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Submission on Greater Sydney Commission Draft District Plans and proposals 

24 March 2017  

To whom it may concern 

My comments are as a resident of Epping and as such my focus is on the Draft West Central District 
plan and the needs of Epping.  I also write from the perspective of a long-term resident of Sydney 
who is tired of conversations about how suburbs in Sydney are being destroyed.  I would like to see 
much better planning for Sydney including in some of the lower socio economic suburbs and 
especially the urban transport hub suburbs.  Epping has been designated for urban activation and 
the Town Centre is to have an additional 3,750 dwellings without any additional infrastructure for 
roads, parking, open space, commercial space and schools being planned.  This is a recipe for 
disaster and I hope the District Plans can improve this situation.  

I note that Epping is not identified on any of the maps or figures included and I would like to see this 
rectified.   

The Greater Sydney Commission’s plan for a metropolis of 3 cities including Liverpool, Parramatta 
and the Harbour City is a good theory.  However, the climate in Liverpool is usually hotter than the 
rest of Sydney and you will need to address this if you want to attract more people.  I suggest 
making an artificial lake like Lake Burley Griffin to attract people to Liverpool.   

The idea of providing 30 minute cities sounds good.  However, it is not always possible to live in the 
same suburb or surrounds to where one works.  At present, it can take up to 30 minutes just to get 
in or out of Epping by car and to reach our destination catching a train or bus is not much quicker.  
There are also a number of traffic congested areas throughout Sydney to transverse to access places 
of employment.  So there is a lot of work to be done to facilitate having 30 minute cities.  Please 
note that Epping is currently losing commercial space and there will soon be very few jobs for people 
in Epping as we become a very overcrowded dormitory suburb.  I would like to stress we would like 
to become more than a dormitory suburb.  

The Draft West Central District Plan provides good theories to be followed.  However, the delivery 
and the processes for ensuring that the actions, principles and priorities are followed appear to need 
tightening up.  I say this from the perspective of having watched planning proposals and 
development applications lodged with little or no regards for the Local Environment Plans and/or 
the Development Control Plans.  While good guidelines may be put in place the economics seem to 
ensure they are overruled to the detriment of local communities.  Ways to prevent this need to be 
embedded into the District Plans. 

The District Plan refers to increasing housing choice and diversity in housing.  Sadly, the reality is 
most of the new apartment buildings in Epping and surrounding suburbs are generic in appearance 
and size.  There is a lack of diversity.  They do not offer a real choice and the variety of housing is 
diminishing as all our old houses are being demolished and replaced with soulless buildings.  Please 
give us some bigger apartments to purchase if we wish.  

The West Central District Plan p.25 makes a pledge to ‘support clean air, green spaces, vibrant arts 
and cultural activities’.  However, Sydney is currently experiencing a greatest loss of air quality, 
green spaces and the Australian culture local ever seen.  Trees are being removed in the 1000s per 
week and green spaces are being given over to development.  The Australian culture of having local 
pools is ending as local councils hand over valuable land with community swimming pools for 
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development.  The Australian culture of having a backyard and the hills hoist clothes line is also 
being eroded.  Meanwhile those who cannot afford a million dollar plus house must live in a small 
apartment with insufficient space to swing a cat.  I would like to hold the GSC to this pledge.   

I believe the Greater Sydney Commission (GSC) needs to set up a process for residents to have a say 
about Planning Proposals and Development Applications.  I have been told by the West Central 
District Commissioner I cannot speak to him or any GSC staff about the Forest Park Epping Planning 
Proposal as it would present a ‘conflict of interest’.  This seems the opposite to community 
empowerment.  I hope the same rule is afforded to the developer to provide an even playing field.  
This makes it difficult for local residents to have input into major developments in our community.  
The GSC needs to address the matter of community consultation if it is to play a role in shaping 
Sydney along-side local residents.  Otherwise GSC will remain out of touch with the real needs of the 
community and will be designing a city based on theories.  

