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1. Executive Summary 

APP Corporation (APP) has prepared this submission to the Draft North District Plan on behalf of the Folkestone-
Lyon Joint Venture (JV) who own and manage the interests of several key land holdings within the heart of the 
Hornsby City centre.  
 
Over the past 5 years Folkestone-Lyon have been working closely with Hornsby Shire Council in developing a 
rejuvenation strategy for Hornsby East Side comprising a significant mixed use redevelopment. The proposal offers 
an opportunity to revitalise the Hornsby CBD by building new and improved community facilities, delivering a new, 
active and vibrant public domain with complimentary civic spaces, retail services, smart office spaces and high 
density living.  
 
Of significance to the Hornsby East Side project, the Draft North District Plan advocates the following key priorities 
and principles: 
 

 Encourage the growth of existing centres  support and grow performing infrastructure and services 
through the introduction of targeted mixed use developments, focusing on the ideals of the 30 minute city, 
housing diversity and choice and viable economies and industries; 

 Revitalisation of the Hornsby centre  a focus on the general improvement of the public domain, traffic 
conditions and functions of key services in the Hornsby CBD; 

 Improve integration of services and connections  deliver improved integration between existing and 
proposed infrastructure, retail, housing and jobs to enhance liveability outcomes in the strategic and district 
centres; and 

 Protection of Natural Environments - Protect the natural environment such as bushland and sensitive 
river environments within the Hawkesbury Basin.  

 

The Hornsby East Side project is a collaborative effort with Hornsby Shire Council which focuses on the general 
improvement of the Town Centre. The project aligns with the overarching priorities and principles relevant to 
Hornsby under the District Plan by providing: 
 

 In excess of 12,300m² of new community facilities, including a new civic performance space and an open, 
vibrant civic plaza (circa 3,000m²); 

 Improved pedestrian and cycleways connecting Hornsby train station and the bus interchange through to 
the retail hub at Hornsby Westfield; 

 12,500m² of smart office space and retail floor area; 

 Around 1,500 new dwellings in a high density living environment which will frame the centre and the train 
station; 

 An innovative approach to architectural design and importantly, attractive urban design outcomes for public 
spaces and thoroughfares; and 

 Improvements to local and surrounding traffic conditions through the provision of improved public parking 
facilities and pedestrian-friendly plaza and public domain.  

 
1. A comprehensive review of the Draft North District Plan has identified a number of crucial issues deserving 

issues is the apparent demotion of Hornsby as a District Centre as opposed to its historical classification as 
a Strategic Centre. It is submitted that this revised classification is inconsistent with the existing and 
envisaged future character of Hornsby as the capital of the North District. Our submission supports the 
view of Hornsby Shire Council that Hornsby is indeed worthy of a Strategic Centre classification on the 
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basis of its existing character and role as a major transport hub, which makes it deserving of greater 
strategic focus from government. 

2. We further submit that the identification of land on the east side of the rail corridor as commercial is 

particular merit for the site bordered by George Street and Florence Street, which would allow for 
substantial economic growth and street front activation.  
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2. Introduction 

The Draft District Plans released by the Greater Sydney Commission (GSC) on 21 November 2016 present an 
ideal opportunity to ensure that growth planned throughout Greater Sydney is delivered sustainably and is aligned 
with current and planned future infrastructure investments. 
 

This submission relates specifically to the Draft North District Plan and lands located in the eastern part of the 
Hornsby CBD known as Hornsby East Side (see Figures 1 and 2).   APP has reviewed the draft North District Plan 
currently on exhibition and represents the interests of the JV in the Hornsby CBD. This submission also aligns with 

 target of 22,000 
new jobs by 2036.  
 

 
Source: Draft North District Plan 

Figure 1: The Hornsby East Side location in relation to the Draft North District Plan 
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Source: Draft North District Plan 

Figure 2: The Hornsby East Side location within the Hornsby District Centre 
 
 
BACKGROUND AND SITE CONTEXT 
 

Folkestone-Lyon has represented the interests of the consolidated sites in Hornsby East Side over the past 5 
years. The holdings include land currently under private and public ownership, including properties abutting the 
eastern edge of the rail corridor and train station owned by Transport NSW.  
 
