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 20 March 2017 

Greater Sydney Commission 
Draft North Plan 
PO Box 257 
PARRAMATTA  NSW  2124 
 

Email: engagement@gsc.nsw.gov.au 
 
 
Dear Commissioner, 

 

Submission  Draft North District Plan  

 

Thank you for the opportunity to comment on the draft North District Plan. At its meeting on 8 March 2017, 
draft North District Plan and resolved that: 

 
Council forward a submission 
draft North District Plan subject to the Commission addressing the major issues for Hornsby Shire identified 

 PL9/17, including: 
 

1. 
22,000 jobs. 
 

2. Ensuring that priority road and open space projects to support future population growth are 
incorporated in the revised Plan. 

 
3. Ensuring the staging of the 20 year dwelling targets to align with local housing strategies and 

infrastructure delivery plans. 
 

4. Supporting the strategic approach for urban development in the rural area, subject to the NSW 
Government assisting the development of a clear vision and infrastructure plan. 

 
5. 

strategies when considering proponent led planning proposals. 
 

6. Greater recognition of the heritage qualities of the North District and providing greater priority to 
heritage conservation in the consideration of planning proposals and development applications in the 
District. 

 
A copy of the report and minutes of the meeting are attached to this letter and 
submission. Should you require further information or clarification of any matters raised in this submission, 
please contact Fletcher Rayner, Manager Strategic Planning on 9847 6744. 
 
Yours faithfully, 

 
Fletcher Rayner 
Manager 
Strategic Planning Branch  
 
Attached:  Draft North District Plan 
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4. Dr aft North Dis trict Plan (PL9/17)  

4. Dr aft North Dis trict Plan (PL9/17)  

Group Manager's Report No. PL9/17 

Planning Division 

Date of Meeting: 8/03/2017 

4 DRAFT NORTH DISTRICT PLAN     

EXECUTIVE SUMMARY 

exhibition of the draft North District Plan (the draft Plan). Submissions are invited to be 

received until 31 March 2017. 

The draft Plan provides a strategic framework to facilitate and manage the growth of the North 

District over a 20 year planning horizon to 2036. Councils will be required to give effect to the 

District Plan as soon as practical after it is made. 

Key issues relate to the classification of the Hornsby Town Centre as a District Centre rather 

than a Strategic Town Centre, inclusion of priority transport infrastructure and open space 

projects, staging of future dwelling targets to align with local housing strategies, planning for 

the rural area to avoid ad-hoc outcomes and strengthening of the strategic merit test for 

proponent led planning proposals. 
Recommendati on 

Recommendati on 

RECOMMENDATION 

THAT 

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

9/17, including: 

1.

of 22,000 jobs; 

2. Ensuring that priority road and open space projects to support future population growth are 

incorporated in the revised Plan; 

3. Ensuring the staging of the 20 year dwelling targets to align with local housing strategies and 

infrastructure delivery plans; 

4. Supporting the strategic approach for urban development in the rural area, subject to the 

NSW Government assisting the development of a clear vision and infrastructure plan; and 

5.

planning strategies when considering proponent led planning proposals. 
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PURPOSE 

The purpose of this report is to outline the GSC draft North District Plan, identify implications for 

Hornsby Shire and provide recommendations for a submission to the Greater Sydney Commission. 

BACKGROUND 

Planning in Greater Sydney has traditionally occurred through the S

Plan and implemented through local environmental plans by local government. 

(DP&E) 2005 Metropolitan Plan Sydney City of Cities. The Plan provides a subregional framework for 

greater Sydney to better inform local environmental plans, providing targets for dwellings and 

employment growth. 

In December 2014, the DP&E released the revised Metropolitan Plan, A Plan for Growing Sydney, 

and established the GSC as an independent agency to drive the implementation of the Plan across 

six revised Sydney subregions referred to as districts. 

Hornsby Shire is located in the North District, along with Hunters Hill, Ku-ring-gai, Lane Cove, 

Northern Beaches, Mosman, North Sydney, Ryde and Willoughby Local Government Areas. 