Do the Draft District Plans address the problems of urban development in Sydney?  The mantras of a 
productive, liveable and sustainable city are a good start.  I would like to see more ‘should do’ and 
mandatory requirements not just generalised guidelines in the District Plans.   

My comments on the West Central District Plan include:  

3. A Productive City  

Efficient transport and access is required to provide a productive city.  I would like to suggest the 
Greater Sydney Commission includes in the plans ways to decrease our dependence and need for 
cars.  It is not good enough to cram us into transport hubs with little or no social infrastructure to 
support the increase in the population of these suburbs (eg Epping).  The fact remains we need cars 
for sporting, social, shopping and work related travel.  

There is currently a trend to build high-rise along our main road arteries with little or no setback.  
This does not allow for road widening in the future.  It also prohibits future support for walking and 
cycling lanes to be installed in these road arteries.  The setback for these developments needs to be 
increased to allow room for this infrastructure to be implemented as required now and in the future.   

The renewal and revitalisation of Epping Town Centre. The planning for a productive city needs to 
include Epping and not just a few commercial centres.  Epping is becoming less productive as we lose 
our commercial space to residential towers.  This is to the detriment of the productivity and 
liveability of our suburb.  Epping is also yet to have a Town Centre plaza or square determined.  It 
would be good to have this planned before any further development proceeds.  

Tourism is noted, with visitors allegedly going to enjoy landscapes of rural areas.  Meanwhile our 
rural areas are being targeted by councils as lucrative areas for redevelopment.  For example, 
Hornsby Shire Council is dealing with the NSW Department of Planning and Environment to have 
South Dural rezoned and get the NSW Government to pay for the infrastructure in spite of receiving 
6,000 submissions against this development.  GSC needs to identify and ear mark rural areas for 
tourists for protection, or they will be gone within 5 years.  

A productive city is also an attractive city in which to live.  If Sydney continues to have large concrete 
structures without open spaces people will become restless to move, unhappy, obese and their 
mental and physical health will decline.  This will result in people being less productive.   

The GSC also needs to consider the economic impact of replacing all the poor-quality buildings 
recently built or under construction in the future.  I have heard the new buildings are only designed 
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to last 30 years.  Imagine the costs society will incur replacing them.  Improved monitoring for 
compliance with the quality of buildings is required.  Please bring back council inspections even just 
as spot checks.  Also please tighten building codes and standards so Sydney has housing which is 
designed to last more than 30 years.  

4. A Liveable City  

The Liveability Framework provides a good framework but how will this be enforced, legislated, 
monitored and funded? 

Within the Liveability Framework it is stated to provide ‘appropriate housing for all’.  Who qualifies 
what is ‘appropriate housing’?  At present, it seems to be the market place.  The newer and new 
apartments in Epping are all very small.  This is not appropriate for young families, and I personally 
like to have more space to accommodate my lifestyle.  However, this is what has been determined 
as ‘appropriate’ development for Epping.  Why can we not have some larger luxury apartments like 
Chatswood?  I would like to see the GSC have the power to ensure more variety in housing including 
the size in the transport hub suburbs such as Epping.  We cannot all afford mansions on the harbour.  

The Liveability Framework includes ‘urban design excellence by delivering high quality design that 
supports community … and enhances community assets and character’.  I agree entirely with this.  
However, each day I hear of community assets and character being lost.  Examples include the loss 
of the 100-year-old trees in Randwick to provide space for a light rail, the loss of beautiful heritage 
homes in Haberfield for the West Connex.  Local residents in Epping have had to form Save Epping’s 
Pool to keep the community asset of the pool as have other suburbs.  The heritage Forest Park is 
under threat. Epping is also rapidly losing its character with the loss of trees and old homes.  The 
style of development in Epping shows no regard for community assets or the character of the 
suburb.  Each time an old home is sold it is demolished and the block is cleared of all vegetation and 
it is replaced with a project home which is too large for the block.  There is no quality in design in the 
new buildings in Epping.  Please drive along Carlingford Road or down Forest Grove and you will see 
examples of what I am saying.  Is washing visible on the balconies and no space between the 
buildings really ‘high quality design’?  