In the Sydney Metropolitan Plan 2005 - City of Cities , Hornsby was identified as one of 
ten Major Strategic Centres capable of supporting in excess of 20,000 new jobs by 2030. Historically, Hornsby has 
been identified as one of the largest metropolitan strategic centres in Sydney due to its position as the gateway to 



 

  
 

 

 

APP Ref: Submission to the Draft North District Plan  Hornsby East Side 7 
 

the northern suburbs of Sydney and the Central Coast and The 
suburb of Hornsby alone currently supports in excess of 16,000 jobs and houses a population of over 20,000. More 
broadly, the Hornsby local government area (LGA) houses a population of over 170,000 residents and is home to 
in excess of 50,000 jobs across hundreds of hectares of employment lands within the centres of Hornsby and parts 
of Epping.  
 
Hornsby is the focal point of retail activity within the Hornsby Shire and a key retail and employment destination 
within the North Subregion. The centre currently accommodates around 130,000m² of retail space and supports 
jobs for around 6,000 retail employees.  
 
The Site 
The Folkestone-Lyon site 
library and the commuter car park which frames the eastern side of the Hornsby train station. The total land 
holdings incorporate in excess of 11,000m² are situated along the eastern side of the Hornsby train station and bus 
interchange.  
 

 
Source: SIX Maps 

Figure 3: The  Site 
 
Preliminary Planning Proposal 
In December 2015, a Preliminary Planning Proposal (Proposal), prepared by AECOM, was presented to a Hornsby 
Councillor Briefing in association with preliminary economic advice concerning the feasibility of existing planning 
controls for Hornsby East Side. The Proposal sought to redevelop the 11,000m² site bounded by Burdett, Hunter, 
Florence and George Streets within the Hornsby commercial core. Council have acknowledged the strategic 
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importance of the proposal and the sites given their location within the heart of the CBD. Correspondence from 
consider the priority of the project and status in relation 

to the North District Plan (to be released by the Greater Sydney Commission), which is likely to provide direction 
 

 
The proposal offers a significant contribution to the revitalisation of Hornsby East Side by building new and 
improved community facilities and creating an active and vibrant public domain in the heart of the city centre. The 
proposal is to be supported by a Voluntary Planning Agreement to extend the means by which Council may obtain 
development contributions to deliver public amenity, services and space for other public purposes throughout the 
centre.  
 
The broader site included the existing Public Library owned by Hornsby Shire Council. A key element of the 
preliminary design concept was the integration of the existing library into the overall development, and methods to 
enhance its function and services within the city centre. The scheme included the creation of a new civic plaza and 
performance space to draw pedestrian activity into this space.  
 
The proposal in its entirety included: 

 Enhanced public benefits to be delivered through the provision of over 12,300m² of community facilities, 
including a new civic performance space and an open, vibrant civic plaza of circa 3,000m²; 

 Activation of the public domain and surrounding street network to improve commercial viability, civic amenity, 
pedestrian access and safety; 

 Contribution to the economic viability of the city centre and enhanced employment opportunities for the 
subregion through the delivery of around 15,200m² of commercial and retail floor space;  

 Provision of 1,500 new dwellings, comprising a mix of housing types across three towers to support 
increasing demand from population growth and the delivery of housing choice in close proximity to existing 
public transport and jobs; and 

 A strong capacity for the residential component to support the ongoing growth of the proposed commercial 
opportunities.  

 

BENEFITS OF THE PROPOSAL 

 

 

 
 

1. Housing Targets, Affordability and Housing Choice 
Hornsby East Side is an opportunity to support the increased dwelling targets for Sydney and the North 
District.  With the ability to provide up to 1,500 additional dwellings, the Hornsby East Side proposal would 
be a vital contributor to housing supply within the city centre around existing public transport, retail and 
employment services.   

