date Time 

Temperature  
(min. & 
max.) 

Wind 
όƭƛƎƘǘΣ ƳƻŘΧύ 

Rainfall 
(mm) 

Other 
conditions 
relevant to 
the species 

Flora, birds, reptiles 
and site recon 

 

13/06/2024 
10:00 - 
14:30 

Clear, 12-14C 
3-8km 

westerly 
0  

Sloanes, birds 
(Scarlet Robin 
month), owls 

playback 

26/07/2024 
14:00 - 
19:00 

Mostly Clear, 
12-16C 

0-5km 
westerly 

0  

Birds, frogs, 
vegetation 

29/07/2024 
10:00 - 
14:00 

Clear, 11-14C 
0-2km 

southerly 
0  

Birds, frogs, 
vegetation 

1/08/2024 
10:00 - 
14:00 

Clear, 6-15C 
0-2km 

southeasterly 
0  

Sloanes and Gliders, 
owls 

12/08/2024 
16:45 - 
20:15 

Clear, 8-15C 
0-2km north-

westerly 
0  

Sloanes and gliders, 
owls 

19/08/2024 
17:00 - 
20:00 

Clear, 8-15C 
0-1km north-

westerly 
0 

Followed rain 
event from 
prior 2 days 

Sloanes and gliders, 
owls 

26/08/2024 
16:45 - 
19:00 

Cloudy, 9-
13C 

Still, no wind 0  

Birds, BAM plots 17/10/2024 
09:00 - 
16:30 

Clear then 
mostly 

cloudy 12-
21C 

0-5kph NNW 0  

Birds, Amphibromus 
sampling, sun moth, 

matchstick 
grasshopper, and ID 

grass 

1/11/2024 
14:00-
15:00 

Warm, partly 
cloudy 28C 

0-5kph NNW 0  

Keys grasshopper, 
Sun moth, Koala 
scats, GG Frog, A 
fluitans, reptiles, 

birds, orchids 

8/11/2024 
8:00 - 
11:00 

Warm, 
mostly sunny 

16-24C 

5-10, 
increasing to 

10-15. 
westerly 

0  

Booroolong Frog, 
Owls, Curlew 

19/11/2024 
20:15 - 
11:00 

Warm- clear 
25-15C 

0-5km 
southerly 

0  

Keys grasshopper, 
Sun moth, Koala 
scats, GG Frog, A 
fluitans, birds, 

orchids 

21/11/2024 
8:30 - 
10:30 

Warm, sunny 
18 to 28C 

5-10, 
increasing to 

10-15. 
Northerly 

0  

Birds. R1 tree 
mapping. EPBC 

criteria check C3. 
Camera installations 

4/12/2024 
9:00 - 
13:00 

Warm, sunny 
18 to 28C 

0-5, increasing 
to 5-10. West 
then north-

west 

0  
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Survey undertaken  
(e.g. method / 

targeted species) 
Date Time 

Temperature  
(min. & 
max.) 

Wind 
όƭƛƎƘǘΣ ƳƻŘΧύ 

Rainfall 
(mm) 

Other 
conditions 
relevant to 
the species 

Camera installations 4/12/2024 
9:00 - 
16:00 

Warm, sunny 
18 to 28C 

0-5, increasing 
to 5-10. West 
then north-

west 

0  

Booroolong Frog, 
Owls, Curlew 

9/12/2024 
20:30 - 
11:00 

Mild, partly 
cloudy 22-

16C 

0-5km south-
westerly 

0 
Followed rain 
event from 
prior 2 days 

Bat detector 
installation, birds, 

sun moth, 
grasshopper, 

Southern Bell Frog 

14/12/2024 
15:30 - 
16:30 

Hot sunny 
32-33C 

Still, no wind 0  

Remove cameras on 
roadside trees, birds, 

sun moth, 
grasshopper, 

Southern Bell Frog 

15/12/2024 
6:00 - 
9:00 

Warm 18-
25C 

Still, no wind 0  

Flora, birds, frogs, 
reptiles, moth, 

grasshopper, plants 

 

10/01/2025 

9:00 - 
14:00 

 

Warm to hot 
18-32C 

 

Still, increasing 
to gusts of 1-

5kph SW 

 

0  

 

2.6 Limitations 

When assessing the vegetation on site and conducting flora surveys, the thick growth of exotic pasture 
grasses in some areas, especially around the water ways (Eight Mile Creek) and throughout the 
cropped areas on R1 land, made assessing some areas of the site difficult. However, in these densely 
grassed areas native species were scarce or absent, due to this exotic species pressure. The fauna 
surveys were designed to attempt to observe as many targets as possible in a simultaneous survey 
effort, because of the similar habitats frequented by the species, the narrow (linear) arrangement of 
most of the remaining habitat on site, and the homogenous nature of the habitats present. The 
addition of remote sensing equipment was also used to bolster survey effort, however data from three 
cameras were lost, when these cameras were stolen out of trees. The impacts on the overall survey 
from this lost data was minimal, as targeted species (Squirrel Gliders) were detected throughout much 
of the area.  

The loss of cameras and the resulting removal of all but four cameras early to prevent further losses 
(only four remained up for the full survey period) did reduce the period of survey for Brush-tailed 
Phascogale. However, the high numbers of cameras deployed in a small thin strip of the only potential 
habitat for this species in the Subject Land (along Williams Road and in the R1 patch of trees), means 
survey efforts are still considered adequate to prove this species is absent. When combined with 
spotlighting results, and the absence of ground timber or records from the local area, confidence is 
high that Brush-tailed Phascogale are not present in or adjacent to the Subject Land (as is supported 
by communications with another local ecologist from DM Ecological, Dylan McWhinney, who 
explained that there have been no detection of Brush-tailed Phascogales in the local area since 
monitoring began in 2018 (Pers.com email 24/10/2024)).   
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No licences were required to undertake the survey. There were no other limitations on the survey or 
assessment process which would be considered influential upon the outcome. 

3. Site context 

3.1 Assessment Area 

To assist in identifying and assessing the context of the site, a 1500 metre buffer was created around 
the Subject Land, known as the Assessment Area. The total area of the Assessment Area is 1,493 
hectares and includes sections of Seven Mile Creek, Eight Mile Creek, Nine Mile Creek, and Woolshed 
Creek, with their respective vegetation corridors, and it also includes the northern-most areas of the 
township of Thurgoona, and the small suburb of Spring Park, which occurs immediately east of the 
Subject Land. The western part of the Assessment Area is intersected by several transport corridors, 
including the major Hume Freeway, the Melbourne to Syndey rail line, and Wagga Road. The 
Assessment Area is used in the following sections to show the context of the site in the local landscape 
and for assessment of any potential direct and indirect impacts that may result from the development 
upon the various assets within that area. Refer to Figure 4a and 4b (Location Map) for details about 
the Assessment Area. 

