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30 March 2017 
 
North District Commissioner 
Greater Sydney Commission 
PO Box 257, 
Parramatta NSW 2124 
 
Dear Dr Dearing 
 
Submission on the North District Plan 
 
STEP Inc is a local community-based environmental group, with a membership of over 400 in the 
Hornsby/Ku-ring-gai area. Our group has considerable experience in environmental issues and 
regenerating and preserving natural bushland and native vegetation. 

We are writing primarily in respect of the North District Plan (NDP) but many of our comments also 
apply to other districts. As STEP’s primary concern is the preservation of natural bushland we 
confine most of our comments to aspects of the NDP as they apply to bushland and development 
that will affect the health of native vegetation. 
 
The Plans are plans for growing Sydney. They must also be plans for protecting Sydney. Sydney is 
lucky to be sited in an area with a unique environment of high biodiversity. It is not only national 
parks that contain these species but there are also significant areas in council managed parks and 
reserves, on private land and lining streets. The NDP must ensure that these areas are conserved 
and a precautionary approach is taken to ensure that biodiversity is maintained and improved. We 
have a responsibility to ensure that Sydney’s green character Is preserved for future generations to 
enjoy. 
 
Our comments below are linked to a selection of actions identified in the NDP. 
 
Methods of Increasing Number of Dwellings in Residential Areas 
 
We welcome the criteria identified for deciding where increased capacity should be located relating 
to infrastructure , jobs and transport, particularly (P93) 

• “ Consideration of heritage and cultural elements, visual impacts, natural elements such as 
flooding, special land uses and other environmental constraints. 

• Consideration of local features such as topography, lot sizes, strata ownership and the 
transition between the potential area and existing nearby areas.” 

 
These criteria are in conflict with the statements made in support of the use of medium density 
housing to renew older housing “around local centres and within the one to five kilometer catchment 
of regional transport”. The North District is mostly characterised by hilly areas dissected by 
creeklines and waterways. Transport links are generally along ridgelines or are restricted to a few 
waterway crossings. It is likely that areas within one to five kilometres of regional transport would 
cover a high proportion of the North District and the whole of the land along the North Shore railway 
line.  
 
The new dwelling requirements forecast by the Department of Planning show a significant demand 
for new housing in these North District council areas relative to current housing. For example, Lane 
Cove has about 14,000 houses and a requirement for 8,000 new houses over 25 years. If this is to 
be achieved by infill using the Complying Medium Density Housing Code an example of the impact 
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is as follows: if the average replacement ratio is 3 medium density dwellings replacing 1 single 
house, there would be a need for around 4,000 houses to be converted to 12,000 dwellings to 
achieve an increase of 8,000 dwellings. This is about 30% of Lane Cove.  
 
Lane Cove is an area with significant environmental constraints, deep valleys, high quality 
bushland, outstanding native treescapes on private land and public streets. It would be impossible 
to achieve this conversion to medium density housing without significantly altering the character of 
the council area. Consideration of topography, visual impacts and stormwater management should 
lead to restrictions on areas where complying medium density housing can be implemented. 
 
It would be much more satisfactory to declare areas suitable for medium density housing through 
detailed analysis of their suitability by councils that have a detailed knowledge of the local area. 
Local community should also be able to participate is this process. 
 
Complying Medium Density Housing Code 
 
STEP opposes the application of CMDHC in any residential zone other than specifically declared 
medium density zones where councils can ensure that the area is suitable for this more 
concentrated development with sufficient infrastructure, adequate stormwater systems, community 
facilities, etc 
 
Once a council has adopted the code the selection of properties where the Code will be applied will 
be at the option of individual landowners. Hence the take up of medium density conversion will 
occur in an ad hoc manner. Councils will not be able to control the number of developments that will 
occur. If a few owners in a street choose to convert their properties it is likely that many others in 
the street will want to cash in and do the same. The take up rate and cumulative impact of this ad 
hoc development will impossible to assess in advance. 
 
The CMDRC involves much higher ratios of built area on each block of land and an increase in 
required driveway access. These factors will lead to the loss of the majority of trees on the block 
and street trees in the way of driveways. Medium density housing should only be implemented if it is 
possible to retain or add sufficient tree canopy to keep the local character and benefits that trees 
provide in controlling of the heat island effect and other benefits that are well documented in the 
draft NDP. The Code must not be allowed to override existing laws protecting trees on private land. 
 