 
Hornsby East Side can accommodate 10% of the 20 year target for the Hornsby Local Government area 
and would be  
 
The proposal will provide a proportion of dwellings as affordable housing, and a diversity of apartment 
types is capable of being delivered.  
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2. Revitalisation of the Public Domain 
The most significant component of the proposal is its underlying contribution to the revitalisation of the 
public domain in the eastern part of the CBD. The proposal delivers new civic spaces and pedestrianised 
connections between the public transportation nodes of the train station and bus interchange through to the 
retail core. The proposed community facilities and civic performance space will deliver an open square 
which will successfully re-active the public domain and surrounding streets. 
 
The scale of investment proposed as part of the proposal is necessary to generate the positive and 
meaningful creation of the public domain and change in this part of the centre. Without this type of 
proposal, the East Side of Hornsby is likely to remain poorly connected, inaccessible and underutilised by 
the general public.  

 
3. Sustaining Economic Vitality and Job Growth 

The improvements to the public domain, creation of new community spaces and enhancements to 
connections between public transport and the retail centre will have direct positive effects for local business 
and jobs. Hornsby currently supports more than 16,000 jobs, predominantly in the retail and public service 
sectors. There exists significant opportunities to bolster growth in both the retail, public and commercial 
sectors through a centralised approach to zoning and mixed use densities.  
 
The proposal includes the delivery of 15,200m² of new employment floor space to support opportunities for 
smart office spaces, a new library, community focussed land uses and specialised retail to support Hornsby 
Westfield. The instigation of these employment opportunities will provide for additional local jobs to support 
the ongoing viability and growth of Hornsby as well as the broader Eastern and Central Cities of Sydney 
City and Greater Parramatta.  
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3. Strategic Context 

Future infrastructure investment and development within the Hornsby Town Centre is guided by the strategic 
planning framework developed by the State Government and Council policies. A summary of the overarching plans 
is provided below. 
 
A PLAN FOR GROWING SYDNEY 2014 

 (the Plan) identified Hornsby as a Strategic 
wal corridor. Under the Plan, Strategic Centres are identified as centres 

of intense, mixed economic and social activity that are built around key infrastructure nodes including transportation 
interchanges, hospitals, education and sporting / recreational precincts.  
 
The Plan nominated a mandate for H its urban renewal 
to accommodate the envisaged population growth and strengthen the commercial core. Given its proximity to a 
major bus and rail interchange Hornsby is strategically positioned to deliver more homes and jobs to service the 
North District. A corresponding increase in commercial and retail floor areas were also acknowledged as an 

 
 
The following key priorities are identified under the Plan for the North District: 

- A competitive economy; 
- Accelerate housing supply, choice and affordability, and build great places to live; and 
- Protect the natural environment; promoting its sustainability and resilience. 

 
HORNSBY SHIRE HOUSING STRATEGY 2011 
The Hornsby Shire Housing Strategy 2011 rezoned precincts in response to dwelling targets set out in the Sydney 
Metropolitan Strategy 2005 to allow for townhouses and mixed use developments in a number of suburbs, including 
Hornsby. Under the Metropolitan Strategy 2005, a dwelling target of 21,000 was identified for the North Subregion, 
with Hornsby Shire required to deliver 11,000 new dwellings. This dwelling target was ultimately adopted as part of 
the Housing Strategy which underpinned a series of Amendments to the Hornsby Local Environmental Plan.  
 
DRAFT NORTH DISTRICT PLAN 
The Draft North District Plan outlines the key vision, priorities and actions for the North District over the next 20 
years. The District Plan identifies Hornsby as a District Centre as opposed to its previous classification as a 
Strategic Centre. Hornsby as a District Centre is identified as accommodating jobs mainly to service the local 
population as opposed to the broader North Subregion.  
 