3.2 Landscape features 

In accordance with the BAM, a number of features are assessed within the Assessment Area which 
includes the Subject Land and the area within the 1500 metre buffer. Provided below are details 
related to IBRA region and subregion, and NSW landscape regions (Mitchell Landscapes). Other 
features, such as rivers, streams, estuaries and wetlands, habitat connectivity, karst areas or areas of 
outstanding biodiversity value are also considered, where appropriate. 

Landscape features identified within the Subject Land and Assessment Area are shown on Figure 1 ς 
Overview of C3 land impacts 

 Shows the following: 

¶ the boundary of the Subject Land 

¶ development designs 

¶ impacts from development in C3 areas (numbered impact sites) 

 

Figure 2 ς Overview of R1 land tree impacts  

Shows the following: 

¶ the boundary of the Subject Land 

¶ development designs 

¶ tree status (lost, deemed lost, retained) across the R1 areas 

 

Figure  (Site Map) and Figures 4a and 4b (Location Map), respectively. A discussion of relevant 
landscape features is provided below. 

3.2.1 IBRA bioregions and IBRA subregions 

Interim Biogeographic Regionalisation for Australia (IBRA) regions represent a landscape-based 
approach to classifying the land surface, including attributes of climate, geomorphology, landform, 
lithology, and characteristic flora and fauna species present (NSW Government 2025g). The Subject 
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Land is located entirely within the Inland Slopes subregion within the NSW South Western Slopes (NSS) 
IBRA region (version 7). The majority of the broader Assessment Area (1500 metre buffer) is in the 
Inland Slopes of the NSS, although there is also a thin sliver of Lower Slopes subregion of NSS which 
occurs in the far north-western corner of the Assessment Area.  

3.2.2 Rivers, streams, estuaries and wetlands 

There are a number of formal (named) waterways within the Assessment Area, including sections of 
Seven Mile Creek (running east to west just beyond the southern boundary of the Subject Land), Eight 
Mile Creek (intersecting the eastern part of the Subject Land), Nine Mile Creek (which occurs south 
and east of Spring Park Estate, east of the Subject Land), and Woolshed Creek (which occurs in the far 
southern corner of the Assessment Area, near Brooklyn Fields Estate). The only one of these 
waterways which occurs in the Subject Land is Eight Mile Creek, which flows south through the C3 
land (road reserve of Williams Road) in the eastern part of the Subject Land, between the main 
development area for the estate, and the small development area in the far east, associated with 
Stage 8 of the subdivision.  

There are several informal (unnamed) creeks and several small drainage lines that flow through the 
Assessment Area, all of which are direct or indirect tributaries to the larger named waterways nearby. 
Within the far north-western corner then immediately adjacent to the Subject Land, there is a swampy 
drainage line that flows north to south along the western boundary of the Subject Land, through three 
large dams, then into Seven Mile Creek to the south. There is also a drainage line that runs north to 
south through the middle of the main development area, starting north of Williams Rd, entering then 
exiting the main dam on site, crossing the road then flowing through two dams on the neighbouring 
Thurgoona Training Academy land, then heads south-east through the Subject Land, through a dam, 
before spreading out and weakly flowing (mostly via seepage rather than creek /drain flows) in the 
direction of Eight Mile Creek. There is also a small drainage line that flows from the eastern part of 
the development, north of Williams Road, across the road into a small dam, then in a south-easterly 
direction, through two large dams situated in the proposed educational precinct area of the Subject 
Land, before flowing (via overland seepage) into Eight Mile Creek, just north of where the proposed 
large detention basin is to be situated.  

There are five (5) main dams within the development footprint (in or very near impacted areas), of 
which one (1) is being developed (lost), two (2) are being impacted to a small extent but retained as 
detention basins, and two (2) are being retained untouched in the education precinct area. There are 
also eight (8) medium to large dams situated just beyond the Subject Land boundary. The majority of 
farm dams would retain water year round in all but the driest drought periods, whereas the Eight Mile 
Creek (and the others in the broader Assessment Area) is an ephemeral waterway, which would only 
flow during the wetter seasons and after rainfall events during the warmer months, and would 
otherwise be dry or limited to some shallow pools during droughts and during warm periods. Mapped 
dams and waterways in the Assessment Area and Subject Land are available in Figure 3, 4a and 4b. 
Proposed changes to drainage flows and water storages (detention basins) are available in the 
development designs (Appendix Q).  

3.2.3 Habitat connectivity 

The site has some habitat connectivity, but nearly all of the connectivity values occur in C3 land areas, 
with the highly developed and predominantly cleared R1 land containing little connectivity 
opportunities for species that move through native vegetation and tree canopies, with the scattered 
trees that remain being mostly widely spaced (greater than 50 metres apart) and mostly disconnected 
from the corridors that run along nearby C3 lands. This was reflected during spotlighting surveys, with 
numerous species found in C3 trees, and very few animals detected in trees within R1 lands. Within 
the Subject Land, Williams Road is the strongest movement corridor, with consistent large trees along 
the road edge, many of which contain hollows, and there is also connectivity through vegetation along 



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  47 

Eight Mile Creek in the east. Beyond the Subject Land, there is good connectivity along the riparian 
areas associated with the local named waterways, and moderate to good (albeit mostly narrow) 
connectivity along a number of road reserves in the broader Assessment Area. Refer to Figure 2 for 
mapped connectivity values in the Assessment Area.  

3.2.4 Karst, caves, crevices, cliffs, rocks or other geological features of significance  

As part of the desktop assessment, aerial photographs and mapping resources such as SixMaps, SEED 
maps, and MinView (Geoscience NSW) maps were consulted for the presence or potential presence 
of features of significance within Assessment Area. Accessible roads in the Assessment Area were 
driven to assess the area for the presence of significant features. The Subject Land (and Eight Mile 
Creek reserve area) was walked in its entirety on a number of occasions and examined for the 
presence of significant features. These assessments found no areas containing karst, caves, crevices, 
cliffs, rocks or other geological features of significance within the Assessment Area or Subject Land. 

3.2.5 Areas of outstanding biodiversity value 

There are no areas of Areas of Outstanding Biodiversity Value (AOBV) in the Assessment Area, and 
none are mapped for a considerable distance in any direction from the Subject Land according to the 
NSW AOBV Register. Therefore, the proposal will NOT impact on any areas mapped as AOBV under 
the BC Act.  

3.2.6 NSW (Mitchell) Landscape 

The Subject Land contains only two NSW Mitchell Landscapes, the predominant one being Ψ!ƭōǳǊȅ 
ς Oaklands Hills and FootslopesΩ Mitchell Landscape, which occurs over all but the far north-eastern 
edge of the Assessment Area, ŀƴŘ ǘƘŜ Ψ.ǳǊǊǳƳōǳǘǘƻŎƪ Iƛƭƭǎ ŀƴŘ CƻƻǘǎƭƻǇŜǎΩ Mitchell Landscape, 
which occurs in the northeastern corner (Mitchell Landscapes V3) (Figure 3). The Ψ!ƭōǳǊȅ ς 
hŀƪƭŀƴŘǎ Iƛƭƭǎ ŀƴŘ CƻƻǘǎƭƻǇŜǎΩ Mitchell Landscape was entered into the BAM-C due to it being the 
only Mitchell Landscape occurring within the Subject Land. 

