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30 March 2017 
	
Commissioner	–		
	
Many	thanks	for	the	opportunity	to	participate	in	the	consultation	process	for	the	Draft	District	
Plans.	 This	 submission	 from	 the	Hornsby	Ku-ring-gai	 Greens	 concerns	 the	Draft	 District	 Plan	
North.		
	
	

1. Data	and	Objectives	
	
A	 plan	 must	 be	 based	 on	 a	 clear	 identification	 of	 objectives	 and	 an	 understanding	 of	 the	
constraints	in	achieving	the	vision	that	the	Plan	seeks.	The	Draft	District	Plan	North	for	the	next	
20	years	 is	characterised	by	vagueness	in	the	setting	up	of	objectives.	The	reality	 is	that	there	
are	always	constraints	to	achieving	all	that	we	want	and	a	prioritisation	of	objectives	needs	to	
be	made.		This	prioritisation	is	missing	from	the	current	Draft	Plan	North	document.		
	
A	good	planning	process	further	seeks	to	evaluate	alternative	approaches	to	development	of	the	
region	and	their	consequences.	The	plan	again	does	not	adequately	refer	 to	 the	constraints	of	
resources	such	as	land	and	funding	constraints,	which	drive	the	choices	that	we	need	to	make.	
	
The	plan	is	also	characterised	by	a	lack	of	data	that	can	be	referred	to	for	preparing	the	plan	and	
setting	measureable	objectives.	
	
The	 plan	 also	 fails	 to	 take	 significant	 cognisance	 of	 technology	 in	 every	 aspect	 of	 planning.	
Adoption	of	 technology	 could	be	 a	major	 source	 for	 resolving	 constraints	 in	 the	development	
plans.	
	

a. Population	increase	
The	 draft	 North	 District	 Plan	 forecasts	 an	 increase	 in	 population	 by	 22%	 to	 1,083,000,	 an	
increase	of	196,450	over	the	next	20	years.		
	
It	also	forecasts	a	change	in	the	age	composition	of	the	population	with	only	16%	increase	in	the	
20-65	 years	 group	 and	 a	 much	 faster	 rate	 of	 growth	 in	 the	 mature	 age	 population	 -	 47%	
increase	in	the	age	group	65-84	years	and	85%	increase	in	85+	years.	
	
The	 plan	 that	 is	 being	 drawn	 out	 for	 the	 next	 20	 years	 is	 mainly	 targeted	 at	 enhancing	 the	
quality	of	 life	of	the	residents	by	improving	employment	opportunities,	creating	better	quality	
housing	and	preserving	and	improving	the	environment	of	Northern	Districts,	while	accepting	
an	increase	of	22%	in	its	population.	
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b. Land	as	a	key	constraint	

As	 land	 is	 a	 fixed	 resource,	 the	 District	 Plan	 North	 should	 identify	 the	 total	 land	 area	 in	 the	
North	District	with	 the	 current	 status	 of	 land	 use	 between	housing,	 commercial,	 open	 spaces	
and	reserves.	This	would	assist	in	quantifying	the	impact	that	the	increase	in	population	would	
have	on	land	use.	
	
The	District	Plan	North	should	aim	to	put	targets	in	place	for	competing	land	use.	For	instance	
at	 present	 the	 Public	 Open	 Space	 is	 52%	 in	 the	 North	 District.	 The	 plan	 should	 consider	 the	
impact	of	22%	increase	in	population	on	the	potential	availability	of	open	public	space.		
	
If	 the	community	does	not	wish	 to	reduce	 the	open	public	space	 then	we	may	have	 to	opt	 for	
greater	concentration	of	population	by,	for	example,	rezoning	a	low	density	area	into	a	medium	
density	or	high	density	area.	The	residents	of	the	Northern	districts	may	have	preferences	with	
regard	 to	 the	 extent	 of	 population	 density	 that	 is	 acceptable	 to	 them.	 Residents	 who	 prefer	
lower	density	of	population	should	be	prepared	to	accept	higher	housing	costs.	The	increase	in	
population	density	 has	 the	 potential	 to	 improve	housing	 affordability	 by	 building	 apartments	
and	townhouses	or	allowing	subdivision	of	land	for	smaller	houses.	With	increase	in	population	
there	is	also	the	need	to	add	social	infrastructure	to	the	area.	Higher	density	living	brings	with	it	
its	own	issues	of	congestion,	including	lack	of	green	space	and	traffic.			
	