Key priorities for Hornsby include: 

 Encourage the revitalisation of the commercial core; 

 Better integrate Westfield Hornsby into the centre and make the area more attractive; 

 Attract mixed-use development west of the railway line, encourage stronger integration with the centre and 
-  

 Review local planning instrument to unlock development potential of strata-constrained areas east of the 
centre; 

 Support health-related land uses and infrastructure around Hornsby Ku-ring-gai Hospital; 

 Improve walking and cycling connections between Hornsby Station and the Hospital; 

 Reduce negative traffic impacts on pedestrians; 

 Promote walking, cycling and public transport to the centre and within it; 
 Prioritise public domain upgrades, placemaking initiatives and a new civic space. 
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Under the District Plan, much of the site is identified for future mixed-use development as identified in Figure 2. The 
proposal is capable of delivering upon the majority of the key priorities for Hornsby, including: 
 

1. A direct revitalisation of the eastern edge of the train station and commercial core through upgrades to 
infrastructure, a well-designed civic precinct and open-style public domain which activates the street 
network and community spaces; 

2. Improvements to the movement network between the rail line and Westfield Hornsby through private sector 
funding of new pedestrian and cycle links and construction of a new multi-storey commuter car park. 

3. Providing a new mixed use development comprising of new opportunities. These would include commercial 
floor space in the form of smart offices and specialist retail premises, aligning well 
a growing retail services hub. High density residential flats would also exist, capitalising on the high levels 
of existing public amenity; 

4. An impressive land consolidation to deliver opportunities for proper master planning of the East Side and a 
collaborative working approach with Hornsby Shire Council through a VPA offering and monetary 
contributions to improve local infrastructure; 

5. Delivery of dedicated pedestrian walkways through the site to avoid conflict and safety issues arising from 
vehicular traffic along George Street; 

6. Providing new civic and community spaces in the form of an open public performance space and new 
Public Library; and 

7. best utilise  
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4. Classification of Hornsby Town Centre 

The demotion of Hornsby from a Strategic Centre to a District Centre is the most significant issue arising out of the 

District Plan, when it clearly remains a Strategic Centre. We agree 

Hornsby remains a Strategic Centre in terms of better defining infrastructure upgrade requirements and its 

contribution to the Sydney Metropolitan area.  We co

actions in the Draft North District Plan in relation to the need for revitalisation, growth and improved connectivity 

across the Hornsby city centre.  

 

Hornsby achieves the following key characteristics of a Strategic Centre compared to. a District Centre in 

accordance with the District Plan, as summarised in the following table: 

 

STRATEGIC CENTRE DISTRICT CENTRE 

Strategic centres have one or more of the 

following characteristics:  

District centres play a significant role due to the 

presence of one or more of the following 

characteristics: 

 
 A higher proportion of knowledge-economy jobs, 

principally relating to the presence of major 
hospitals, tertiary education institutions, stand-
alone office development or a combination of 
these;  

 The presence of existing or proposed major 
transport gateways; 

 A major role in supporting the increased 
economic activity of the Eastern, Central or 
Western Cities; and 

 Strategic centres also tend to have over 20,000 
jobs. 

 The scale of retail activity, generally over 50,000m2 
of floor space; 

 The presence of health and education facilities that 
serve the district and the local community; 

 The level of transport services; and  
 District centres also generally have between 5,000 

to 10,000 jobs. 

 

Hornsby Shire Council has recently raised the following issue in relation to the interpretation of Hornsby as a 

District Centre: 

 

The Hornsby Town Centre has been downgraded from a Strategic Centre to a District Centre despite 

meeting the 2036 employment threshold of 20,000 jobs servicing a large catchment including the 

Central Coast. Classification as a District Centre may restrict future renewal strategies and discourage 

ocus on the metropolis of three cities 

model.  