3.2.7 Additional landscape features identified in SEARs 

This section does not apply, ŀǎ ǘƘŜǊŜ ŀǊŜ ƴƻ {ŜŎǊŜǘŀǊȅΩǎ 9ƴǾƛǊƻƴƳŜƴǘŀƭ !ǎǎŜǎǎƳŜƴǘ wŜǉǳƛǊŜƳŜƴǘǎ 
(SEARs) for the development.   

3.2.8 Soil hazard features 

Based on a search of the NSW EPA website, no contaminated land is present within or near the Subject 
Land, with the nearest four contaminated land sites being located well to the south, in the built up 
areas of Albury. A search of the NSW SEED Map and eSpade2 Map, revealed there were no soil hazard 
features such as acid sulphate soils (no risk data mapped on the Subject Land) or significant erosion 
risk soil landscapes (Subject Land has an average soil loss of 0.13 tonnes per year per hectare) that 
occur within the Subject Land or within the broader Assessment Area. 

 

3.3 Native vegetation cover 

The extent of native vegetation in the Assessment Area (1500 metre buffer around the Subject Land) 
was determined through a desktop assessment that mapped the native vegetation using recent aerial 
photographs (2020 and 2024) and the Murray vegetation extant (VIS_ID 2907) spatial layer, with edits 
made to the layer where obvious changes in vegetation extent occurred, including the addition of 
sometimes large polygons of revegetation areas which were often not captured in the extant 
vegetation dataset (Table 7). However, using this technique, it means that the native vegetation 
mapped is predominantly woody vegetation, and areas of non-woody vegetation (e.g. native grasses), 
if present, could potentially not be adequately captured. The reasoning for this is that by using aerial 
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imagery, the changes in woody vegetation cover is easier to distinguish, due to obvious variations in 
colour. However, native grasses and other smaller native plants away from canopy areas are difficult 
to distinguish from exotic vegetation using aerial imagery, and are often under-estimated as a result. 
Despite this, given the generally high disturbance levels of the Assessment Area, there is a general 
absence of native grass areas, with the majority of canopy-less areas being dominated by exotic 
pasture species as a result of historical grazing, cultivation and other intensive land uses.  

To counter the potential under-reporting of canopy-less native vegetation, native vegetation mapping 
polygons included areas of grassland within open woodland vegetation patches, and some grassed 
areas that are adjacent to larger patches of bushland in the Assessment Area, as these are much more 
likely to retain some of their native grass (and herb) cover.  

Therefore, the estimate of native vegetation cover is considered to be reasonably accurate, at 38% 
coverage across the Assessment Area, and if anything, is a slight overestimation of the native 
vegetation cover that is persisting in the area. Table 7 summarises the extent of estimated native 
vegetation cover within the Assessment Area, including a breakdown of remnant vegetation and 
planted revegetation. Figure 9 also shows native vegetation cover that was mapped within the 
Assessment Area.  

 

Table 7: Native vegetation cover in the 1500m buffer Assessment Area 

Assessment Area (ha) 1,493 ha 

Total area of native vegetation cover (ha) 464 ha*  

Total area of revegetation (ha) 109.2 ha 

Combined ς Native vegetation cover total 573.2 ha 

Percentage of native vegetation cover (%) 38.3% 

Class (0-10, >10-30, >30-70 or >70%) >30-70% 

*Percentage cover of just native vegetation is 31%, also in the >30-70% category 

 

4. Native vegetation, threatened ecological communities & 
vegetation integrity 

4.1 Native vegetation extent 

The extent of native vegetation within the Subject Land has been assessed using the same GIS layers 
and digital aerial imagery as used for determining vegetation cover in the Assessment Area. It was 
determined that there is 7.28 hectares of native vegetation, and 3 hectares of native revegetation, 
within the Subject Land, the majority of which is located within C3 land. When the areas are 
combined, there is a native vegetation coverage of approximately 13% across the Subject Land (or 
9% if excluding revegetation). The highest quality areas of native vegetation occur in small patches 
along Williams RoadΣ ŀƴŘ ŀƭƻƴƎ 9ƛƎƘǘ aƛƭŜ /ǊŜŜƪΩǎ ǊƛǇŀǊƛŀƴ ȊƻƴŜΣ ǿƘŜǊŜ ƭŀǊƎŜ ƻƭŘ ǘǊŜŜǎ ǎǘƛƭƭ ǊŜƳŀƛƴΦ 
Other than in some of the revegetation areas, there are few to no shrubs remaining in areas of native 
vegetation (hence all but the revegetation areas with shrubs are assessed as missing this strata). In 
the R1 land, other than a small patch of trees near the main entry into the estate (off the proposed 
Thurgoona Link), native vegetation is limited to mostly large, scattered paddock trees. Refer to Figure 
12 to see native vegetation extent within the Subject Land. 
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4.1.1 Changes to the mapped native vegetation extent 

Analysis of aerial imagery shows that the site is located in a landscape that contains some areas of 
relatively well-connected native vegetation, along creeks and some roadsides, areas of poorly 
connected open farmland and areas of roadways and housing estates. Where trees are persisting, 
except for some small pine plantations in the area to the north, the overstorey is all native, but a 
shrub layer is very sparse or non-existent in most treed areas, except for areas of revegetation, some 
of which have a shrub layer. Within the Subject Land, different areas of the site have different levels 
of exotic and native understory (and very little to no shrub layer), which guided the breaking up of 
the PCTs on site into various vegetation zones, based on these differing characteristics. The data for 
the potential PCTs including vegetation formation, descriptive attributes and distribution information 
were reviewed during the process of determining the most appropriate PCT within the Subject Land.  

BAM plots, and observations of vegetation structure and composition that were made during 
traverses of the Subject Land, as well as adjacent areas, also informed the determination of most the 
appropriate PCT for the vegetation community within the Subject Land. 

It is noted that identification of vegetation communities and t/¢Ωǎ was slightly hindered by the fact 
that the site has been subject to significant previous disturbance and fragmentation, with some 
previously cleared stands of vegetation that are regenerating, some remnant areas with large trees 
still remaining, and large areas that have been entirely revegetated.  Consequently, the identification 
of vegetation communities was based on the above inputs, as well as expert opinion of an 
experienced observer of the Murray Catchment vegetation types.  

Due to the modified state of the vegetation onsite, which in some instances was predominantly 
canopy trees over exotic pasture with either no natives, or sparse occurrences of native forbs and 
grasses, a quantitative analysis comparing PCTs at the floristic level was not undertaken (as it was not 
appropriate given the absence of suitable floristic diversity or structure), nor is it considered likely to 
change the determination of the dominant PCTs on site (i.e. PCT 266 and 277). As a result, there was 
little variation in PCT determination compared to PCT spatial data, except where edits were made to 
improve the coverage of PCT mapping at the finer scale. Refer to Figure 12, Native Vegetation Extent. 