4.2 Liveability Priorities include the fostering of cohesive communities and conserving heritage and 
unique local character.  These are great words but how can the GSC ensure this?  The local identity 
of Epping is being eroded and will soon be lost.  What can the GSC do about this before it is too late?  
There are 3 Epping Heritage Conservation Areas currently under review including Rosebank Avenue, 
Essex Street and East Epping.  No doubt this will result in the removal of these heritage conservation 
areas and the rezoning of this land for high-rise.  This will help to address housing shortages, 
increase dwellings in the Epping Transport Hub etcetera.  However, no thought is given to the 
resulting loss of character, suburb identity, vegetation, trees and history of Epping.  This will not help 
to form a cohesive community.  It is just creating a crowded, ugly suburb with major traffic 
congestion problems in which no one wants to live.  

4.2 Liveability Priorities also includes to create opportunities for more recreation and community 
facilities.  As noted above the push is on to close community pools.  The shared use of land will 
diminish its recreational use (eg golf courses).  The government and councils are doing deals with 
developers to give parcels of open space to developers including bushland formerly available for 
community use.  RE1 Public recreation land is rapidly being rezoned to R4.  I hope the GSC can 
prevent the loss of our recreation space.  The planning for and the legislation and regulation of this 
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needs to be increased.  Please draw up a recreational land and open space map for Epping to which 
developers must/should adhere.  

I can see there is opportunity to develop and enhance Epping Aquatics Centre (Dence Park) as a 
major place for recreation and community facilities.  It has the space to expand.  As Epping’s 
population expands by 10,000 plus people living in apartments and Macquarie Park grows it can 
become a great and well utilised resource.  It could rival the Ryde Aquatics Centre.  It could help to 
put Epping back onto the map.   

4.3 To improve housing choice the Draft Plan notes the nature of demand varies by location.  I hope 
this allows for variances and differences in needs within the one location.  It seems there are no 
variances in the new buildings in Epping.  They are all very small apartments in which I would prefer 
not to live.  

P86. Typo in 4th last line ‘sistrict’ housing strategy instead of district.  

As noted in the media in relation to housing supply there is the problem of many units being 
purchased by overseas investors remaining empty.  This in turn causes a further increase in supply 
which may not be necessary.  Please note this is not just for new apartment blocks.  The GSC and 
Australian Government need to review the issue of multiple empty units and implement strategies 
to address this problem such as a take on vacant buildings.  It is not uncommon for a house in Epping 
to have owners who predominantly live overseas who leave their home vacant for the majority of 
the year.   

Boarding houses can also cause concern with neighbours and makes a street less liveable.  I suggest 
some regulation about boarding houses in the suburbs is developed as part of the District Plans.  I 
also think it would be good to clamp down on ordinary houses being used as boarding houses for 
overseas students.   

Housing targets need to be coupled with infrastructure targets.  It is not enough to cram more 
people into a suburb without adequate infrastructure.  This includes provision for children living in 
apartments.  

The District Plan notes 5 year and 20 year targets.  Is there a process for reigning in the development 
to stretch it out over the 5 or 20 years?  The Urban Activation Precinct increase in housing targets 
set for Epping was to be reached by 2031.  However, it is likely to be reached by 2017.  Minimum 
targets are noted but what about maximum targets.  Local residents have to live with the 
consequences of rapid development for which there is no infrastructure in place. This is unpleasant 
and does not provide a liveable city.  The one size fits all approach to transport hubs is also not 
creating a healthy place for residents (eg in Epping) and conducive to making a liveable city.  This 
development needs to be done with proper urban planning and adequate infrastructure support.  At 
present the system seems to be lots of buildings which do not interact or connect properly due to 
being designed to accommodate the developers’ needs rather than the community’s needs.   

