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Disclaimer 

 

All care is taken in preparing the information and published materials in this document. Capital Plus 1 
Real Estate Pty Ltd and the Woodbury Ridge JV do not make any representations or warranties about 
its accuracy, reliability, completeness, or suitability for any particular purpose. To the extent 
permissible by law, Capital Plus 1 Real Estate Pty Ltd and the Woodbury Ridge JV will not be liable 
for any expenses, losses, damages (including indirect or consequential damages) or costs that might 
be incurred as a result of the information being inaccurate or incomplete in any way and for any 
reason. 

The information contained within should not be interpreted as legal, financial or taxation advice. We 
strongly recommend that individuals make their own independent investigations to satisfy themselves 
regarding the accuracy of the information provided in this document, which has been compiled from a 
range of public and private resources.  

 

 

Date of Publication – 14th July 2023 Version 1.1 
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Abbreviations, definitions, and acronyms 
 

BCT   Biodiversity Conservation Trust 

BC Act   Biodiversity Conservation Act 2016 

BC Regulation  Biodiversity Conservation Regulation 2017 

BOS   Biodiversity Offsets Scheme 

BOAMS  Biodiversity Offsets and Agreement Management System 

BSA   Biodiversity Stewardship Agreement 

BSPF   Biodiversity Stewardship Payments Fund 

Developers  Capital Plus 1 Woodbury Ridge Pty Ltd and Kenyon Services Pty Ltd 

DPIE   Department Planning, Industry and Environment 

EES   Environment, Energy and Science 

GMP   Grazing Management Plan 

NSW LRS  New South Wales Land Registry Services 

TFD   Total Fund Deposit 

Stewardship Site Refers to one of the Lots within Woodbury Ridge that will be subject 

   a Biodiversity Stewardship Agreement. 
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What is a Biodiversity Stewardship Agreement (BSA)? 
 

A Biodiversity Stewardship Agreement (BSA) is a legal deed between you (the legal owner of 

the land) and the NSW Minister for Environment and Heritage.  The BSA identifies the land 

to which the agreement applies, and the BSA is registered on the land title.  At Woodbury 

Ridge, Lots 30, 54, 66 and 67 will each be subject to separate BSA.  

Your BSA will clearly state your obligations and entitlements about your biodiversity 

stewardship site, including: 

• the management actions you are required to undertake at the site to improve its 

biodiversity values, and  

• annual reporting requirements to demonstrate compliance with the BSA. 

A Biodiversity Stewardship Site (BSS, or Stewardship Site) is the relevant Lot within the 

Deposit Plan that the subdivision of Woodbury Ridge will create.  A BSS is a parcel of land 

that is subject to a BSA.   

Why does Woodbury Ridge have Stewardship Sites? 
 

A large portion of the land at Woodbury Ridge was identified to be habitat for various 

threatened species and habitats including the following: 

• Yellow Box - Blakely's Red Gum grassy woodland 

• Red Stringybark - Brittle Gum - Inland Scribbly Gum dry open forest 

• Superb Parrot 

• Golden Sun Moth 

• Silky Swainson-pea 

In shaping the development, the design team worked with the ecologists to identify the most 

high-quality habitat areas and to avoid impacting these locations.  This resulted in the 

creation of four larger lots.  To further enhance these sites’ biodiversity and offset the impact 

of the roads and building envelopes within the remainder of the development, these sites 

were then earmarked to be placed under “Stewardship Agreements” to ensure a 

conservation outcome.  The “ecological credits” generated through the increase in 

biodiversity on these sites are retained by the developer to offset the impact of the remainder 

of the development under the NSW Biodiversity Act.   
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What will I be buying if I purchase a Stewardship Site at Woodbury 

Ridge?   
 

The Developers of Woodbury Ridge have done the hard work for you.  You will be buying a 

separately titled parcel of land within the Community Titled development of Woodbury Ridge.  

Your lot will have its own BSA registered on your title upon completion of your purchase.  

The developer will fully fund the BSA so that the payments due to you as landowner for the 

management actions undertaken can commence immediately.   

The ‘ecological credits’ generated through the creation of the Stewardship Sites will be 

retained by the Developers and utilised as part of the Development Approval from Yass 

Valley Council.  They will not form part of your Contract for Sale.  

 

What is the process and timeline for purchasing a Stewardship Site? 
 

Should you make an acceptable purchase offer to the Developers, you will be required to 

pay a $1,000 refundable holding deposit to secure your purchase.  Capital Plus 1 Real 

Estate will mark the lot as ‘under offer’ and will not continue to market the relevant lot for 

sale.   