4.1.2 Areas that are not native vegetation 

Exotic grassland (crops and pastures) was identified within large areas of the Subject Land and was 
not assigned its own management area, zone, vegetation community or an equivalent PCT. This 
grassland occurs throughout the R1 zoned land, due to its heavy history of clearing, grazing and 
cropping, and also occurs in C3 land in patches between the woodland areas, or as the dominant 
understorey below a native canopy. The majority of the revegetation areas contain an exotic 
understorey. These exotic areas do not contain any native species (or at best, in the C3 areas, contain 
very few scattered native species), being made up of a variety of exotic grasses and herbaceous 
weeds including Phalaris (Phalaris aquatica), Annual Rye Grass (Lolium perenne), Barley (Hordeum 
sp.) and Wild Oat (Avena fatua) (see Appendix K for species that occur across the site, and photos in 
Section 4.4 for vegetation present in various areas).  

For the purposes of the BAM, a clear delineation between native and exotic was determined based 
on the guideline that anything with less than 15% cover of native vegetation is considered exotic 
vegetation. However vast areas contained close to zero percent native cover, and many better areas 
had well over 15% native groundcover. Therefore, distinguishing between patches of native versus 
exotic vegetation was very straightforward during field assessments.  
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Figure 9: Native vegetation and revegetation areas within and adjoining the Subject Land. Scale 1:6,500 
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4.2 Plant community types 

4.2.1 Overview and descriptions 

Vegetation within the Subject Land has been assessed as aligning closely with the BioNet Vegetation 
Classification modelled PCTs identified within Table 8, and their extent is shown in Figure 7 
(modelled) and Figure 10 (actual). The extent of PCT coverage was altered after adequate survey was 
completed during site assessments to better capture the fine scale changes in where these PCTs did 
and did not occur. Detailed descriptions of each PCT are provided in the following subsections. 

 

Table 8: Overview of PCTs identified within the Subject Land 

PCT ID PCT name Area of PCT in 
Subject Land (ha) 

PCT 266 Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ sub-region of the 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

3.98 ha 

PCT 277 Ψ.ƭŀƪŜƭŜȅΩǎ wŜŘ DǳƳ ς Yellow Box grassy tall woodland of the NSW 
{ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ   

3.12 ha 

PCT 278 ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open 
ŦƻǊŜǎǘ ƻŦ ǘƘŜ ŎŜƴǘǊŀƭ b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

0.17 ha 

Total area of PCTs (and percentage PCT cover in Subject Land) 7.28 ha (9%) 

 

PCT 266 - Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South Western 
{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

Moderate to tall woodland dominated by Blakely's Red Gum (Eucalyptus blakelyi), White Box 
(Eucalyptus albens), Yellow Box (Eucalyptus melliodora) and occasional Red Box (Eucalyptus 
polyanthemos)  dominates the overstorey. Shrubs are not present within the siteΩǎ ǊŜƳƴŀƴǘ ŀǊŜŀǎΣ 
however scattered shrubs are generally present in the areas of revegetation. In most areas of the 
site, the groundcover is dominated by exotic species like Rye Grasses (Lolium spp.), Phalaris (Phalaris 
aquatica), Brome grasses (Bromus spp.), Paspalum (Paspalum dilatatum), Silver Grasses (Vulpia spp.), 
and a variety of annual herbaceous weeds. However, in several zones of this PCT, native grasses and 
herbs are also present at varying densities and diversities, from scattered occurrences among the 
exotic species, to the moderate quality zone (266_Remnant_MQ) where native grasses and forbs are 
dominating, such as Plains Grass (Austrostipa aristiglumis), Rough Spear Grass (Austrostipa scabra), 
Wallaby Grasses (Rytidosperma spp.), Shiny Everlasting (Xerochrysum viscosum), Black-anther Flax-
lily (Dianella revoluta), and Mat-rush (Lomandra spp.) dominate the understorey (Table 9). 

The identified vegetation community changed throughout the site, with the PCT being classified into 
vegetation zones consisting of 266_Remnant02_Sth (canopy with only scattered native grasses and 
herbs in the understorey), 266_Remnant01_Nth (native grassland with some naturally regenerating 
young canopy species),  remnant trees only (only isolated canopy species in paddocks), 266_Remnant 
MQ (moderate quality with remnant canopy including large trees with native grasses and herbs in 
the understorey), 266_Revegetation (previously cleared areas that have been planted with mostly 
indigenous trees and shrubs), and 266_Wetland (a swampy area of dam outflow which is PCT 266 
derived wetland).   
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Identification of the corresponding PCT was based on a review of vegetation mapping, local 
knowledge and review of the BioNet Vegetation Classification and specifically PCTs which occur within 
the Inland Slopes subregion within the NSW South Western Slopes IBRA region (version 7) and 
included the species listed above as a dominant species. Based upon this search, and the results from 
the BAM plots conducted in PCT 266,  PCT 266 was identified as the most appropriate PCT based 
upon the floristic description and the assessed site data, and sites were broken into vegetation zones 
based on their floristics, structure, and condition. 

PCT 277 ς ΨBlakely's Red Gum - Yellow Box Grassy Tall Woodland of the NSW South Western Slopes 
BioregionΩ  

Tall woodland dominated by Blakely's Red-gum in the overstorey, and occasionally Yellow Box, with 
it tending to occur in depressions, drainage lines or break of slope areas that retain a little more soil 
moisture than the drier areas that are dominated by PCT 266. Shrubs are not present within the PCT 
where it occurs in the Subject Land. This vegetation community was consistent throughout the site, 
with the PCT being classified into one single condition class, 277_Trees_only (canopy only with an 
exotic understorey). There are some scattered shrubs in this PCT in the adjoining riparian areas of 
Eight Mile Creek, albeit at significantly reduced levels from benchmark cover amounts (Table 10).  

The majority of the occurrences of PCT 277 within the Subject Land consist of isolated paddock trees, 
however there is a small patch of this PCT near the main estate entry point, just south of the 
Thurgoona Training Academy, which is limited to a dense patch of remnant trees and some regrowth, 
including numerous hollow-bearing trees (mostly small hollows). This area is being retained and for 
the most part protected from development impacts, except for one tree on the western side, which 
is being retained, but considered lost due to impacts from the proposed road development occurring 
within much of its TPZ.  In all areas of this PCT on the Subject Land, the groundcover is dominated by 
exotic species like Rye Grasses (Lolium spp.), Phalaris (Phalaris aquatica), Brome grasses (Bromus 
spp.), Paspalum (Paspalum dilatatum), Silver Grasses (Vulpia spp.), and a variety of annual 
herbaceous weeds. None of the areas of this PCT in the Subject Land contained any native plants in 
the mid or understoreys.  