In November 2017, the GSC released the draft North District Plan

the end of March 2017. As part of the exhibition, the GSC held community forums and meetings with 

key stakeholders throughout NSW and also invited written submissions. The content of this report will 

DISCUSSION 

This section provides an overview of the draft Plan and identifies the key implications for Hornsby 

Shire. 

1. CONTEXT  

The draft Plan provides a strategic framework to facilitate and manage the growth of the North District 

over a 20 year planning horizon to 2036. 

For local government, the Plan will guide strategic land use planning by informing the preparation of 

local environmental plans and planning proposals in accordance with Part 3 of the Environmental 

Planning and Assessment Act 1979 (EP&A Act). Councils are required to give effect to District Plans 

as soon as practicable after a District Plan is made. It is anticipated that the draft Plan will be finalised 

towards the end of 2017 to align with a review of A Plan for Growing Sydney and to enable 

Councillors of newly amalgamated councils to provide comment. 

The final North District Plan

implementation will include monitoring of cross-District issues and actions reported on a web-based 

Greater Sydney Dashboard, and a formal review would be undertaken every 5 years. 

2. STRUCTURE OF THE PLAN 
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The key themes of the draft Plan are economic productivity, improved liveability and sustainable 

development to align with A Plan for Growing Sydney. 

The draft Plan comprises four chapters which detail priorities and actions to facilitate planning 

government and relevant stakeholder groups. 

3. ISSUES  

The GSC is seeking feedback on the draft Plan including proposed amendments to the Metropolitan 

Strategy for Sydney, A Plan for Growing Sydney

submission be based on the following issues in accordance with the key themes: 

3.1  A PRODUCTIVE CITY 

generators of job growth and the opportunity to leverage health, education and knowledge clusters. 

The overarching priorities relate to managing employment land, planning for job targets, accessing a 

greater number of jobs, centres within 30 minutes and growing the tourism economy. 

Key issues for Council  

a) 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 

the metropolis of three cities model. 

Recommend:

Hornsby Town Centre as a Strategic Centre to reflect the aspirational target of 22,000 jobs.

b) The draft Plan identifies that an economic development strategy should be developed for the 

North District is located i

Recommend:

development strategy for Strategic Centres located within the Eastern City, should be 

expanded to recognise and provide a description for all district and strategic centres in the 

North District. In particular, the Plan should identify the potential to support the Hornsby TAFE 

and Hospital as a health and education super precinct.

c) The job target of between 18,000 and 22,000 jobs for the Hornsby Town Centre appears 

based on incremental employment growth arising from population growth. Realisation of 

these jobs 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. 
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Recommend:

should include actions that require governments to consider employment targets when 

making decisions on locations for government offices. Figures 3.2 and 3.3 within this section 

should be amended so that the symbols that illustrate the Centres align with the classification.

d) Priority projects identified for the Hornsby Town Centre do not identify the relocation of the 

Hornsby bus interchange and the Hornsby Quarry Parklands as key projects supported by 

The current location of the Hornsby bus interchange creates a barrier between the east and 

west sides of the Town Centre. Previous submissions on the proposed Hornsby Junction 

Remodelling and Commuter Car Park project recognise that the expansion of the commuter 

car park provides the opportunity to create a new covered bus interchange, significant 

housing and employment opportunities and public domain improvements on the western side 

of the Town Centre. 

Work has commenced to rehabilitate the Hornsby Quarry, through filling and restoring the site 

to realise a new destination park for recreation and entertainment in close proximity to the 

Hornsby Town Centre. This project will have ongoing economic benefits and supports 

Recommend: ect list and 

accompanying diagram of the Hornsby Town Centre, should be amended to include the 

relocation of the Hornsby bus interchange to George Street and the Hornsby Quarry 

Parklands. Images used in the plan should identify sites that are within the mapped extent of 

the Town Centre.

e) The draft Plan is absent of any road corridor improvements for New Line Road and Boundary 

Road, despite significant future housing growth in the Northwest Priority Precincts located in 

the Hills Shire Council and Blacktow

accessing a greater number of jobs and centres within 30 minutes would not be realised in 

locations such as Cherrybrook, Dural and the rural area as traffic modelling identifies that 

these roads are at, or very near, capacity. 