The Developers are currently negotiating the details of the individual BSAs.  They anticipate 

these will be finalised by the end of September.  Once these agreements are completed and 

executed by the Developers, a final copy of the Contract for Sale will be prepared by the 

Developer’s solicitor and issued to your nominated legal representative.  You will then have 

20 business days to fully review the BSA before exchanging contracts.  To exchange 

contracts, you must pay a 5% cash deposit (10% at risk).  Your $1,000 holding deposit can 

be contributed to this amount.  Your $1,000 holding deposit is fully refundable up until you 

exchange contracts.  

Capital Plus 1 Real Estate, on behalf of the Developers, will keep you informed of the BSA’s 

agreements progress and the timeline for their finalisation and subsequent issuance of 

contracts.  The Developers will also make available their consultant’s team to answer any 

specific queries you may have regarding your Stewardship Site.   

Settlement of your purchase is envisaged to occur between April to June 2024.  Whilst the 

subdivision works will be completed toward the end of 2023 (and other sales within the 

estate may settle at this time), the Developers intend to coordinate some of the more 

intensive management actions required under the BSA’s directly throughout late 2023 and 

early 2024.   

This will enable them to hand over a site to you in the best possible condition and set you up 

for success with your new Stewardship Site.  The Developers will coordinate a handover 

workshop with the new owners of the Stewardship Sites and the incumbent consultant’s 

team before settlement to ensure a smooth transition to the new owners.  
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Benefits of a Biodiversity Stewardship Agreement 
 

A BSA provides permanent protection of native biodiversity on the land to which it applies.  

Once you become the owner of a Stewardship Lot at Woodbury Ridge, you will be part of an 

exclusive community of landholders who are managing and improving biodiversity and 

receiving funding to do so. 

Under the BSA, you will: 

• secure ongoing funding for management actions to improve the site’s biodiversity 

values into the future; 

• permanently protect native biodiversity that is under threat; 

• be exempt from paying land tax on your site; and 

• be directly responsible for improving biodiversity and amenity on your land.  

 

Can I sell my Stewardship Site in the future? 

 

Yes, you have no restrictions on selling your Stewardship site in the future.  As the BSA is 

registered on the title of the land, any future purchaser will be bound by the BSA and will 

‘step into your shoes’ in terms of management actions required on the land in the future.  

Your solicitor can advise on the legal mechanism to transfer ownership of the land and the 

BSA to a future party.  It is a relatively straightforward legal process.   

Several steps are required under the BSA if, in the future, you are considering selling your 

property.  These include notifying the BCT in writing when: 

1. You decide to sell your biodiversity stewardship site. 

2. You have put your biodiversity stewardship site up for sale. 

3. There is a change of ownership or occupancy  

To assist the potential purchaser, you should provide them with all the documentation 

available regarding the BSA, including your records since you took ownership of the 

property.  

Once you have settled on your sale, the annual management payments are paid to the new 

landholder.  If the ownership changes in the middle of a reporting period, you must submit a 

report for the period when you owned the property. You will need to negotiate what amount 

of the management payment (which you have already received) you will provide to the new 

landholder so they can undertake the remaining management actions and reporting 

obligations for the year. 
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Opportunities as a BSA owner and managing your BSA 
 

The BSA agreement that will apply to your lot outlines a set of management actions that are 

required to be undertaken in any given year.  As the landowner, you are responsible for 

undertaking these management actions.  Sometimes, you may need to engage a contractor 

to undertake particular elements on your behalf. The cost of this has been factored into the 

BSA management plan. 

The BCT encourages owners to engage with them to understand their requirements and 

assist landowners in undertaking their required actions.   

The BSA will specifically outline your reporting obligations.  Each year you will submit a 

report to the BCT that details how you have complied with the obligations under the 

agreement. The BSA will contain an annual report template to assist you with this. It is 

recommended that you keep an ongoing record of your management actions and observe 

events that impact the site’s biodiversity values. This record will help you produce the annual 

report.  The preparation of this report is not intended to be onerous, and BCT is available to 

assist landowners with any difficulties they may have.  

The annual report will include: 

• a record of the management actions you have undertaken on your lot, including 

minor alterations that are part of adaptive management, 

• a record of events that have had an impact on the site’s biodiversity values, 

• photos from the photo monitoring points, 

• any problems you have experienced, and the recommendations you propose or the 

actions you have taken to address them, and 

• details of any other requirements set out in your biodiversity stewardship agreement.  

 

Once you have submitted your annual report, your designated BCT Officer will arrange a site 

visit to review the actions undertaken in the previous year and clarify expectations for the 

next year. It is important for the qualified contractors (if utilised) and the landholder/s to be 

present for the site visit.  You must satisfactorily complete the management actions for each 

year to be entitled to next year’s payment.   

 

Can I keep stock/graze on a Stewardship Site? 
 