Identification of the corresponding PCT was based on a review of vegetation mapping, local 
knowledge and review of the BioNet Vegetation Classification and specifically PCTs which occur within 
the Inland Slopes subregion within the NSW South Western Slopes IBRA region (version 7) and 
included the species listed above as a dominant species. Based upon this search, and the results from 
the BAM plot conducted in the lone patch of PCT 277 on the Subject Land,  PCT 277 was confirmed 
as the most appropriate PCT based upon the floristic description and the assessed site data. 

PCT 278 - ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the central 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ  

Tall woodland dominated by Blakely's Red-gum (Eucalyptus blakelyi), which dominates the 
overstorey. The only part of the Subject Land which contains this PCT is the small area of revegetation 
alongside the Eight Mile Creek, in the location where the proposed outfall from the large detention 
basins will be constructed, to channel overflows directly into the creek. The identified vegetation 
community only occurred once in the Subject Land, with the PCT being classified into PCT 278 
revegetation (278_Revegetation). There is a slight overlap in mapped remnant PCT 278 on the very 
eastern edge of the outfall impact zone, however this is from overhanging canopy from a large tree 
well away from the impact area, and as such, that remnant strip of mapped PCT 278 is not being 
impacted by this development. Shrubs are present and dominate within the area of PCT 278, given 
its formation as an area of revegetation. Dominant species in this area include planted specimens of 
.ƭŀƪŜƭȅΩǎ wŜŘ-gum, Drooping She-oak (Allocasuarina verticillata), Silver Wattle (Acacia dealbata), 
Red-stem Wattle (Acacia rubida) and Bottlebrush (Callistemon sieberi), with most of the siteΩǎ 
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groundcovers generally dominated by exotic species (as per the species described in previous PCTs), 
except for several very small patches of Weeping Grass (Microlaena stipoides) (Table 11).  

Identification of the corresponding PCT was based on a review of vegetation mapping, local 
knowledge and review of the BioNet Vegetation Classification and specifically PCTs which occur within 
the Inland Slopes subregion within the NSW South Western Slopes IBRA region (version 7) and 
included the species listed above as a dominant species, based on those in the adjacent remnant 
areas of the PCT. Based upon this search, and the results from the BAM plot conducted in the lone 
patch of PCT 278 (278_Revegetation),  PCT 278 was confirmed as the most appropriate PCT based 
upon the vegetation adjacent to the site (in remnant areas), the floristic description and the assessed 
site data. 

 

Table 9: PCT 266 Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South Western Slopes 
.ƛƻǊŜƎƛƻƴΩ 

PCT ID 266 

PCT name Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ sub-region of the 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

Vegetation formation KF_CH3 Grassy Woodlands 

Vegetation class Western Slopes Grassy Woodlands 

Per cent cleared value (%) 94 

Extent within Subject Land (ha) 3.98 

 

Photo 1: PCT 266 - Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South Western 
{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ  
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Table 10: PCT 277 - Ψ.ƭŀƪŜƭȅϥǎ wŜŘ DǳƳ - Yellow Box Grassy Tall Woodland of the NSW South Western Slopes 
.ƛƻǊŜƎƛƻƴΩ  

PCT ID 277 

PCT name ΨBlakely's Red Gum - Yellow Box Grassy Tall Woodland of the 
NSW South Western Slopes BioregionΩ 

Vegetation formation KF_CH3 Grassy Woodlands 

Vegetation class Western Slopes Grassy Woodland 

Per cent cleared value (%) 94 

Extent within Subject Land (ha) 3.12 

 

Photo 2: PCT 277 - Ψ.ƭŀƪŜƭȅϥǎ wŜŘ DǳƳ - Yellow Box Grassy Tall Woodland of the NSW South Western Slopes 
.ƛƻǊŜƎƛƻƴΩ  
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Table 11: PCT нту ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the central 
b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ 

PCT ID 278 

PCT name ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall 
ƻǇŜƴ ŦƻǊŜǎǘ ƻŦ ǘƘŜ ŎŜƴǘǊŀƭ b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ  

Vegetation formation KF_CH3 Grassy Woodlands 

Vegetation class Western Slopes Grassy Woodland 

Per cent cleared value (%) 80 

Extent within Subject Land (ha) 0.17 

 

Photo 3: PCT 278 - ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the central 
NSW South Western Slopes .ƛƻǊŜƎƛƻƴΩ 

4.2.2 Condition states 

Terrestrial habitat assessment was undertaken to develop an understanding of the extent and 
condition of habitats within each of the mapped PCT areas (and vegetation zones) and across the 
general assessment site, the results of which assisted in our analysis of the likelihood of occurrence 
of threatened and migratory species as well as documenting habitat condition, to facilitate accurate 
calculations of vegetation impacts and offset liabilities. The assessment included the identification of 
important habitat features such as movement corridors and important microhabitat features in 
mapped vegetation zones, such as the presence of mistletoe, standing or fallen timber, or shrubby 
vegetation.  
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Terrestrial habitat assessment enables fauna habitat condition mapping where the Subject Land was 
classified relative to habitat quality/characteristics variation within PCTs, and their extent was 
mapped. Habitat condition was determined through the habitat assessment using factors such as the 
availability of microhabitat including fallen timber and mistletoe, amount of exotic vegetation, 
presence of native groundcover (and in particular whether native groundcovers were absent, present 
but scattered, or dominant), presence of tree hollows, bird nests and any threatened species records 
collected during the survey. Also taken into consideration are the known habitat requirements of the 
threatened species previously recorded in the Assessment Area, and the experience of the assessors.  

Condition states of PCT patches facilitated the dividing up of the areas of native vegetation into 
vegetation zones (see Section 4.4) based on PCT and structural characteristics. The vegetation zones 
include remnants of moderate quality (containing all strata except shrubs), remnant overstorey with 
patches of native groundcovers, remnant overstorey with no native understorey, derived wetland 
(only groundcovers), derived grassland with young natural regeneration, areas of revegetation, and 
scattered trees. Two vegetation zones were not impacted by development and were therefore not 
BAM assessed. The remaining seven vegetation zones were BAM assessed to determine losses from 
the impact areas occurring within these zones. Photographs of the vegetation zones, which are 
effectively condition states, are provided in Section 4.4. 
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Figure 10: Actual PCTs in the Subject Land, based on modelled data and ground truthing assessments. Scale 1:6,500 
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4.2.3 Justification of PCT selection 

Review of NSW vegetation mapping spatial data (SVTM_NSW_Extant_PCT_Quickview) identified 
three native vegetation communities as modelled (or previously mapped) within the Subject Land 
(Figure 9): 

¶ PCT 266 ς Ψ²ƘƛǘŜ .ƻȄ ƎǊŀǎǎȅ ǿƻƻŘƭŀƴŘ ƛƴ ǘƘŜ ǳǇǇŜǊ ǎƭƻǇŜǎ ǎǳō-region of the NSW South 

²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ  

¶ PCT 277 ς Ψ.ƭŀƪŜƭŜȅΩǎ wŜŘ DǳƳ ς Yellow Box grassy tall woodland of the NSW South Western 

{ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩ   

¶ PCT 278 ς ΨwƛǇŀǊƛŀƴ .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ ς box ς shrub ς sedge ς grass tall open forest of the 

ŎŜƴǘǊŀƭ b{² {ƻǳǘƘ ²ŜǎǘŜǊƴ {ƭƻǇŜǎ .ƛƻǊŜƎƛƻƴΩΦ 

Identification of vegetation communities within the Subject Land (listing criteria) and community 
nomenclature followed the vegetation classification of NPWS (2002) for NSW species and 
communities, and the classification under EPBC Act for Commonwealth MNES. Based on the floristic 
composition of the vegetation in the Subject Land, the three PCTs that are modelled as present on 
the Subject Land are present, as confirmed by numerous site assessments  (Figure 9). 

