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 15 December 2017 


Greater Sydney Commission 
Draft District Plans 
PO Box 257 
Parramatta NSW 2124 
 
Email: engagement@gsc.nsw.gov.au 

 
Dear Commissioner, 

 

Submission - Revised Draft North District Plan 2036 

 

Thank you for the opportunity to comment on the revised draft North District Plan 2036. 

 

At its meeting on 13 December 2017, Council considered Group Manager’s Report No. PL66/17 concerning 

the revised draft North District Plan 2036 and resolved that: 

 

A submission be forwarded to the Greater Sydney Commission indicating Council’s general support 

for the revised draft North District Plan subject to the Commission addressing the major issues for 

Hornsby Shire identified in Group Manager’s Report No. PL66/17, including: 

 

1.         Changes to planning controls for Priority Precincts be conditional upon road improvements; 

2.         Identify incentives other than planning mechanisms to facilitate affordable housing; 

3.         Council only need to address affordable housing targets to meet overall dwelling targets; 

4.         Dwelling targets be reduced in recognition of limitations to increased density in north of Shire; 

5.         Whole of precinct planning and critical infrastructure for Cherrybrook be delivered up front; 

6.         Council be protected from planning proposals until the industrial lands review is completed; 

7.         Seniors housing not be approved until a clear vision for the South Dural region is developed; 

8.         Epping Town Centre be included in the North District Plan and not in the Central District Plan 

as is currently shown. 

 

With respect to Council’s resolution, the following comments on the relevant planning priorities of the four 

key themes of “infrastructure and collaboration”, “liveability”, “productivity” and “sustainability”, structure plan, 

and implementation plan, in the draft Greater Sydney Region Plan 2056 are provided. 

 

Infrastructure and Collaboration 

 

 The draft Plan notes that the Priority Precincts will be supported by various funding programs and 

planning mechanisms to assist fund the delivery of essential community infrastructure.  Presumably, 

this means that State Government funds will be available to address both local and regional impacts 

associated with Priority Precincts. 

Concerns are expressed regarding the ability of existing local roads in the Cherrybrook Station 

Precinct to cater for bus services associated with the new station as well as increased traffic 
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associated with redevelopment in the balance of the precinct.  The draft Plan is absent of any 

specific reference to the need for State Government to fund local road upgrades. The responsibility 

for the upgrading of Robert, Franklin and John Roads which provide the main bus route associated 

with the new Station will likely exceed tens of millions of dollars and should be met by NSW 

Government. 

 

Concerns are also expressed regarding the absence of specific reference to regional road corridor 

improvements required such as that for Castle Hill Road, County Drive, Old Northern Road, New 

Line Road and Boundary Road, despite significant future housing growth in the Sydney Metro 

Northwest Urban Transformation Corridor Priority Precincts located in Hornsby, The Hills and 

Blacktown LGAs. The draft Plan’s objective of accessing Metropolitan City Centres and strategic 

centres within 30 minutes would not be realised in locations such as Cherrybrook, Dural and the 

rural area as traffic modelling identifies these roads are at, or very near, capacity. 

 

Recommend: Planning Priority N2 of the draft Plan should be updated to include the principle that 

any change to planning controls associated with Priority Precincts should be conditional upon 

preparation of an agreed plan for the delivery of the local and regional road improvements required 

to support future development. 

 

Liveability 

 

 The provision of affordable housing requires further detail before implementation. A whole of 

government approach is required to address affordability through a number of mechanisms rather 

than only relying on planning concessions.  Inclusionary zoning has previously been suggested as 

the cure to the problem whereby increases in floor space and height, and reductions in car parking 

standards are offered to offset the dedication of floor space for affordable housing. 

 

Recommend: Planning Priority N5 of the draft Plan should be updated to identify financial and other 

incentives to facilitate affordable housing and diversity to complement any planning mechanisms. 

The Planning Priority should also be updated to clarify whether the action to prepare Affordable 

Rental Housing Target schemes would be required only in conjunction with new housing strategies 

or on a stand-alone basis.  

 

 Council’s housing targets do not acknowledge the constraint to future housing associated with bush 

fire prone land in the northern urban area of the Shire.  Council has been working with the NSW 

Rural Fire Service concerning increased densities and high rise buildings on bushfire prone land. 