I would like to see stringent rules for land release, as Sydney is at risk of losing large masses of crown 
land including waterway catchment areas and wildlife corridors.  We need trees and vegetation to 
provide good air quality as well as green open spaces for our health.  These open spaces are quickly 
being lost as land release is occurring.   

Re affordable housing.  I think this needs to be looked at holistically and some issues relating to this 
are outside the scope of the GSC.  I get annoyed when I see people who complain about not being 
able to afford housing while still having overseas trips each year and living lavish lifestyles.  I do not 
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believe it is fair for the honest tax payer to then have to subsidise these peoples’ housing or rent.  
On the other hand, I agree our society has a responsibility to support those with genuine needs.  I 
think there needs to be more exploration of shared purchasing of housing etcetera 

4.4.6 I totally agree with the need to facilitate integrated infrastructure planning.  The problem lies 
with the question of who funds this and who benefits.  Often developers will baulk at paying for 
infrastructure.  Or we have situations in which private companies build roads for which the public 
must pay exorbitant tolls.  Or railway lines are built which do not fit with the rest of the Sydney Rail 
Network.   

The District Plan notes the Draft Policy on Urban Design and Architecture’s seven principles.  These 
are great principles but can they be enforced?  I do not see these principles demonstrated in Epping.  

Action L13 It will be good to see guidelines developed for a safe and healthy built environment.  
However, will the developers bother to follow them if it means they will lose money?  Again this is a 
good theory but needs to be given real power to be effective.  

4.6.3 Enhance walking and cycling connections.  As stated above the new developments on main 
roads have such limited set back there is no scope for cycling tracks unless you place cycling 
subways/tracks under the footpaths or roads.  Cycling tracks need to be installed before the 
development and not after.  Sydney is very hilly in parts and this topology needs to be seriously 
considered when planning for cycling tracks.   

There needs to be more than the Principle Bicycle Network to cater for internal local suburbs travel.  

Pages 122, 127 and 128 These maps need to include Epping 

Comments are made about heritage and support for heritage.  Clearly what is in place to preserve 
heritage at present is not working.  There has been a complete disregard for heritage in Epping and 
many other parts of Sydney.  Much work needs to be done to save Sydney’s heritage items.  I see 
this of high importance.  

4.7.3 It is good to include creating opportunities for more recreation and community facilities in the 
District Plans.  Meanwhile local council pools are being sold off, bowling greens are being rezoned, 
parks built on and council car parks and libraries being given to developers for development sites.  It 
will be good to see this actioned.  

4.7.4 Shared spaces. I think the sharing of golf courses is nothing more than opening the way for 
developers to access this land.  Let’s be realistic, there will be no sharing.  

I agree with the need to support services, education and child care.  Maybe there needs to be a tax 
on immigration to pay for the increase in the need for these services the increase in our population 
is creating.  Or encourage immigration to country towns to take some of the pressure off Sydney.  

I would like to add to the liveability of Sydney consideration for coal seam gas exploration.  Stories in 
the media of homes in which children live being affected with the leaking gas should be prevented at 
all costs.  I hope the GSC includes something about this to help make Sydney a liveable city.  

THE DIRECTION IN WHICH SYDNEY IS CURRENTLY HEADING IS NOT CREATING A LIVEABLE CITY.  
PLEASE TAKE URGENT ACTION TO RECTIFY THIS.  
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5. A sustainable city 

I would like to stress the urgency of looking at energy use in developing a sustainable city.  The 
points I wish to raise include: 

• Provision for drying clothes other than clothes dryers.  A friend of mine told me when her 
daughter moved back to the family home from an apartment she automatically threw all her 
clothing into the clothes dryer.  My friend had to re-educate her to use the clothes line.  I 
live in an older style of apartment block which has a clothes line for those who wish to use it.  
I am fortunate I have a laundry and sunroom in which I can hang clothes to dry.  I would like 
to suggest that communal clothes lines are provided on the top of apartment blocks or a 
communal room in which clothes can be hung to dry.  As an alternative, each unit can have a 
space designated for clothes drying.  The use of balconies for this purpose looks terrible.  