In reality, the areas that the PCTs cover is slightly different than what was originally displayed by the 
NSW PCT data layer, which is not unusual given the broader scale at which this data is mapped at. 
The PCT coverage was expanded (or reduced), as required, to include the areas that were mapped as 
exotic but actually contained native species, and to remove some of the areas mapped as being 
native, but in fact were dominated by exotics and therefore did not meet the criteria for native 
vegetation or the PCT in question (Figure 9). 

To avoid duplication, please refer to Sections 2.2.1 and 2.2.2, which provided evidence-based 
justification of the decision pathways used for identification and delimitation of PCTs in the Subject 
Land.  

4.2.4 Alignment with NSW TECs 

Consultation of the NSW BioNet in January 2025 revealed seven (7) potential TECs which are predicted 
to occur, or could potentially occur, within 10 kilometres of the Subject Land. These TECs are listed in 
Table 12 below. Based on site assessments and comparing vegetation on site to the listing criteria for 
each community, only one TEC, ΨWhite Box - Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 
Derived Native Grassland in the NSW North Coast, New England Tableland, Nandewar, Brigalow Belt 
South, Sydney Basin, South Eastern Highlands, NSW South Western Slopes, South East Corner and 
Riverina BioregionsΩ, was assessed as being present on the Subject Land. This TEC is described further 
below. 
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Table 12: Potential TECs within 10km of Subject Land according to BioNet 

Community Name BC Act Status Justification 
Mallee and Mallee-Broombush dominated woodland and 
shrubland, lacking Triodia, in the NSW South Western Slopes 
Bioregion 

Critically 
Endangered 

Does not contain 
TECΩs key 

indicator species  

White Box - Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 
Derived Native Grassland in the NSW North Coast, New England 
Tableland, Nandewar, Brigalow Belt South, Sydney Basin, South 
Eastern Highlands, NSW South Western Slopes, South East Corner 
and  

Critically 
Endangered 

Recorded at 
numerous 

locations on 
Subject Land   

Coolac-Tumut Serpentinite Shrubby Woodland in the NSW South 
Western Slopes and South Eastern Highlands Bioregions 

Endangered Does not contain 
TECΩs key 

indicator species   

Fuzzy Box Woodland on alluvial Soils of the South Western Slopes, 
Darling Riverine Plains and Brigalow Belt South Bioregions 

Endangered Does not contain 
TECΩs key 

indicator species   

Inland Grey Box Woodland in the Riverina, NSW South Western 
Slopes, Cobar Peneplain, Nandewar and Brigalow Belt South 
Bioregions 

Endangered Does not contain 
TECΩs key 

indicator species   

Myall Woodland in the Darling Riverine Plains, Brigalow Belt South, 
Cobar Peneplain, Murray-Darling Depression, Riverina and NSW 
South Western Slopes bioregions 

Endangered Does not contain 
TECΩs key 

indicator species   

Sandhill Pine Woodland in the Riverina, Murray-Darling Depression 
and NSW South Western Slopes bioregions 

Endangered Does not contain 
TECΩs key 

indicator species   

 

t/¢ нссΣ t/¢ нтт ŀƴŘ t/¢ нту ŀǊŜ ŀƭƭ ŀƭƛƎƴŜŘ ǿƛǘƘ ǘƘŜ ./ !Ŏǘ ƭƛǎǘŜŘ ŎǊƛǘƛŎŀƭƭȅ ŜƴŘŀƴƎŜǊŜŘ ΨWhite Box - 
Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ DǊŀǎǎƭŀƴŘ ƛƴ ǘƘŜ b{² bƻǊǘƘ 
Coast, New England Tableland, Nandewar, Brigalow Belt South, Sydney Basin, South Eastern 
Highlands, NSW South Western Slopes, South East Corner and Riverina BioregionsΩ TEC, hereby 
referred to as NSW Grassy Woodlands TEC. The vegetation on site consists of patches of remnant 
canopy trees with a combination of exotic and native understorey, but none of which contained shrubs 
(except for revegetated areas). The criteria for NSW Grassy Woodlands differs from the EPBC Grassy 
Woodlands, in that the NSW version includes lesser quality remnant areas (including treed and derived 
grasslands) as part of the TEC, whereas the EPBC version limits qualifying areas to larger, or higher 
quality remnant woodlands or high quality derived native grasslands. In this case, there are numerous 
patches which qualify as the NSW Grassy Woodlands TEC, but there are no patches which qualify as 
the EPBC Grassy Woodlands. Figure 11 illustrates the locations of the NSW Grassy Woodland TEC 
patches. 

 

Some of the woodland areas DO qualify for the NSW Box Gum Woodland TEC listed under the NSW 
BC Act, and efforts have been made to reduce the impacts to this woodland in reflection of the 
importance of this vegetation community at the local and regional scale. The majority of these 
patches occur along Williams Road, which is being closed to traffic and reserved as a conservation 
area, and another patch in R1 land has since been removed from the development and will also be 
secured as a reserve. Given the designs are avoiding most of these patches, and only small remaining 
impacts are occurring in these areas from development, there will not be significant impacts for these 
areas of TEC. 



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  60 

4.2.5 Alignment with EPBC Act listed ECs 

t/¢ нссΣ t/¢ нтт ŀƴŘ t/¢ нту ŀǊŜ ŀƭƭ ŀƭƛƎƴŜŘ ǿƛǘƘ ǘƘŜ 9t./ !Ŏǘ ƭƛǎǘŜŘ /ǊƛǘƛŎŀƭƭȅ 9ƴŘŀƴƎŜǊŜŘ ΨWhite 
Box-Yellow Box-.ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘǎ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ DǊŀǎǎƭŀƴŘǎΩ TEC, now 
referred to as EPBC Grassy Woodlands TEC. The vegetation on site consists of patches of remnant 
canopy trees with a combination of exotic and native understorey, but none of which contained 
shrubs (except for revegetated areas, which lack a mature canopy). A review of the approved 
Conservation Advice (TSSC 2015) and listing criteria concluded that the areas of potential EPBC Act 
Grassy Woodlands TEC on the Subject Land, including the highest quality patch along Williams Road, 
do not meet the condition requirements (criteria) to be categorised as the EPBC Act listed TEC or as 
a MNES. See Section 2.3.2 for the listing criteria flow-chart, which outlines the step-by-step decision-
making process for assessment (and failure to meet criteria) of the remnant areas, including the 
highest quality patches. All lesser quality patches also failed to qualify as the TEC based on assessment 
against the listing criteria. In summary, the patches did not contain enough large trees, were too 
small, and/or did not contain twelve (12) or more native species in the understorey (not including 
grasses). 