Recommend:

Line Road, Old Northern Road and Boundary Road. 

f) The proposal to develop a clear future for Brooklyn and to develop a comprehensive North 

District Tourism and Transport Study is supported. Council has commenced community 

consultation on the development of an Improvement Master Plan for Brooklyn. Preliminary 

feedback indicates that the strategy should not just focus on Brooklyn but should also include 

the various river communities who rely on Brooklyn. 

Recommend:

Tourism and Transport 
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and the Hawkesbury River communities who rely on Brooklyn for commuter vessel berthing, 

parking and rail access. 

3.2  A LIVEABLE CITY 

The liveability priorities for the North District primarily relate to improving housing choice, diversity and 

affordability, coordination and monitoring of housing targets and demographic trends, enhancing the 

design of community spaces and responding to the need for services. 

Key issues for Council 

a) The draft Plan identifies that 24,100 new dwellings (including Epping) would be required for 

the North District for the next five years based on projections of population and household 

growth. However, the North District dwelling target is 8% higher than the projected demand, 

suggesting that development potential of land south of the M2 Motorway is still included in the 

forecast. 

Recommend: -

to clarify and amend the 5 year dwelling target of 25,950 for the North District (4,350 for 

Hornsby) to ensure that future dwelling growth south of the M2 Motorway (being land located 

b) Planning for the 20 year housing target is supported in principle and is understood to require 

a similar number of dwellings as required by the 5 year target, for every five years until 2036.  

To ensure planning occurs in a measured and coordinated way, so that appropriate 

infrastructure plans may be prepared and to manage land owner expectations, 

announcements regarding precinct planning should be staged. This would ensure that land 

values for future renewal areas are not inadvertently escalated thereby reducing the 

opportunity for initiatives such as value capture, delivery of open space or renewal of streets 

and provision of improved water management facilities. 

Recommend: Amend Action L2 to clarify that the identification of investigation areas would 

be staged to align with dwelling delivery under local housing strategies and preparation of 

infrastructure delivery plans (State and Local). 

c) The five year target of 4,350 dwellings from 2016 to 2021 would largely be accommodated 

within the existing zoned and undeveloped lands previously rezoned by Council as part of the 

2011 Hornsby Housing Strategy. This provision does not include development within the 

Pennant Hills Road corridor which Council recently surveyed to prioritise issues to be 

addressed in a future master plan. Council has not yet committed to proceeding with the 

preparation of a new master plan which would contribute to the 20 year target. 

Recommend:

amended to identify dwelling potential along the Pennant Hills Road corridor as a medium 

term action. New actions should also be included to investigate opportunities to improve the 

streetscape and amenity of the Pennant Hills Road corridor arising from the undergrounding 
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of regional traffic into North Connex. This work should complement Council led renewal 

strategies for Pennant Hills and Thornleigh Town Centres. 

d) The provision of affordable housing is recognised as a significant concern for Sydney and is 

primarily the responsibility of the State and Federal Government to progress meaningful 

change. The proposed target of 5% - 10% of new floorspace to be provided as affordable 

rental housing requires further detail before implementation. Council has previously 

advocated that a whole of government approach is required to address affordability by 

promoting financial incentives rather only relying on planning concessions. 

Recommend: The use of financial incentives to complement inclusionary zoning initiatives 

should be further explored by the State Government as a delivery model for affordable 

housing.  

e) The draft plan does not identify existing and proposed land release areas within the North 

District. The South Dural precinct was issued a Gateway Determination in 2014 and has been 

publicly exhibited.  Council considered Mayoral Minute on 8 February 2017 and resolved (in 

part), to discontinue its evaluation of the South Dural Planning Proposal and work with the 

State Government and The Hills Council to develop a clear vision for the rural areas in the 

region. This work would include an infrastructure and funding plan to cater for existing and 

future development. 

There is significant pressure to convert rural land to urban uses in the Dural locality as 

evidenced by the numerous planning proposals and Gateway Authorisations issued by the 

DP&E. Council has written to the relevant NSW Government Ministers and The Hills Council 

seeking their support on this issue to avoid an ad-hoc planning outcomes resulting from site 

specific planning proposals and the proliferation of seniors housing developments. 