Limitations currently apply north of Yirra Road, Mount Colah which should be considered in the 

finalisation of future dwelling targets.  The NSW Rural Fire Service has confirmed that any rezoning 

of land north of Yirra Road is subject to satisfactory Evacuation Risk Modelling/Management 

Planning, a tool for which has not yet been funded. 

 

Recommend: Planning Priority N5 of the draft Plan should be amended to reduce Hornsby 

Council’s dwelling target in recognition of the NSW Rural Fire Service position on Evacuation Risk 

Modelling and the limitations to increased housing densities in the north of the Shire. 

 

 In June 2017, Cherrybrook Station was announced as a Priority Precinct to progress planning for the 

urban renewal work previously undertaken by Urban Growth NSW in collaboration with Hornsby and 

The Hills Councils as part of the Sydney Metro North West Urban Renewal Program for the whole of 

the Cherrybrook Station Precinct. The Precinct was originally identified in the 2013 North West Rail 
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Link Corridor Strategy (which in Hornsby Shire includes lands between County Drive, John Road 

and Edward Bennet Drive).  The DP&E has now assumed responsibility for preparing planning 

controls for the Precinct which would be implemented via a SEPP amendment which relates to the 

surplus Government lands around the Station and revision to the 2013 Corridor Strategy to provide 

direction regarding future development opportunities.  

 

This places the responsibility on Council to either rezone the lands throughout the balance of the 

Precinct or be subject to the lodgement of ad-hoc proponent initiated planning proposals for 

assessment against the principles in the revised Corridor Strategy.  There is a need for significant 

upfront investment to fund critical baseline infrastructure (i.e. the widening of Franklin, Robert and 

John Roads to service the chosen bus route) rather than leaving it to the piecemeal approach of 

evaluating planning proposals and then delivering parts of the critical baseline infrastructure. 

 

Recommend: Planning Priority N5 of the draft Plan should be updated to reference the need to 

ensure the planning for the Cherrybrook Station Precinct adopts a whole of precinct approach where 

all land owners are provided clear direction regarding the future redevelopment prospects of their 

land (not just the surplus Government lands around the Station) and the delivery of critical baseline 

infrastructure is not linked to a planning proposal process. 

 

Productivity 

 

 The draft Plan should identify the potential to support Hornsby as a Health and Education Precinct in 

recognition of Hornsby Hospital, TAFE and schools. This would be consistent with the reference in 

the draft Greater Sydney Region Plan 2056 to major hospital expenditure as part of Hornsby Ku-ring-

gai Hospital Redevelopment Stage 2. 

 

Recommend: Planning Priority N9 of the draft Plan should be updated to identify Hornsby as a 

Health and Education Precinct in recognition of Hornsby Hospital, TAFE and schools. 

 

 Realisation of the job target of between 18,000 and 22,000 jobs for Hornsby Town Centre would be 

market driven and would mainly provide for the day to day needs of households. However, to 

promote higher order office style employment, government intervention to locate new public sector 

headquarters in Hornsby is required. 

 

Recommend: Planning Priority N10 of the draft Plan should be updated to include actions that 

require governments to consider employment targets when making decisions on locations for 

government offices. 

 

 The draft Plan’s priority of delivering integrated land use and transport planning and a 30 minute city 

would not be realised in locations such as Cherrybrook and Dural due to the impacts of future 

housing growth in the Northwest Metro Rail Corridor Priority Precincts located in the Hornsby and 

the Hills Shire and Blacktown Local Government areas. 

 

Recommend: Planning Priority N12 of the draft Plan should be updated to 

include investigations and priority funding of upgrades to New Line Road, Old Northern Road and 

Boundary Road. 

 The draft Plan notes that the GSC will prioritise a strategic review of the industrial land in Hornsby 

Shire to determine its future role and function.  However, the draft Plan does not specify the 

timeframe and who exactly will be responsible for undertaking the strategic review. The need for 
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Hornsby Council to immediately undertake such a review will potentially have resourcing implications 

and/or implications for the priority of other planning in the Shire.  Inclusion of reference for the need 

to undertake such a review may promote the submission of ad-hoc planning proposals seeking to 

turnover industrial land to higher order use. 

 

Recommend: Planning Priority N11 of the draft Plan should be updated to confirm whether 

Council is responsible for undertaking the strategic review of industrial land and ensure protection 

from planning proposals being lodged for evaluation until such time as a review is completed. 