Other EPBC Act listed TECs that were assessed after being considered potentially on site according to 
the PMST database search within 10 kilometres of the site included Grey Box (Eucalyptus microcarpa) 
Grassy Woodlands and Derived Native Grasslands of South-eastern Australia, and Weeping Myall 
Woodlands. However, site assessment revealed that the key indicator species of these TECs were not 
present anywhere on or near the Subject Land, and therefore these two communities were not 
present. 

 

The remnant woodland areas within the Subject Land do not meet the criteria for the EPBC Act listed 
¢9/ ŀƴŘ ǘƘŜǊŜŦƻǊŜ ŘƻŜǎ ƴƻǘ ǊŜǉǳƛǊŜ ŀǎǎŜǎǎƳŜƴǘ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƻƳƳƻƴǿŜŀƭǘƘ DƻǾŜǊƴƳŜƴǘΩǎ 
Significant Impact Guidelines.  

 

4.3 Threatened ecological communities 

See Appendix L (EPBC Act) and Appendix M (BC Act) for threatened community likelihood 
assessments. As discussed above, there is one TEC identified within the Subject Land, that being the 
NSW BC Act listed ΨWhite Box - Yellow Box - .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ DǊŀǎǎȅ ²ƻƻŘƭŀƴŘ ŀƴŘ 5ŜǊƛǾŜŘ bŀǘƛǾŜ 
Grassland in the NSW North Coast, New England Tableland, Nandewar, Brigalow Belt South, Sydney 
Basin, South Eastern Highlands, NSW South Western Slopes, South East Corner and Riverina BioregionsΩ 
TEC, which as of 2025 is listed as a critically endangered ecological community. This community closely 
resembles the EPBC Act listed TEC of a similar name, however the woodland in the Subject Land did 
not meet the criteria to be considered part of the Federally listed TEC. The NSW TEC (NSW Box Gum 
Woodland TEC) within the Subject Land is listed in Table 13 and the extent of the NSW TEC is shown in 
Figure 11. 

  



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  61 

Table 13: TECs within the Subject Land 

TEC name 
BC Act  
status 

EPBC Act  
status 

Subject 
Land PCT 

associations 

Vegetation zones with 
TEC present within  
the Subject Land 

Area of 
TEC 

within 
Subject 

Land (ha) 

White Box - Yellow Box 
- .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ 
Grassy Woodland and 
Derived Native 
Grassland in the NSW 
North Coast, New 
England Tableland, 
Nandewar, Brigalow 
Belt South, Sydney 
Basin, South Eastern 
Highlands, NSW South 
Western Slopes, South 
East Corner and 
Riverina Bioregions 

Critically 
Endangered 

Not listed 
PCT 266, 
277, 278  

All remnant vegetation 
zones*  

 

*Note the TEC does not include 

scattered trees or two or less 
trees, and does note include 
revegetation areas that  occur in 
the ΨPCT 278 ς wŜǾŜƎŜǘŀǘƛƻƴΩ 
zone, and ΨPCT 266 - 
wŜǾŜƎŜǘŀǘƛƻƴΩ ȊƻƴŜΣ ōƻǘƘ ƻŦ 
which are revegetation with no 
remnant species (in PCT 278) or 
only scattered specimens/areas 
of remnant native grasses (in 
PCT 266). 

Total 
4.837 ha 

PCT 266 = 
4.08 ha 

PCT 277 = 
0.337 ha 

*PCT 278 
= 0.42 ha 

White Box - Yellow Box 
- .ƭŀƪŜƭȅΩǎ wŜŘ DǳƳ 
Grassy Woodland and 
Derived Native 
Grassland 

Not listed 
Critically 
Endangered  

NA Nil (does not qualify) Nil 

4.4 Vegetation zones 

Table 14 describes the vegetation zones that were mapped within the Subject Land, noting that these 
only include patches of vegetation. Where fewer than three canopy trees occur (i.e. two or less 
scattered trees), or where vegetation contains too little native vegetation (less than 15% cover), these 
areas are not included in native vegetation zone mapping. 

 

Table 14: Summary of mapped vegetation zones occurring within the Subject Land 

Name of vegetation zone Brief description of structure 
Zone 

Area (ha) 

266_Remnant_MQ Contains native overstorey, grasses and herbs, some 
exotics 

1.894 

266_Remnant02_Sth Contains native overstorey, with scattered native grasses 
among exotics 

1.189 

266_Remnant01_Nth (derived 
grassland) 

Contains native grassland dominating, few exotics, with 
patch of young regenerating overstorey 

0.135 

266_Revegetation Formerly cleared, revegetated area with trees and 
shrubs, exotics dominate groundcover  

2.877 

266_Wetland (derived) Derived wetland containing semi-aquatic grasses and 
sedges, some herbs, surrounded by exotics 

0.0284 

Sub-total for PCT 266 vegetation zones 6.13 ha 

278_Revegetation Thick shrub and tree plantings in previously cleared area 0.053 
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Name of vegetation zone Brief description of structure 
Zone 

Area (ha) 

278_Regenerating_remnant Scattered remnant overstorey with natural regeneration, 
and scattered native grasses and herbs in understorey 

0.017 

Sub-total for PCT 278 vegetation zones 0.057 ha 

277_Trees_only Only contains native canopy species, with exotic 
understorey 

0.531 

277_Remnant_MQ Contains native overstorey, with scattered native grasses 
(some herbs) among exotics 

0.254 

Sub-total for PCT 277 vegetation zones 0.79 ha 

Scattered trees (patches of 2 or 
less trees) 

Not included in vegetation zone mapping ς dealt with via 
the BAM-C scattered tree module 

NA 

Total area of vegetation zones mapped in Subject Land 6.98 ha 

 

The following section describes the mapped vegetation zones (named as per their entry in the BAM-
C system, where relevant) across the Subject Land, as per Table 14, which were assigned to 
homogenous areas that were of the same PCT and shared similar attributes, and are listed in order 
of highest value to lowest value: 

266_Remnant_MQ (moderate quality) 

¶ PCT 266 with vegetation integrity score of 61.5 

¶ Patch size zero (0 hectares) due to shrub strata missing. 

¶ Large trees and tree hollows present. 

¶ Habitat is well connected to other areas of habitat, albeit a thin linear strip along each side of 

Williams Road (266_Remnant_MQ mostly occurs on north side of road, with southern side 

mostly lacking native groundcover). 