Recommend:

identify land release areas for the North District to reflect the need for future urban 

development. In addition, the draft Plan should also identify the need for a clear vision for the 

rural areas in the region including an infrastructure and funding plan to cater for existing and 

future development. 

f) Arising from a submission from the NSW Rural Fire Service (RFS), housing precincts north of 

Asquith 

to enable the RFS to review its planning for bushfire protection guideline and to address 

emergency evacuation concerns and remain unresolved.  This issue has previously been 

raised by Council as a constraint to future housing delivery and should be an RFS rather than 

Council matter to resolve. 

Recommend:

new action for the RFS to finalise its review of planning controls for multi-unit housing on 

bushfire prone land and emergency evacuation strategy. Should the State Government 

accept the RFS opinion that land north of Asquith is constrained for future increased housing 

ng target should be reduced accordingly in the draft Plan. 
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3.3  A SUSTAINABLE CITY 

The sustainability priorities for the North District primarily relate to protecting and enhancing 

biodiversity, landscapes and waterways, management of coastal landscapes de

Green Grid, managing the Metropolitan Rural Area and planning for resilience. 

Key issues for Council 

a) 

Hornsby Shire which represents the largest LGA within the District. 

Recommend:

Hornsby Shire as comprising scenic foreshore and bushland areas.

b) ing the 

allocation of grant funds to local councils. The map does not include important open space 

projects for Hornsby, or identify future potential open space areas to meet an increasing 

demand for access to sportsgrounds. The draft Plan is also absent of funding strategies to 

support delivery of the identified projects. 

In addition, the objective of extending the urban tree canopy should equally apply to the 

transport agencies responsible for regional roads as Council does not control the land within 

these corridors.  Within local residential areas, power lines are an impediment to enhancing 

the tree canopy as pruning by electrical authorities limits the growth, form and effectiveness of 

street trees. 

Recommend:

Map and list with priority projects (p137), including the Hornsby Quarry Parklands and 

Westleigh Park (land which Council owns) which will be major destination parks when 

complete. 

Detail funding mechanisms available to councils to facilitate the delivery of the Green 

Grid network including costs associated with acquisition of new open space lands, 

construction of sport facilities, cycle ways and pathways. 

Include references to partnership opportunities with other government agencies such 

as the Department of Education and NSW National Parks and Wildlife Services to 

create more sportsgrounds and indoor sports centres.  These agencies manage large 

land holdings within the North District. 

Include the provision of cycle ways, footpaths and enhanced tree canopy along the 

Pennant Hills Road corridor, as a key project for the implementation of the Green 

Grid. 

Include an action to require new medium and high density housing developments to 

underground services to support the Green G

tree canopy. 
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c) The draft Plan identifies that urban development in the Metropolitan Rural Area will not be 

supported unless the planning authority has undertaken strategic planning in accordance with 

Sustainability Priorities 9 and 10.  As detailed in Issue 3.2 (e). Council has resolved (in part) 

to develop a clear vision for the rural areas in the region including an infrastructure and 

funding plan to cater for existing and future development. Therefore, Council is supportive of 

a strategic approach to addressing future urban pressures on rural lands. However, research 

suggesting the feasibility of agriculture should be balanced against the role the area plays in 

relation to housing diversity, which should equally b

Recommend: That Sustainability Priorities 9 and 10 be amended to reflect the resolution of 

Hornsby Council that the State Government work with Hornsby and The Hills Councils to 

develop a clear vision for the rural areas in the region including an infrastructure and funding 

plan to cater for existing and future development. A coordinated and holistic planning strategy 

is required for the area to avoid ad-hoc planning outcomes resulting form site specific 

planning proposals and proliferation of senior housing developments.

d) 

encourage offsetting over best practice precautionary approaches of mitigation and 

rehabilitation of bushland. 

Recommend:

provide a description of different approaches to protect biodiversity, and a balanced position 

on offsetting.

e) The draft Plan seeks to encourage the design of sustainable housing throughout the District. 

However, the actions do not provide a clear direction on how the priority would be 

implemented. 

