
Draft submission to Greater Sydney Commission on North District Plan – due 
31/3/17 
 
Dear … 
 
The Hunters Hill Trust wrote to you in October (see our letter attached) 
regarding the formation and role of the Greater Sydney Commission and 
expressing our interest in seeing the outcomes of the Commission’s work 
result in enhanced protection for natural and built heritage and excellence in 
design for new development.  As stated, we have been actively contributing to 
the recognition and retention of heritage as a priority for almost 50 years.   
 
In light of having a greater level of information now on what is being proposed 
through the draft District Plans, and following our attendance at local 
consultation forums, we wish to provide this further submission in relation to 
the consequences for the natural and built heritage of the North District.   
  
Guiding principles for the Commission 
Under its legislation, the principal objectives of the Commission in exercising 
its functions are as follows: (a) to lead metropolitan planning for the Greater 
Sydney Region, (b) to promote orderly development in the Greater Sydney 
Region, integrating social, economic and environmental considerations with 
regard to the principles of ecologically sustainable development contained in 
section 6 (2) of the Protection of the Environment Administration (POEA) Act 
1991, (c) to promote the alignment of Government infrastructure decision-
making with land use planning, (d) to promote the supply of housing, including 
affordable housing, (e) to encourage development that is resilient and takes 
into account natural hazards, (f) to support ongoing improvement in 
productivity, liveability and environmental quality, (g) to provide increased 
opportunity for public involvement and participation in environmental planning 
and assessment in the Greater Sydney Regions.   
 
The POEA Act states that … ecologically sustainable development requires 
the effective integration of economic and environmental considerations in 
decision-making processes.  Ecologically sustainable development can be 
achieved through the implementation of the following principles and programs:  
(a) The precautionary principle—namely, that if there are threats of serious or 
irreversible environmental damage, lack of full scientific certainty should not 
be used as a reason for postponing measures to prevent environmental 
degradation.  (b) Inter-generational equity—namely, that the present 
generation should ensure that the health, diversity and productivity of the 
environment is maintained or enhanced for the benefit of future generations.  
(c) Conservation of biological diversity and ecological integrity.  (d) Improved 
valuation and pricing of environmental resources. 
 
The Trust questions whether adequate attention is being paid to the important 
principles of ESD in the formation of the District Plans.  During the 
establishment period for the Commission and the drafting of the six District 
Plans, the level of development across our city and suburbs has continued 
alarmingly.  It is against this backdrop that we are assessing the projections 



outlined in the Plans.  We see all around us the rapid change occurring and 
experience the sense that the future has already arrived.  Nature and heritage 
will not be the winners from the ongoing expansion of our city and we 
question the assumptions on which this planned growth is based.    
 
We also question the role of demographers in accurately predicting what this 
growth will require in terms of infrastructure such as public transport links, 
sewerage capacity, new schools and other amenities. 
 
Targets for the North District Plan  
The Greater Sydney Commission’s Plan for the North District sets out a target 
of 25,950 additional dwellings by 2021.  This includes 150 in Hunters Hill, 300 
in Mosman, 1,250 in Willoughby, 1,900 in Lane Cove, 3,000 in North Sydney, 
3,400 in Northern Beaches, 4,000 in Ku-ring-gai, 4,350 in Hornsby and 7,600 
in Ryde.  The overall target for Greater Sydney is 189,100 additional dwellings 
in this time frame, although the Commission is working towards a 20 and 
ultimately 40 year “vision”.  
 
There is no comfort in Hunters Hill itself being allocated only 150 extra 
dwellings.  At this time, new high-rise developments are being built and 
proposed within this municipality at Gladesville, as you know.  We are looking 
beyond our locality and also at the broader LGA that will include Ryde and 
Lane Cove following the State government’s determination to amalgamate.  
Between them a further 10,600 dwellings are proposed - but where is the 
detail on infrastructure, schools and amenities to support this target on top of 
what is recently built and being built, let alone what is to come over the next 
decades? 
 
The strategy spelled out in the Towards Our Greater Sydney 2056 document 
is based on anticipated population growth rates averaging 1.6% p.a. On page 
8 there is this statement –  "Greater Sydney is experiencing a step change in 
its growth with natural increases (that is, an increase in the number of births) 
a major contributor.  We need to recognise that the current and significant 
levels of growth and the forecast higher rates of growth are the new norm 
rather than a one-off peak or boom.”   
 
The Department of Planning website shows this statement to be incorrect 
(www.planning.nsw.gov.au/projections).  The assumed number of migrants is 
the major contributor.  Out of total growth of 2.7 million over the period 2011-
36, 1.3 million is natural increase and 1.4 million is net migration. 
 