 

Sustainability 

 

 The action to provide new open space so that all residential areas are within 400m of open space 

and all high density residential areas are within 200m of open space needs to be supported by a 

funding plan. The purchase of pocket parks is increasingly difficult due to increasing property values, 

is limited by geography and is inconsistent with Council’s open space strategy.  Council’s strategy is 

to establish a sub-regional approach to open space provision, with a shift in focus towards the 

development of major destination parks that can contribute to providing a greater variety of 

recreation opportunities. 

 

Recommend: Planning Priority N20 of the draft Plan should be updated to include State 

Government funding where actions relate to the provision of open space within 400m of residential 

areas and 200m of high density areas. 

 

 The draft Plan does not go far enough to address bushfire risk and bushfire evacuation modelling. 

The draft Plan should include actions that address the funding and progression of evacuation and 

risk modelling. The draft Plan should also consider the use of exclusion mapping where the NSW 

Rural Fire Service identifies insurmountable issues associated with bushfire risk. 

 

Recommend: Planning Priority N22 of the draft Plan should be updated to include an action to fund 

and progress the development of an Evacuation Risk Modelling Tool and the use of exclusion 

mapping based on the strategic issues raised by NSW Rural Fire Service around the location of high 

rise buildings in bushfire prone areas. 

 

 The draft Plan states that urban development is not consistent with the values of the Metropolitan 

Rural Area and includes an action to contain development to within existing urban areas.  This 

position appears to be in conflict with the Seniors SEPP which promotes seniors housing 

development on the urban boundary. 

 

Land on the urban fringe is under development pressure to transform from rural to urban use.  A 

significant portion of land within the rural area (including South Dural) adjoins urban zoned land and 

therefore, has the potential to be considered for seniors housing.   The proliferation of seniors 

housing in our rural area is not good strategic planning.  Accordingly, a coordinated and holistic 

planning strategy is required for the area to avoid ad-hoc planning outcomes resulting from site 

specific planning proposals and proliferation of senior housing developments. 

 

Recommend: Planning Priority N18 of the draft Plan should be updated to include the need to 

develop a clear vision for the region, including an infrastructure and funding plan to cater for existing 

and future development and that no further SCCs should be issued by the State Government for 

seniors housing developments in the rural areas of Hornsby Shire. 
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Structure Plan 

 

 The Structure Plan includes a number of key terms used throughout the revised draft North District 

Plan 2036 and delineates the map extent of the proclaimed “North District”.  The revised draft North 

District Plan 2036 identifies that it is comprised of the currently proclaimed local government areas of 

Hornsby, Hunters Hill, Ku-Ring-gai, Lane Cove, Northern Beaches, Mosman, North Sydney, Ryde 

and Willoughby. 

 

In response to the announcement on 27 July 2017 by the NSW Government that the proposed 

merger between Hornsby Shire and Ku-ring-gai Municipal Councils will not go ahead, Hornsby Shire 

Council has submitted two separate boundary adjustment proposals to the Minister for Local 

Government requesting an adjustment of the boundary between Hornsby Shire Council and the City 

of Parramatta. 

 

Council’s first proposal requests the return of the area south of the M2 Motorway that was 

transferred to the City of Parramatta Council on 12 May 2016.    Council’s second alternative 

alteration of boundaries proposal requests the transfer of the current City of Parramatta Council area 

bounded by the M2 Motorway, Midson Road, Terry Road, Epping Avenue, Wingate Avenue, Ball 

Avenue, Blaxland Road and Terry’s Creek to Hornsby Shire Council. 

 

It is requested that the Structure Plan of the draft Plan be updated to recognise Council’s current 

proposals for the return of lands comprising Epping Town Centre and environs to Hornsby Shire, to 

be considered by the Local Government Boundaries Commission or the Chief Executive of the Office 

of Local Government. 

 

Recommend: The Structure Plan of the draft Plan should be updated to include Epping Town 

Centre in the North District and not in the Central City District as is currently shown. 

 

Implementation Plan 

 

 Consultation with councils should be a requirement of the GSC’s annual reporting process.  This will 

provide councils the opportunity to provide feedback in relation to their performance against the KPIs 

and recommendations for policy refinement. 

 

Recommend: The Implementation section of the draft Plan should be updated to require the GSC to 

consult councils as part of its annual reporting process in relation to their performance against the 

KPIs. 

 

Should you have any enquiries concerning this matter, you can contact me on  

 

Yours faithfully 

 
Jason Rawlin 

Acting Manager 

Strategic Planning Branch 
 

TRIM Reference:  F2010/00554 
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