The requirements for driveways could well become redundant in the future if, as many people are 
predicting, there is a major change in the use of private cars when self-drive vehicles become 
common. 
 
Waterway protection 
 
We note that there is no mention of climate change in the list of factors that currently have and will 
have an increasing impact on waterway health. The increased frequency and intensity of storm 
events is already causing severe erosion of riparian zones in suburban areas and national parks. 
The Lane Cove River and many local creeks provide examples of deep scouring leading to erosion, 
the felling of trees and blocking of natural flows with fallen vegetation (that leads to further erosion) 
– see photo from Stoney Creek in Gordon. 
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Priority 1 (page 129) refers to many aspects of the process to improve stormwater management but 
there is no mention of mitigating the source of increased stormwater flows, that is, increased 
development and areas of hard surfaces that speed up the volume and speed of water flows. It is 
essential that the BASIX requirements are tightened to mitigate stormwater flows. New 
developments should have systems for the reuse of stormwater. Councils need to implement more 
stormwater retention systems. 
 
We do not understand what is meant by offsetting between sub-catchments (Priority 1, third dot 
point, p129) 
 
Waterway access  
 
The demand for access to waterways will inevitably increase with population growth. There must be 
a balance between the demand for private use of waterways and the general public’s ability to 
experience and appreciate the natural beauty of foreshores. Any development of foreshores by 
construction of new roads, car parks, marinas and restaurants other commercial outlets must be 
subject to detailed consultation. 
 
Land near waterways is often steep and subject erosion from sea level rise and storm surge. 
Development that will exacerbate this erosion and/or reduce the width of natural bushland and other 
vegetation that protects the foreshore and acts as a wildlife corridor should be prohibited. 
 
STEP is opposed to the construction of large commercial outlets within national parks such as Ku-
ring-gai Chase National Park. Small cafes or kiosks near walking tracks or existing carparks can 
enhance the walking experience in national parks. 
 
Biodiversity protection 
 
We support the statements (page 131) that draft NDP recognises the need for strategic planning at 
a landscape level in order to protect biodiversity instead of planning on a site by site or project by 
project basis. However we note that the objectives of strategic conservation planning include the 
facilitation of urban growth through mechanisms such as biodiversity offsets and reducing the cost 
and timeframes for development approvals. 
 
It is not possible to comment in a meaningful way on this basic conflict of objectives in the absence 
of regulations under the Biodiversity Conservation Act, and completion of the revision of planning 
policies like the Urban Bushland Planning Policy (SEPP19) that, we understand will also cover Tree 
Preservation Orders. This situation is totally unsatisfactory. 
 
STEP is very concerned that the use of offsets will not observe the  ‘like for like’ principle. In the 
urban setting it is basically impossible to find offsets that ‘maintain or improve’ an ecological 
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community in the affected District – the result being an absolute loss of important native vegetation 
and wildlife. It is important to understand and retain what is remaining and improve wildlife habitats 
and corridors. Future planning should use benchmarking studies and a restorative approach. There 
must be a recognition of priority biodiversity sites and species which are protected and where 
development or offsets simply should not occur. 
 
There is danger that the new Urban Tree SEPP will adopt a ‘one size fits all’ approach and weaken 
protection for urban vegetation. The new SEPP should incorporate the strongest provisions 
currently available in LEPs and other instruments. This should include identifying and recording the 
location of areas of native vegetation and significant trees. 
 
Conservation Planning 
 
On page 132 the District Plan states that conservation planning will focus on opportunities to protect 
and enhance areas of endangered Blue Gum High Forest and other valuable native vegetation 
close to existing national parks. Much more than this focus is essential to ensure the health of 
native vegetation. There are many smaller areas of bushland and street vegetation that provide 
essential wildlife corridors, for example bushland along creeklines. These areas must also be 
preserved to provide the means for a natural movement of birds and animals, not only for their own 
survival in the face of climate change and habitat fragmentation but also the services they provide in 
the transport of pollen and seeds. 
 
Turning to areas of endangered ecological communities such as Blue Gum High Forest, some are 
protected by classification as Nature Reserves. This classification is insufficient when the reserves 
are encroached by housing development. Bushland buffers are also needed around these areas to 
ensure that the trees are not damaged by urban stormwater. 
 