• Building for the Australian climate.  So often I see new buildings with glass sliding doors 
facing into the hot westerly sun, no eaves and flat rooves.  All the mature trees are removed.  
The occupants in these new apartments would have to rely on air-conditioning to survive.  

• Legislation requires for apartment windows to have safety locks fitted to our windows for 
child safety.  This means we cannot always rely on cross ventilation and once again 
apartment dwellers are dependent on air-conditioners.  This needs to be addressed.  

• Please note the fuel consumption for Epping residents will increase dramatically once the 
right-hand turn from Langston Place onto Epping Road is blocked and all the new residents 
find themselves in constant traffic jams.  This is not good for creating a sustainable 
environment and city.  

• People living on or near the railway line in Epping will need to keep their windows closed 
and the air-conditioners on due to the noise of the goods trains.  Is building apartment 
towers next to railway lines really providing people with a nice place to live?  I hope they 
have double glazing and most windows are away from the railway line.  Likewise living on 
busy roads is noisy and smelly and it is best to keep the windows closed.  Is that the best 
people can be offered? 

• I would like to see solar panels at Epping Station to provide energy for the escalators.  

The District Plan states to protect, enhance and extend the urban canopy.  Meanwhile the councils 
are making plans to develop rural areas, City of Parramatta receives approximately 95 tree removal 
applications each month, trees are being lost and green space is being built upon.  Multiple mature 
trees have been removed for properties being developed in Epping.  They cannot be replaced as 
once the buildings are completed there is insufficient root space for large trees to grow.  Saying this 
can be offset is no help to local residents.  I have noticed a marked decline in the air quality in Forest 
Grove, Epping since we have lost 100s of trees to make way for the building of apartment blocks.  I 
have concerns for the future generations and predict there will be a huge increase in respiratory 
problems.   

Please protect our rural land and I endorse any actions taken by GSC to do this.  As you would know 
there is a rezoning application for South Dural before Hornsby Shire Council which includes building 
on biodiverse areas along waterways, rural land and near national park land.  The proponents for 
this rezoning have no regard for protecting or enhancing the urban canopy and the rezoning of this 
land will be the loss of an area which is the lungs of Sydney.  

I also have concerns for our wildlife as trees and green corridors are removed to make way for urban 
development.  As trees are removed in Epping I hear possums fighting to re-establish their 



Page 7 of 8 
 

territories.  I also miss hearing the birds’ songs in the mornings now their trees in my street have 
been removed.  There is nothing attractive about living in a concrete jungle like rats in a cage. 

5.3 I am glad consideration is given for protection of waterways.  Unfortunately, I am not seeing this 
in practice and I predict a huge problem relating to this will soon occur in Epping and nearby 
suburbs.  If the Essex Street Heritage Area is rezoned then the catchment area in Epping for Terrys 
Creek will be inundated with high-rise buildings.  I hope staff in the GSC have observed what 
happens on Sydney’s high-rise sites.  After the removal of all trees and vegetation large masses of 
Sydney basin sandstone are removed for each large building to make way for basement parking.  
This includes multiple buildings along the Parramatta River.  I have seen much water pooling in the 
building sites in Epping which the builders need to pump out.  This must interfere with the water 
table and the water flow into our waterways.  How much loss of water flow due to the change to the 
ground rock can a city sustain?  I think this needs to be researched and actions taken before our 
waterways are completely destroyed.  I would like to see Terrys Creek added to the West Central’s 
District Plan for waterways for protection.  

Page 144.  I look forward to more protection of Parramatta River. Please implement regulations to 
assist with keeping the building development back from the foreshore to protect Parramatta River.  
At present parts of the River have little or no set back from the River and no space between the 
buildings.  This design does not support biodiversity, is not attractive to look at and ultimately is not 
good for the River or peoples’ health.  