The	District	Plan	North	needs	to	highlight	the	choices	that	the	society	 faces	and	the	trade-offs	
that	 are	 inevitable.	 The	 major	 trade-offs	 should	 be	 highlighted	 in	 the	 Planning	 Over-View	
document.	This	Draft	Plan	does	not	adequately	perform	this	function.		
	

c. Funding	Constraint	
It	 is	 not	 clear	 from	 the	 Draft	 District	 Plan	 North	 what	 funding	 is	 available	 to	 meet	 the	
requirements	of	the	plan.	An	un-costed	plan	is	no	plan	at	all.	The	costs	at	this	stage	need	not	be	
at	a	granular	level	but	some	appreciation	of	the	ways	and	means	to	achieve	the	outcomes	sought	
should	be	reflected	in	the	planning	process.	
	

d. Data	insufficiency	in	the	plan		
The	plan	does	not	provide	enough	data	to	establish	a	 link	between	the	proposed	programmes	
and	projects	and	the	needs	of	the	people	of	Northern	Districts.	
	
It	is	difficult	to	conclude	that	all	the	programmes	and	the	projects	listed	in	the	plan	will	lead	to	
the	 satisfaction	of	 the	objectives	and	vision	of	 the	plan.	For	 instance,	while	 there	 is	 talk	of	 an	
additional	 hospital,	 it	 is	 not	 possible	 to	 ascertain	 if	 we	 would	 be	 well	 prepared	 to	 meet	 the	
healthcare	needs	of	the	area	with	this	and	other	related	projects.		
	
Taking	another	example,	the	increase	in	population	may	result	 in	a	need	for	more	schools	but	
how	many	we	need	to	meet	the	needs	of	the	increasing	population	does	not	seem	to	be	obvious	
from	the	plan.	Whilst	there	is	no	need	for	detailed	cost	analysis	at	this	stage,	models	of	costs	or	
likely	scenarios	should	be	included	in	the	District	Plan	North.		
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e. Technology	

In	 a	 world	 increasingly	 driven	 by	 technology,	 one	 would	 expect	 the	 District	 Plan	 North	 to	
identify	the	key	emerging	technologies	that	could	have	an	impact	on:	

• Affordable	housing	
• Environmental	sustainability	
• Economic	development.	

A	District	 Plan	which	 seeks	 to	 harness	 latest	 technology	would	 bring	 greater	 efficiencies	 and	
sustainable	practices	in	the	development	of	our	communities.	
	

f. Productive	City	
The	Northern	Districts	of	Sydney	are	not	 likely	 to	remain	productive	 just	by	creation	of	more	
commercial	 space.	 The	 employability	 of	 the	 population	 can	 only	 be	 ensured	 by	 greater	
investment	 in	 education.	 Education	 infrastructure	 which	 promotes	 skills	 in	 science	 and	
technology	should	be	included	in	the	District	Plan	North.	
	
The	District	Plan	also	 lacks	any	data	on	 the	 journeys	made	by	 the	current	population	and	 the	
mode	of	travel—by	foot,	by	cycle,	by	car,	by	bus,	by	train.	
	
Clearly	 some	 choices	 of	 transport	 are	 more	 environmentally	 friendly	 and	 others	 require	
significant	infrastructure.	The	Plan	must	develop	a	policy	framework	that	allows	it	to	optimise	
the	travel	solutions	for	the	population	and	the	visiting	population	of	the	Northern	Districts.	
	
The	potential	policy	choices	are:	

• Public	transport	vs	private	transport:	this	this	must	be	considered	in	any	discussion	of	
density	of	population	in	different	areas.	Higher	density	areas	are	much	more	amenable	
to	regular	public	transport	

• Low	 impact	 on	 the	 environment:	 a	 transport	 policy	 that	 encourages	 greater	 use	 of	
footpaths	and	cycle	ways	is	essential.	Public	transport	should	be	prioritised	over	private	
transport	in	the	District	Plan	

• Road	vs	Rail		
• Bus	vs	Light	Rail.	

	
g. Development	of	KPIs	(Key	Performance	Indicators)	for	the	District	Plan	

A	plan	is	well	served	if	there	are	key	performance	measures	built	into	it.	The	District	Plan	North	
should,	at	a	minimum,	include	measures	on:	

• Acceptable	population	density	
• Percentage	of	open	space	to	total	space	
• 30	minutes	to	jobs	(KPI	already	included	in	the	plan).	