¶ Shrubs are absent. 

¶ Weed species are present, but natives are dominant. 

¶ Little fallen timber present (no substantial timber), scattered mistletoe present, high leaf litter 

cover and generally low bare ground cover.  

¶ Given the absence of shrubs, ground timber and the dominance of native grasses, there are 

limited ground microhabitats available for most fauna. 

¶ Contains levels of habitat that are likely to be supporting breeding, feeding and/or roosting 

opportunities for threatened species that are known to, or are likely to occur in the Subject 

Land. 

¶ Threatened species are known to occur there from this survey, as well as previous records or 

ŀŎŎƻǊŘƛƴƎ ǘƻ ŀǎǎŜǎǎƻǊΩǎ ƪƴƻǿƭŜŘƎŜΦ 
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Photo 4: Representative photo of an area of 266_RemnantMQ 

266_Remnant02_Sth 

¶ PCT 266 with vegetation integrity score of 47.1 

¶ Patch size zero (0 hectares) due to shrub strata effectively missing (except for lone planted 

specimen). 

¶ Large trees and trees with hollows present. 

¶ Habitat is well connected to other areas of habitat, albeit a thin linear strip along each side of 

Williams Road (266_Remnant_Sth only occurs on south side of road, with northern side 

containing greater native groundcover in most areas). 

¶ Shrubs are effectively absent. 

¶ Native groundcover species are present (mostly scattered grasses/grass-like), but weeds are 

dominant. 

¶ Some fallen timber present (no substantial timber), scattered mistletoe present, moderate 

leaf litter cover and low bare ground cover (heavy exotic grass cover in most areas).  

¶ Given the effective absence of shrubs, large ground timber, and the dominance of thick exotic 

grass cover, there are limited ground microhabitats available for fauna. 

¶ Contains levels of habitat that are likely to be supporting breeding and/or roosting 

opportunities for threatened species that are known to, or are likely to occur in the Subject 

Land. 

¶ Threatened species are known to occur there from this survey, previous records or according 

ǘƻ ŀǎǎŜǎǎƻǊΩǎ ƪƴƻǿƭŜŘƎŜΦ 
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Photo 5: Representative photo of an area of 266_Remnant02_Sth 

266_Remnant01_Nth 

¶ PCT 266 with vegetation integrity score of 38.3 

¶ Patch size zero (0 hectares) due to shrub strata missing and no mature overstorey. 

¶ Large trees and tree hollows absent. 

¶ Habitat is limited to native grasses and a patch of young regenerating gum trees, with some  

connection to other areas of habitat (a thin linear strip of overstorey along each side of 

Williams Road (266_Remnant01_Nth only occurs on north side of road, mostly in a small area 

that is proposed to receive a footpath as part of the development). 

¶ Shrubs are absent. 

¶ Weed species are present, but natives are dominant. 

¶ No fallen timber present (and no substantial timber), no mistletoe present, low to moderate  

leaf litter cover (higher near the adjacent trees to the south) and moderate to high bare 

ground cover (typical of a derived grassland).  

¶ Given the absence of shrubs, ground timber and the dominance of low biomass native grasses, 

there are limited ground microhabitats available for fauna. 

¶ bŀǘƛǾŜ ƎǊŀǎǎ ŎƻǾŜǊ ǎǳƛǘŀōƭŜ Ƙŀōƛǘŀǘ ŦƻǊ {ǳƴ aƻǘƘ ŀƴŘ YŜȅΩǎ aŀǘŎƘǎǘƛŎƪ DǊŀǎǎƘƻǇǇŜǊΣ ōǳǘ ƴƻǘ 

considered high-value habitat (vegetation zone very small and absence of Themeda triandra 

in zone). 

¶ Contains levels of habitat that are unlikely to be supporting breeding and/or roosting 

opportunities for threatened species that are known to, or are likely to, occur in the Subject 



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  65 

Land. May be feeding habitat for seed-dependant native birds (albeit limited in size). 

¶ Threatened species are not known to occur there from this survey, previous records or 

ŀŎŎƻǊŘƛƴƎ ǘƻ ŀǎǎŜǎǎƻǊΩǎ ƪƴƻǿƭŜŘƎŜΦ 

 

Photo 6: Representative photo of an area of 266_Remnant01_Nth (beyond gate) 

266_Revegetation 

¶ PCT 266 with vegetation integrity score of 37.6 

¶ Patch size four hectares (0-5 hectares class) due to all strata being present, but being 

surrounded by vegetation with missing strata. 

¶ Large trees and trees with hollows absent. 

¶ Habitat is well connected to other areas of habitat, which is a thin linear strip along each side 

of Williams Road (266_Revegetation only occurs on north side of road). 

¶ Shrubs are present, but scattered. 

¶ Low levels of fallen timber present (no substantial timber), mistletoe absent (due to young 

and immature canopy species), moderate leaf litter cover and low bare ground cover (heavy 

exotic grass cover in most areas).  

¶ Given the absence of large ground timber, and the dominance of thick exotic grass cover, there 

are limited ground microhabitats available for fauna. 

¶ Contains levels of habitat that are unlikely to be supporting breeding and/or roosting 

opportunities for threatened species that are known to, or are likely to, occur in the Subject 

Land. May provide feeding opportunities for some threatened species (such as Squirrel 



Biodiversity Development Assessment Report Williams Road, Thurgoona, NSW 2640 

 

Red-Gum Environmental Consulting Pty Ltd  66 

Glider). 

¶ Threatened species are not known to occur there from this survey, however based on previous 

records and observations of threatened species in adjacent remnants, according to the 

ŀǎǎŜǎǎƻǊΩǎ ƪƴƻǿƭŜŘƎŜ, threatened species are likely to forage in this area regularly or on 

occasion. 

 

Photo 7: Representative photo of an area of 266_Revegetation 

266_Wetland (derived) 

¶ PCT 266 with vegetation integrity score of 36.2 

¶ Patch size zero (0 hectares) due to overstorey and midstorey strata being absent. 

¶ Large trees and trees with hollows absent. 

¶ Habitat is moderately connected to other areas of habitat, which is a thin linear strip along 

each side of Williams Road (266_Wetland only occurs in the main dam outflow in a small area 

on north side of road). 

¶ Shrubs are absent. 

¶ No fallen timber present (no substantial timber), mistletoe absent (due to young absence of 

canopy species), low leaf litter cover and low to moderate bare ground cover. 

¶ Given the dominance of thick semi-aquatic native grass and rush cover, there are some limited 

suitable ground microhabitats available for fauna (although cover is seasonal). 

¶ Contains levels of habitat that are likely to be supporting breeding and/or roosting 

opportunities for threatened species that are known to, or are likely to, occur in the Subject 

Land ό{ƭƻŀƴŜΩǎ CǊƻƎƭŜǘύ.  

¶ Threatened species are known to occur there from this survey. 






















































































































































































































































































































































































































































































































































































































