5.4 I agree with the need for strategic planning in relation to protecting and enhancing biodiversity.  
To enforce this there needs to be changes to the process for approval of planning proposals and 
development applications.  At present they are assessed on a site by site basis with no regard for the 
overall impact.  The result is a conglomeration of buildings which does nothing to protect or enhance 
biodiversity.  Without a process for local residents to speak with District Commissioners and their 
staff about specific planning proposals or development applications there needs to be a way for the 
GSC to capture local knowledge and needs in relation to biodiversity as well as other local needs.  
Otherwise GSC is operating in a vacuum based on theories etcetera  

Page 149 The need to reduce the cost and timeframes for development approvals is noted.  In 
theory this sounds good and I understand the GSC, NSW Government and councils are under 
pressure from developers in relation to this.  However, the developers need to know there will be 
significant delays when they put in unreasonable applications for which there is no infrastructure, 
which impact on biodiversity and destroys the character of the suburb.  In Epping we are seeing 
outrageous planning proposals which have no regard for the environment or public interest.  These 
should be delayed.  Implementing processes whereby these can be quickly approved provides no 
community benefit for local residents.  I would like to see clearer guidelines on what represents an 
unreasonable application and those who do not pass the test are automatically knocked back 
without wasting GSC, council, government and residents’ time.  I hope we do not go down a very 
slippery slope with regards to rushing through many inappropriate applications with a disastrous 
outcome in the not too distant future.  For example, Epping has numerous high-rise apartment 
blocks approved and being built with no provision for open space for the 1000s of residents.  

Page 150 I do not support the biodiversity offsets and credits promoted.  I have seen too much 
destruction of vegetation and biodiversity and hence the loss of character of suburbs to support this.  
This is open to abuse.  Once the biodiversity of an area is lost it is lost for ever.  Bringing in money 
and the sale of credits is open for abuse.  While not specifically related to biodiversity please look at 
Epping and what has been traded for ‘community benefit’ by Hornsby Shire Council.  Epping is 
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destroyed while the ‘community benefit’ money will be spent elsewhere.  Likewise biodiversity, the 
environment etc of a suburb can be destroyed and the money spirited off to some distant place.  

The green grid can be expanded and made bigger.  The more trees protected the better.  Forest 
Grove, Epping is so much hotter since we lost our mature trees.  

Page 152 please add Epping to the map.  

Page 156. I endorse developing support and tools and methodologies for local open space planning.  
However, I question if councils and developers will bother to follow a toolkit.  Stronger regulations 
and legislation is required to ensure future developments include open space.  There also needs to 
be clear criteria for what is useful open space and it is not to be blurred with set-backs.  A corridor 
between 2 high-rise buildings is not useful open space.   

Page 160. I fully support discouraging urban development in Metropolitan Rural Areas.  These areas 
are crucial for keeping our city’s air quality healthy, providing places to visit etcetera  

It is good GSC support the Paris Agreement.  It is good the District Plan includes policies and 
processes relating to climate change. 

Waste management is a huge issue.  Will GSC run education programs relating to this?  Also can the 
GSC encourage manufacturers to make more durable products and for builders to build homes 
which will last.  Imagine the landfill when all the poorly built buildings need replacing.  Everyone 
knows the new buildings are poor quality (and largely cater for the overseas market) yet no one 
does anything about it.  It is all very well for overseas investors to buy these apartments now but 
generations of Australians will have to wear the real costs of destruction of our environment with 
tree removal, congested traffic and the cost of repairing or replacing these buildings in the future.  

Page 168.  I have seen a marked reduction in air quality in Sydney with the development boom.  We 
no longer enjoy good air quality.  Pollution management needs to be a priority.  Stopping the 
removal of so many trees would be a good start.   

As noted above I have found there to be a marked increase in the temperature of Forest Grove, 
Epping with the loss of trees.  This includes a tree removed due to Ausgrid contractor’s 
incompetence and not following guidelines for root protection.  This could have been avoided if 
there were tighter monitoring systems.   

Thanking you for your consideration of my comments. 