	
It	 is	highly	desirable	that	the	District	Plan	North	sets	a	target	for	reducing	travel	distances	for	
the	population	on	the	basis	of	effective	town	planning	resulting	in	shorter	travel	distances	and	
encouraging	 use	 of	 technology	 (broadband	 &	 other	 technologies)	 to	 encourage	 flexible	 work	
practices,	including	working	from	home.	
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Setting	 a	 target	 for	 replacing	 energy-intensive	 modes	 of	 travel	 by	 energy-efficient	 modes	 of	
travel	is	also	highly	desirable.	Modelling	and	data	on	walking	and	cycling	options	over	car	trips	
should	be	included	in	the	District	Plan.	
			

2. Climate	Change	
	
The	 draft	 plans	 include	 a	 statement	 that	 climate	 change	 is	 a	 significant	 issue	 and	 commit	 to	
making	Sydney	a	zero	emissions	city	by	2050.	But	no	detail	is	provided	about	how	the	district	
plans	will	deliver	this	important	goal.			
	
The	Greens	support	the	objective	to	achieve	carbon	neutrality	and	note	that	the	council	of	the	
City	of	Sydney	has	made	significant	strides	toward	carbon	neutrality	over	the	last	few	years.	The	
progress	 that	 the	 City	 of	 Sydney	 has	made	 has	 only	 been	 achieved	 by	 clear	 targets,	 detailed	
strategies	and	committed	monitoring.		
	
The	District	Plans	provide	no	clear	 interim	targets	or	strategies	 to	move	toward	the	goal.	The	
Greens	call	for	the	Commission	to	put	forward	initiatives	to	transform	the	design	of	housing	to	
minimise	 energy	 use	 and	 requirements	 to	 set	 clear	 objectives	 to	 increase	 renewable	 energy	
sources	 in	all	new	dwelling	proposals.	 	A	major	overhaul	of	BASIX	 is	warranted.	Whole	of	 life	
greenhouse	 gas	 emissions	 ratings	 for	 new	 housing	 should	 be	 required.	 Clear	 strategies	 to	
encourage	adaptive	reuse	rather	than	demolition	should	be	included.	
	
It	 is	also	concerning	that	no	 information	 is	provided	about	the	main	climate	related	 issues	 for	
the	North	District.	 For	 example	 there	 is	no	mention	of	 the	potential	 for	 sea	 level	 rise	 to	have	
significant	 implications	 for	 utilities	 such	 as	 the	 Sydney	 sewerage	 system	 and	 other	 coastal	
development.	 	 Increased	bushfire	 risk	or	 flooding	 risks	are	equally	not	mentioned.	These	and	
other	 climate	 change	 related	 impacts	 should	 be	 identified	 and	 prioritised	 for	 planning	
responses	in	any	serious20	year	planning	process.			
	
The	 District	 Plan	 must	 retain	 the	 objective	 that	 new	 developments	 need	 to	 be	 located	 near	
public	 transport	hubs.	As	well	 as	 reducing	 the	need	 for	people	 to	drive	and	 thereby	 reducing	
vehicle	emissions,	 this	would	also	make	 local	streets	safer.	That’s	because	greater	numbers	of	
people	 moving	 around	 their	 suburbs	 on	 foot	 means	 more	 activity	 during	 the	 day	 and	 early	
evenings.	A	comfortable	environment	 for	physical	activity	also	means	 less	social	 isolation	and	
greater	 use	 of	 public	 amenities	 such	 as	 public	 exercise	 equipment,	 parks	 and	 playgrounds.	
	
Other	concerns	to	do	with	climate	include	the	following:			

• Locally-produced	renewable	energy	and	more	storage	of	energy	increases	resilience	
• The	District	Plan	should	plan	for	and	encourage	use	of	electric	vehicles.	In	part	this	can	

be	done	by	increasing	charging	stations	and	providing	incentives	such	as	clearways	for	
these	as	well	as	public	transport	and	bikes	

• There	is	a	lot	of	reliance	on	the	draft	Climate	Change	Plans	but	they	are	only	proposals	
that	haven't	yet	been	finalised.		These	draft	plans	from	2016	consider	ways	of	spending		
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the	 $240	 million	that	 was	 removed	 from	 the	 solar	 rebate	 scheme.	 This	 should	 be	
reinstated.	

• There	should	be	regulations	and	targets	for	renewable	energy	and	emission	reductions,	
especially	for	local	Councils	and	State	Government.	

	

3. Housing	affordability	
	
Homes	are	currently	viewed	as	a	commodity	for	investment.	This	needs	to	shift	towards	a	way	
of	thinking	that	views	housing	as	a	human	right,	along	with	access	to	education,	health	services,	
food	and	fresh	water.		
	