Yes, stock (cows, sheep, alpacas and lamas) can be grazed on the Stewardship Sites.  The 

BSA will contain a Grazing Management Plan (GMP) that will outline how the stock is to be 

managed.  It is envisaged this will be via a strip grazing regime with stock rotated through 

multiple small paddocks to allow the paddock to recover between grazing intervals.  Stock 

will have removed from the Stewardship Site from 1 September to 31 December each year 

during the Spring growing season.  A copy of the draft GMP is contained in the Appendices.  
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What are the likely management actions required by the BSA? 
 

The BSA agreements and the required management actions are still being negotiated 

between the Developer and BCT.  However, we envisage the required management actions 

will include (but may not be limited to) the following:   

 

Component Action  

Native vegetation management • Undertake supplementary plantings to 
improve composition and structure 

Grazing management • If stock are onsite, to graze them in 
accordance with the approved Grazing 
Management Plan (see Appendices) 

Native vegetation management • Retain and manage exiting native vegetation. 

• Retain and manage regrowth. 

• Prevent/restrict non-natural nutrient inputs and 
pesticides, except where permitted or required 
as part of a management action. 

• Manage ground storey herbage mass by 
grazing or slashing as required. 

• As required, undertake control of 
overabundant native fauna, specifically 
Eastern Grey Kangaroo. 

Threatened species habitat management • Protect breeding habitat features and sites for 
Golden Sun Moth. 

• Monitor threatened species populations, 
habitat, and/or breeding activity. 

Integrated feral pest management • Undertake feral pest management. 

Integrated weed management • Undertake weed management activities  

Management of human disturbance • Not to remove dead timber and rock from or 
within the site. 

• Prevent, control, and remedy erosion. 

• If required, remove rubbish deposited by 
others. 

• Install signage to deter human disturbance. 

• Maintain fencing. 

Monitoring • Establish 360° photo points. 

• Establish permanent plots to provide a 
baseline for assessing and monitoring 
biodiversity outcomes. 

• Undertake groundstorey biomass monitoring. 

• Undertake photo point monitoring. 

• Undertake annual performance monitoring. 

• Undertake ecological response target 
monitoring. 

• Monitor for evidence of plant disease or 
dieback within the native vegetation. 

• Undertake site inspections to inform all 
management actions and determine the 
physical condition of fences and gates.  
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How much are my annual management payments? 
 

The BSA will contain a payment schedule that outlines the payments you are entitled to in 

the relevant year.  The payment amounts shown in the schedule will be adjusted yearly for 

inflation.  Annual payments may range from $10,000 to $40,000 p.a. depending upon the 

year and the required management actions.  

 

When do I receive annual management payments? 
 

You are paid annually in advance to complete your management actions for the following 

year. The exact date will be determined once the BSA agreements are finalised, with the 

entitlement to future payments to occur annually after that.  

 

Management plan review and variation 
 

The BCT and the landholder formally review BSA management plans every five years. 

Activities under each management action may be amended, deleted, or added, and the 

management plan may be varied to reflect these changes. The five-year management plan 

review allows management actions to be adapted as the biodiversity values on the BSA 

improve, to address shortcomings in the current management, or implement an adaptive 

management approach. 

Variations to the management plan are formalised through a Deed of Variation, which is 

registered on the land title.  The BCT will support you through this process. 

 

Buying land subject to a biodiversity stewardship agreement 
 

As a purchaser of a Stewardship Lot within Woodbury Ridge, you will buy land subject to a 

BSA.  It is, therefore, important you recognise your obligations as the owner of a biodiversity 

stewardship site and understand the opportunities and restrictions associated with having a 

BSA on your land.  The Developers will provide you with a full copy of the executed BSA and 

all supporting documentation once it is finalised.  The BSA will form part of your contract for 

sale should you choose to purchase.  

We also recommend that prospective buyers seek independent legal, financial and taxation 

advice as part of the due diligence.  The Developers are happy to make available their 

ecological consultants to assist in your understanding of the BSA obligations. 
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What are the fees associated with biodiversity stewardship 

agreements? 
 

The fees for administering your stewardship site are included in your annual payment and 

can be viewed on the Department of Planning, Industry, and Environment’s (DPIE) website 

Biodiversity Offsets Scheme Fees.  

 

What are the tax implications of owning a stewardship site? 
 

Payments made under the BSA will likely be treated as ordinary income and is therefore 

assessable for income tax purposes.  Landholders may claim deductions for any costs 

incurred in undertaking the required management actions.   

The BCT Taxation Guide for Landholders provides some useful information for potential 

purchasers.    

 

Do you need to be registered for GST to own a Stewardship Lot? 
 