The draft NDP recognises that the data on areas of high environmental value may not be adequate 
(page 132). It is essential that mapping work is completed soon, before development pressure 
intervenes. Without adequate targets, key performance indicators and monitoring, direct actions and 
sufficient resources, we are of the view that the intentions for conservation planning cannot be 
implemented. Strengthened protection measures are needed to preserve areas of high 
environmental value.  
 
STEP identifies these areas that should have increased protection:  
• Gordon Flying Fox Reserve. Flying foxes are a keystone species that are essential for the 

cross-pollination of native trees and their ability to adapt to climate change 
• Sheldon Forest, the second largest area of Blue Gum High Forest.  
• The unique vegetation that has arisen from high rainfall and Wianamatta Shale Soils in Hornsby 

and Ku-ring-gai 
 
The Green Grid 
 
STEP supports the ideals of the Green Grid Program to improve community access to recreation 
and bushland, promote outdoor exercise and improve the quality of green spaces. The Green Grid 
must also have a key objective of maintaining and enhancing biodiversity and areas of high 
environmental value. 
 
The role of the Green Grid program in caring, as against exploiting bushland for recreation 
purposes, is unclear. The draft NDP (page 135) states that a detailed report that outlines the 
conceptual approach behind Sydney’s Green Grid is available on the www.greater.Sydney website. 
As of the date of this submission this report is still not available. On enquiry with the GSC we are 
told that the availability of the report is “out of our hands”. 
 
In addition the only Green Grid maps available in the draft District Plan or on the GSC website have 
resolution is too low to show detail. In other words they are no use at all in showing intended links. 
 
A proper consultation process must be set up in defining the Green Grid so that land managers and 
other groups that have a detailed knowledge of the land areas can make informed comments.  
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The Metropolitan Greenspace funding program relies on public land owners submitting applications 
for grants. There is no long term funding commitment. Long term planning is not possible if the 
concept plan is not available. 
 
In principle the Green Grid projects must not involve the construction of bike paths through natural 
bushland, especially along creek lines. Our reasons are that the construction of a safe bike path 
requires the removal of large areas of native habitat, run off from the path leads to erosion and 
siltation of waterways and animals and birds will be at risk or disturbed by fast moving bikes. 
 
The first of the priority projects listed in the draft NDP is cause for concern:  

Lane Cove National Park – the words used are “enhancing open spaces along the Lane 
Cove River to create unique recreational experiences linking the Lane Cove National Park 
to Macquarie Park, Macquarie University, Chatswood and Epping”.  
 

There are currently no “open spaces” in that area of the Lane Cove River so how can they be 
enhanced?  In the areas along the River near Macquarie Park and University the bushland is dense 
and steep, totally inappropriate for track construction. In a recent walk by STEP members in the 
Chatswood area of Lane Cove National Park a bird expert counted 50 different species of birds. 
This is a highly diverse area that must not be disturbed by any more development than the current 
walking track. 
 
Metropolitan Rural Areas 
 
STEP supports the priorities stated in the draft NDP of limiting development of the semi-rural parts 
of Greater Sydney. We are particularly concerned that development should not happen in areas 
with natural bushland in order to take advantage of the attractive outlook of afforded by the trees. 
An example is the development proposal put up by a developer to built 6 storey residential buildings 
next to and within high quality bushland and creek landscapes at South Dural. The impact this sort 
of development on the biodiversity and wildlife corridors must be prevented. 
 
Dashboard and 5 yearly review 
 
STEP supports the proposal to establish a dashboard of measurements of data relating to the 
development of Sydney and each District. It is particularly important to measure aspects of the 
environment. We support the principles listed in the Environmental Panel Advisory Paper. We 
recognise that the list of measures need refinement but this should be addressed as soon as 
possible. 
 
It is important to establish a set of baseline measurements against which targets and changes can 
be assessed. 
 
The five yearly review of the District Plans should identify the changes that have occurred in the 
measures and the adjustments that will be made to the District Plan in response to the results of the 
dashboard. 
 
Conclusion 
 
Step is looking forward to receiving feedback on our and other submissions made on the draft NDP 
and the responses made by the GSC and State Government. We expect to receive more detail on 
many aspects of the Plan that will explain how its objectives are to be met 
 
Yours sincerely 

 
Jill Green 
President 