Recommend:

further guidelines on how sustainable design outcomes would be achieved for dwelling 

houses within the current planning framework given the existing requirements of BASIX and 

the NSW Housing Code. 

f) The draft Plan notes that cars are the dominant mode for all trips and traffic congestion is a 

major issue in the North District. However, the plan only identifies existing policies and 

initiatives of the NSW Government. 

Recommend:

l Sustainability Priority.

4. DOCUMENT STRUCTURE 

The North District Plan will be a key planning document for agencies and the community into the 
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Current drafting of the document includes proposed amendments to A Plan for Growing Sydney,

details concerning public consultation undertaken to inform the draft Plan and research from a 

number of background papers. 

Key issues for Council 

a) The structure of the draft Plan is difficult to navigate due to the absence of clear references to 

actions and priorities dispersed throughout the document. 

Recommend: The Draft North District Plan be amended to: 

Provide a concise vision in the introductory chapter and key challenges for meeting 

employment and dwelling targets by 2036. The revised introductory chapter should 

also provide further explanation of the productive, liveable and sustainable Sydney 

vision. A separate explanatory note should be used to detail the background and 

procedural information. 

To improve readability, background and contextual information should be clustered 

together with actions and priorities, so that they can be read concurrently, and actions 

with the same outcome should be consolidated to avoid repetition. 

It is suggested that the following revised structure be consistently applied throughout 

the document: 

- Numbered priority with a heading and discussion; 

- Numbered issue with a heading and discussion; 

- Numbered action with a heading, steps for implementation and delegated 

Government and/ or Council responsibilities; and 

- Numbered consideration with a heading and a succinct list of general and 

(where relevant) place based matters of consideration for preparing 

Environmental Planning Instruments and evaluating Planning Proposals. 

b) 

of high quality urban renewal and Greenfield precincts requires a coordinated approach to 

infrastructure delivery with clear responsibilities for each relevant government agency. 

the need for intersection and road improvements on Pennant Hills Road and Carlingford 

Road. In response to these concerns, Council requested the then Department of Planning 

and Infrastructure defer the rezonings associated with the Housing Strategy until a written 

guarantee was given that the Government would deliver on all necessary infrastructure 

commitments to meet demands. The Minister subsequently made the Housing Strategy with a 

commitment that the Department would continue to work with the State authorities and 

Council to develop the necessary infrastructure plans. 

The proposed Infrastructure Priority List would assist with providing a more transparent 

approach to identifying priority infrastructure to support housing strategies and would assist 
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with providing local communities greater assurance that population growth would be matched 

with a proportionate improvement in facilities. 

Recommend: The introductory chapter should clarify the role, purpose and status of the 

Infrastructure Priority List, how population growth will be supported by this Plan and how the 

list of works will be funded and provided by other agencies. 

c) There is no discussion on how the North District fits within the framework of the three cities of 

the metropolis. 

Recommend:

to clearly describe the location and role of the North District in relation to the three city 

metropolis. Actions, outcomes and references to areas unrelated to the role of the North 

District should be removed. 

d) Rezoning Review (August 2016) identified 

the need for a stren

Guide to preparing planning proposals which was updated in August 2016. Currently, the draft 

Plan provides little guidance in relation to assessing how a planning proposal would be 

considered consistent.

Recommend: The Draft North District Plan be amended to: 

consistency with the final North District Plan; and 

Discourage proponent led planning proposals that are inconsistent with recently 

updated housing strategies, unless it can be demonstrated that a proposal would 

provide a significant public benefit (other than simply providing more housing). 

BUDGET 

There are no budgetary implications associated with this report. 

POLICY 

When finalised, Council will be required to give effect to the North District Plan via updated local 

strategies and amendments to the Hornsby Local Environmental Plan 2013.

CONCLUSION 

In November 2016, the NSW Government placed the draft North District Plan on public exhibition until 

the end of March 2017. The draft Plan includes actions and priorities relevant to the key planning 

outcomes of a productive, liveable and sustainable Sydney. 

Unlike previous Metropolitan Plans for Sydney, recent amendments to the Environmental Planning 

and Assessment Act 1979 now giv

to give effect to district plans as soon as practical after the plan is made. Therefore, the consistency of 

future amendments to the Hornsby Local Environmental Plan 2013 against the priorities and actions 
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contained within the draft North District Plan must be considered when undertaking or reviewing future 

strategic plans or planning proposals. 