No, the purchasing entity does not need to be registered for GST. However, we strongly 

recommend that it is.  If the landholder is not registered for GST, the annual payments will 

not include GST. This means the landholder may be out-of-pocket if GST is paid on any 

goods or services used for the management actions, as these GST payments cannot be 

claimed as input tax credits. 

We recommend that you seek independent financial and taxation advice regarding your 

particular situation.  

 

What bank account can be used to receive annual management 

payments? 
 

The bank account which receives the annual management payments from the BCT must be 

in the same name as the landholder listed on the land title. 
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Compliance with your BSA 
 

You must recognize that the BSA is a legal agreement that you will be a party to upon 

settlement of your purchase of the land.  You will therefore be bound for the commitments 

made under the BSA.   

Where non-compliance is suspected, the BCT may use an escalating response based on the 

scale and impact of the non-compliance, from issuing warning letters to implementing 

statutory compliance mechanisms.  These mechanisms may include the following:  

• investigations 

• referrals to other regulatory authorities. 

• civil proceedings 

• criminal proceedings 

To understand your responsibilities, you should read and seek independent legal advice to 

help you understand your BSA in conjunction with the Biodiversity Conservation Act 2016 

and the Biodiversity Conservation Regulation 2017. It would be best if you also read the 

*BCT Compliance Policy, which is available on the BCT website. Under the BC Act, the BCT 

and the Minister have various powers to check that the terms of your agreement are being 

met. 

 

Can a Biodiversity Stewardship Agreement be terminated? 
 

The BSA’s on the Stewardship sites at Woodbury Ridge are part of the Development 

Application (DA) Approval and cannot be terminated.  The deed that will be registered on the 

title runs in perpetuity.  

 

Can a Biodiversity Stewardship Agreement be varied? 
 

A BSA can be varied by establishing a subsequent agreement between you and the Minister. 

All variations must align with the *Variation and Termination of BCT Agreements Policy, and 

generally. Generally, variations will only be entered into by the Minister where there is a gain 

in biodiversity. 

 

Variation by the Minister without the landholder’s consent 
 

The Minister can vary a BSA without your consent in very limited circumstances. These 

circumstances include proposals by public authorities, mining authorities and petroleum titles 

that may affect a stewardship site. 
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Can you subdivide land with a Biodiversity Stewardship Agreement? 
 

No, the subdivision of the Stewardship Sites is not permitted under the BSA or the Yass 

Valley LEP.  

 

What happens if my Stewardship Site is damaged?  
 

As with any property ownership, we recommend you take out appropriate insurance to cover 

your property’s risks (bushfire, property damage, flood etc.).   

If, as a result of the event, there is a sudden or significant decline of biodiversity values on 

your site (e.g., bushfire), you must notify the BCT in writing as soon as possible.    

As the BSA allows for adaptive management, you can alter your management actions to 

respond to a natural event or malicious damage by a third party. 

 

What is the NSW Biodiversity Conservation Trust (BCT) 
 

The BCT represents the NSW Minister for the Environment and acts on their behalf 

concerning the BSA, to which the Minister is a party.  The key roles they perform in relation 

to the lots at Woodbury Ridge include: 

• providing landholder support to BSA holders, 

• reviewing and conducting annual site visits for BSA annual reporting, 

• managing the Biodiversity Stewardships Payment Fund, including paying annual 

management payments. 

 

Landholder support available from the BCT 
 

The BCT understands that you may need practical or technical support to meet the terms of 

your agreement. Natural ecosystems are also complex and ever-changing so that you may 

require new information or management advice over time. 

The BCT provides ongoing technical support for all landholders through access to our staff 

and the best available information. If you need advice or support, contact your regional BCT 

officer, email info@bct.nsw.gov.au or call 1300 992 688 for general enquiries. 

 

  

mailto:info@bct.nsw.gov.au


13 
 

Useful Information 
 

Biodiversity Stewardship Agreement Landholder Guide: 

https://www.bct.nsw.gov.au/bsa-landholder-guide  

 

Biodiversity Conservation Trust Taxation Guide –  

https://www.bct.nsw.gov.au/sites/default/files/2020-03/Landholder%20guide%20-

%20taxation%20issues_March20%20upload.pdf 

  

https://www.bct.nsw.gov.au/bsa-landholder-guide
https://www.bct.nsw.gov.au/sites/default/files/2020-03/Landholder%20guide%20-%20taxation%20issues_March20%20upload.pdf
https://www.bct.nsw.gov.au/sites/default/files/2020-03/Landholder%20guide%20-%20taxation%20issues_March20%20upload.pdf
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Appendix 1 – Draft Grazing Management Plan 
 

 

 

 



Woodbury Ridge Estate, Sutton, NSW

Biodiversity Stewardship Site Grazing Management Plan
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Table 2 of the BCT’s Grazing Guidelines.
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