As the Department’s website states, Sydney’s migration projections are based 
on Australia’s current permanent migration policy position - 
http://www.planning.nsw.gov.au/Research-and-Demography/Demography/Population-
projections/~/media/51436E7733FF4E9C97084C750C8F51E9.ashx 
 
This migration is far higher than historical levels that were less than half 
current levels.  Why should high migration be the “new norm”?  How is this 
rate of growth justifiable, how will it be managed and why is it mainly 
concentrated on our two largest cities already struggling with urban sprawl?   

http://www.planning.nsw.gov.au/projections
http://www.planning.nsw.gov.au/Research-and-Demography/Demography/Population-projections/~/media/51436E7733FF4E9C97084C750C8F51E9.ashx
http://www.planning.nsw.gov.au/Research-and-Demography/Demography/Population-projections/~/media/51436E7733FF4E9C97084C750C8F51E9.ashx


 
It is clear that Sydney is unable to cope with the growth that has occurred 
since 2011.  Days of rain already impede traffic, create major disruption and 
see dangerous volumes of stormwater, including overflows from Sydney 
Water’s inadequate sewerage system, flowing to our highly valued waterways.   
 
The current level of migration is not beyond control as it can be reduced by 
the Federal government.  We would expect the Commission through the NSW 
state government to exert its influence as far as possible in order to achieve 
its stated goals for a “productive, liveable and sustainable” city.  This scenario 
appears a greater unreality with every year that passes. 
 
Quality of development 
The high-rise development currently occurring is mostly lacking in aesthetics 
and excellence of design.  The desire expressed by our government for 
Sydney to be a “global city” will not be realised by the poor standard of 
building and the greedy use of space permitted that gives so little back to the 
community and leaves residents with unusable balconies due to the level of 
traffic pollution from the choked roads below. 
 
If developers are to be permitted their apparently unstoppable charge through 
our suburbs, the sense of place and ownership that local residents now enjoy 
will be lost.  At a time when the concept of “shared responsibility” via 
volunteering and committed citizenship is being promoted by government at 
many levels as a vital component in achieving many social and environmental 
goals, we are losing that most fundamental need to share in determining the 
shape and form of the places where we live.  The citizens of Sydney are not 
being given any real say on this dramatic change to our city.    
 
The Commission’s public exhibition process is occurring while there is a 
steady stream of deadlines for community response to government proposals 
to alter how planning is legislated and implemented in ways that will 
substantially change how we live and remove hard fought for gains.  It is 
hardly surprising if the community is becoming overwhelmed, frustrated and 
disengaged.   
 
Loss of cultural heritage and local amenity 
To reiterate, there is a need to protect the character and amenity of a local 
area which has been built up over time.  Neighbourhoods act as a social hub 
within which people identify and become involved.  They strongly value their 
cultural heritage and green open spaces with schools, shops and amenities 
within reasonable walking distance.  The imposition of change without 
adequate licence from the community disrupts social cohesion and stability.   
 
The local neighbourhood and its cultural history needs to be respected and 
not viewed as standing in the way of profit-driven high intensity development, 
with suburbs succumbing to a one-size-fits-all model.  The extension of 
Exempt and Complying Development Codes will further remove local control 
over the building of new dwellings if scant attention is to be paid to existing 
heritage, environmental values and distinctive character.  



 
District Plans need to be amended to address the following: 

 Strategies to implement the principles of Ecologically Sustainable 
Development must be clearly specified throughout the document;   

 Systems are required to ensure that heritage items and Heritage 
Conservation Areas are fully identified and protected from demolition 
and/or inappropriate development;   

 Protection of key sites of national and regional significance, including 
Gladesville Hospital for its heritage and open space values;   

 Strategies to reduce waste of resources from demolition of useable 
homes and buildings.  Focus on adaptive re-use and a resource tax to 
place a value on the benefits of retention of existing buildings;   

 Policy relating to design excellence to be clearly defined and 
implemented.  BASIX to be upgraded to ensure maximum sustainability 
measures;   

 Greater oversight and accountability to manage the role of private 
certifiers, including the requirement for heritage impact assessment as 
part of all development proposals;     

 Protection of biodiversity and preservation of the ‘Green grid’, particularly 
remnant bushland, urban tree cover and wildlife habitat corridors;    

 Security for remnant Cumberland plain vegetation and vital waterways 
that are endangered by proposed excessive development in western 
Sydney; 

 Ensure Sydney’s food security by keeping further residential development 
away from the remaining peri-urban agricultural lands;   

 Recognition of the value of gardens and the ecosystem services they 
provide as carbon sinks, havens for biodiversity, retention of rainwater 
and avoidance of stormwater pollutants flowing to waterways and 
wetlands;   

 Plans to improve public transport systems rather than relying on 
damaging and costly major roads such as Westconnex.  

 
There is an ominous sense of a development juggernaut in charge, leading 
many to feel powerless to change or influence what is being delivered to our 
suburbs, with more of the same to come.  As it stands, options are on offer 
within a very narrow band determined by a state government that relies on 
housing and development as its chief economic driver and is demanding a 
rapid rather than an excellent standard of delivery from the developer lobby.   
 
Nevertheless, the Hunters Hill Trust wishes to remain engaged with the work 
of the Greater Sydney Commission and the debate around the choices 
available to us.  We hope you will give our submission due consideration.   
 
TC, President, HHT 



 
 

  
 
 