It is recommended that a submission be made to the Greater Sydney Commission supporting the 

intent of the draft north District Plan, and suggesting amendments that would assist with addressing 

key local issues and future initiatives.

RESPONSIBLE OFFICER 

The officer responsible for the preparation of this Report is the Manager, Strategic Planning  Fletcher 

Rayner - who can be contacted on 9847 6744. 

JAMES FARRINGTON

Group Manager

Planning Division

FLETCHER RAYNER

Manager - Strategic Planning 

Planning Division

Attachments: 

There are no attachments for this report.  

File Reference: F2010/00554 

Document Number: D07134468 
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HUTCHENCE, 

THAT Development Application No. DA/1236/2016 for the Torrens Title subdivision of one allotment 

into two lots and demolition of an existing dwelling house at Lot 1 DP 20358, No. 32 Cardinal Avenue, 

Report No. PL12/17 and the amendment of Condition 27 to require: 

1. Planting of four Sydney Bluegums (Eucalyptus saligna) on the site, four metres clear of the 

proposed building envelope. 

2. A tree planting plan indicating the proposed location of the four Sydney Bluegums to be 

submitted for approval by Counci

trees.  

3. The trees to have a minimum height of three metres when planted and be obtained from a 

specialised native nursery contracted to grow the trees from local seed stock. 

FOR:  COUNCILLORS ANISSE, AZIZI, BERMAN, BROWNE, COX, HUTCHENCE, 

RUSSELL, SINGH AND TILBURY 

AGAINST: NIL  

4 PL9/17 Draft North District Plan 

(F2010/00554) 

Note: During discussion of this item, when reference was made to South Dural by Public Forum 

speakers and Councillors, COUNCILLOR ANISSE declared a Significant Non-Pecuniary Interest 

Minutes). The nature of the interest was stated by COUNCILLOR ANISSE on the Declaration of 

Intere was not present at, or in 

sight of, the meeting for the remainder of discussion or voting on the item.

Mr John Inshaw, of Galston addressed Council regarding this item. 

Ms Emma Heyde, of Cheltenham addressed Council regarding this item. 

Mr Ross Walker, on behalf of Beecroft Cheltenham Civic Trust addressed Council regarding this item. 

Mr Vincent Del Gallego, of Cherrybrook addressed Council regarding this item. 

Mrs Malena Del Gallego, of Cherrybrook addressed Council regarding this item. 

RESOLVED ON THE MOTION OF COUNCILLOR TILBURY, seconded by COUNCILLOR BROWNE, 

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

1.
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of 22,000 jobs. 

2. Ensuring that priority road and open space projects to support future population growth are 

incorporated in the revised Plan. 

3. Ensuring the staging of the 20 year dwelling targets to align with local housing strategies and 

infrastructure delivery plans. 

4. Supporting the strategic approach for urban development in the rural area, subject to the 

NSW Government assisting the development of a clear vision and infrastructure plan. 

5. weight to local 

planning strategies when considering proponent led planning proposals. 

6. Greater recognition of the heritage qualities of the North District and providing greater priority 

to heritage conservation in the consideration of planning proposals and development 

applications in the District. 

FOR:  COUNCILLORS AZIZI, BERMAN, BROWNE, COX, HUTCHENCE, RUSSELL, 

SINGH AND TILBURY 

AGAINST: NIL 

5 PL10/17 Reporting Variations to Development Standards 

(F2004/07599) 

RESOLVED ON THE MOTION OF COUNCILLOR TILBURY, seconded by COUNCILLOR 

HUTCHENCE,

FOR:  COUNCILLORS ANISSE, AZIZI, BERMAN, BROWNE, COX, HUTCHENCE, 

RUSSELL, SINGH AND TILBURY 

AGAINST: NIL 

INFRASTRUCTURE AND RECREATION DIVISION 

6 IR1/17 Proposal To Create Electricity Easements on Community Land at 

Waitara Park 

(F2015/00238) 

RESOLVED ON THE MOTION OF COUNCILLOR TILBURY, seconded by COUNCILLOR 

HUTCHENCE,