 

predicted minimum targets by 2036. The centre s gross value added, as recorded in 2015 (identified in Figure 4), is 

amongst the largest across the North subregion, demonstrating its existing economic strength and potential future 

outputs. 
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Source: Draft North District Plan 

Figure 4: Gross Value Added 

 

The centre also comprises the other following key components which would lend it to a classification as a Strategic 

Centre: 

- A higher proportion of knowledge-economy jobs tied to the operations of the Hornsby Ku-ring-gai Hospital 

and Hornsby Campus TAFE, and immediate and future opportunities for stand-alone office developments 

within the commercial core; 

- Long-established gateway to public transportation networks including: 

 Hornsby train station and the Northern and North Shore rail line, being a gateway to Sydney and linking 

the Central Coast and Newcastle/ Hunter Valley to the Sydney CBD, North Shore and Central Suburbs;  

 The Hornsby Bus Interchange providing direct access away from the train station to surrounding North 

Subregional centres, Parramatta and the Sydney CBD; 
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- Opportunities exist to provide future sustainable job growth within the Hornsby CBD, including the JV 

proposal to offer 12,300m² of new commercial floor space, providing space for more than 1000 jobs 

directly, not to mention the broader positive economic contributions to the retail core and service centres; 

and 

- The presence of long-term retail investment, such as the Westfield Shopping Centre. It is interesting to 

note that many similar centres, such as Parramatta, Macquarie and Blacktown also have strong 

commercial relationships with the likes of Westfield or AMP Capital.  

 

The downgrading of Hornsby to a District Centre is a misinterpretation of not only the existing characteristics of this 

centre, but also its future potential growth and opportunities. The downgrading does not meet the objective of the 

30 minute city, found in the Greater Sydney 2056 plan. Hornsby, with greater density, can capitalise upon its 

excellent rail transport services and provide employment within the centre itself, and give great access to 

Parramatta, Chatswood, Macquarie Park and Norwest. There is a genuine concern, which is shared by Hornsby 

Shire Council, that this downgrade could result in a reduction in State Government revenue and interest in future 

infrastructure spending in and around the centre. We submit that any downgrading of the Hornsby centre would 

represent a lost opportunity to capitalise on a busy existing commercial centre with excellent transport connections, 

through further investment by Council, State Government and the private sector.  

 

 
Source: Draft North District Plan 

Figure -Catchment areas 
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iorities to be achieved. 

The classification of a District Centre is interpreted as a centre serving only the local community rather than the 

broader subregion. Existing health, education and transportation services and infrastructure in the Hornsby City 

Centre currently serves the broader subregion, particularly suburbs further to the north along the Pacific Highway, 

Freeway and Northern rail line. The catchment areas north of Hornsby will continue to be serviced by this key 

infrastructure and services, rely heavily upon the ongoing viability, growth and health of the Hornsby City Centre. 

The low density residential and semi- -catchment are identified 

clearly in Figure 5 on the previous page. 

 

The unique opportunity to pursue mixed use development will also stimulate the local economy more than 

traditional commercial approaches. The spaces envisaged for the area blend civic lands, shops and residential 

dwellings. As such, there is more street front activation, passing trade and opportunities to conduct business. 

growth of the centre.  

 

Hornsby has always historically been identified by government as a m

North. Downgrading its subregional significance puts future growth and sustainability at significant risk 

unnecessarily. 
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5. Conclusion and Recommendations 

 
Following a review of the Draft North District Plan, APP make the following recommendations in relation to the 
Hornsby East Side and its recognition as a future strategic precinct in the District Plan: 
 
The District plan should: 
 

1. Reinstate Hornsby as a Strategic Centre in line with the 22,000 job target and its capacity to deliver mixed-
use redevelopments within the existing commercial core. 

2. Identify Hornsby East as a precinct capable of providing accelerated capacity for high density residential 
development as a significant contributor to  

3. Recognise Hornsby East Side as an opportunity to provide diverse housing choices; 
4. Recognise through the implementation 

of a broader supportive mixed use zone, improvements to the public domain and delivery of community 
infrastructure; 

5. Incentivise development by avoiding the presciption of solely commecial uses, which substantially increase 
financial risk;  

6. Provide greater detail around the conceptual improvements for the movement networks between the 
Hornsby train station, the relocated bus interchange and the retail core; and 

7. Recognise the opportunity for working with the private sector for priority funding and delivering the 
necessary infrastructure to  

  