The	Greater	Sydney	Commission	needs	 to	 identify	a	 real	 role	 for	 local	 governments	and	 state	
governments	 in	providing	 low-income	 families	and	 individuals	with	affordable	housing,	a	role	
that	is	currently	being	investigated	by	councils	such	as	Inner	West.		
	
Housing	for	the	homeless	is	another	area	where	Councils	and	State	governments	can	play	a	role	
in	reducing	a	social	and	economic	distress.	The	Brisbane	Housing	Company	model	provides	an	
example	 of	 a	 not-for-profit	 organisation	 established	 by	 Brisbane	 City	 Council	 along	 with	 the	
Queensland	 government	 to	 provide	 affordable	 rental	 accommodation	 for	 people	 on	 low	
incomes.		
	
The	plan	outlines	four	liveability	actions	aimed	to	address	housing	affordability:	
	
L5:	Independently	assess	need	and	viability	
L6:	Support	councils	to	achieve	additional	affordable	housing		
L7:	Provide	guidance	on	Affordable	Rental	Housing	Targets	
L8:	Undertake	broad	approaches	to	facilitate	affordable	housing	

	
In	addition	 to	 increasing	supply	 there	 is	 recognition	of	 the	 importance	of	diversity	 in	housing	
choice,	creating	cohesive	communities	and	matching	supply	to	needs.			
	
Supply	 alone	 will	 not	 fix	 Sydney’s	 dysfunctional	 and	 unaffordable	 housing	 market.	 Arbitrary	
housing	targets	such	as	the	Commission’s	proposed	five	year	target	of	25,950	new	dwellings	for	
the	North	District	will	not	produce	cheaper	housing.	Sydney	has	had	five	years	of	near	record	
housing	 growth	 since	 2011	 and	 prices	 have	 continued	 to	 skyrocket.	 In	 fact	 our	 city	 is	 less	
affordable	now	than	ever	before.	The	median	cost	of	housing	in	Sydney	increased	by	2.5%	in	the	
month	of	February	2017	alone.			
	 	
Housing	 targets	 needs	 to	 be	 backed	 up	 by	 enforceable	 provisions	 that	 require	 developers	 to	
provide	genuinely	affordable	housing	as	well	as	inclusionary	rezoning	and	powers	that	compel	a	
significant	portion	of	new	developments	to	be	allocated	as	social	and	public	housing.		
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We	do	acknowledge	a	small	movement	in	support	of	genuinely	affordable	housing	in	the	draft	
plan,	 but	 the	 proposal	 for	 5-10%	 of	 housing	 yield	 to	 be	 affordable	 is	 both	 too	 low	 and	 too	
restrictive.	 	 It	 should	 be	 nearer	 30%	 which	 would	 bring	 Sydney	 closer	 to	 the	 targets	 in	
comparable	global	cities	such	as	New	York	and	London.	Further	the	requirement	for	affordable	
housing	should	apply	to	all	major	development	sites	not	just	those	that	have	been	upzoned.	
	
The	 Commission	 has	 not	 specified	 what	 measures	 apart	 from	 these	 targets	 must	 be	
implemented	 to	 genuinely	 reduce	 the	 cost	 of	 housing	 in	 the	 district.	 Housing	 stress	 is	 a	
significant	issue	in	the	North	District,	occurring	when	a	household	or	individual	spends	30%	or	
more	of	their	income	on	housing.	
	
By	way	of	 example	we	 compared	 the	 average	 cost	 of	 housing	 in	Chatswood	with	 the	 average	
weekly	earnings	of	Australians,	who	are	both	full-time	and/or	casual/part-time.		
	

	 Median	
house	price 

Median	
house	rent 

Median	unit	
price 

Median	unit	
rent 

Chatswood $2,370,000 $900 $920,000 $630 

	
	

	 Weekly	
earnings 

Housing	stress Extreme	
housing	stress 

Full-time	adult	
average 

$1,533.10 $459.93 $766.55 

All	employees	
average 

$1,164.60 $349.38 $582.30 

	
	
These	 show	 that	 any	 household	 trying	 to	 live	 in	 Chatswood	 on	 the	 average	 wage	 will	 be	 in	
housing	stress,	many	will	be	in	extreme	housing	stress.	
	
The	extraordinary	cost	of	housing	in	Chatswood	and	the	North	District	combined	with	the	very	
restricted	 amount	 of	 social	 and	 affordable	 housing,	 greatly	 limits	 the	 ability	 of	 people	 on	
average	weekly	earnings,	or	any	income	level	below	that,	to	live	in	the	area.		
	
The	Commission	should	also	raise	the	issue	of	apartments	being	purchased	as	investments,	and	
then	being	left	empty.	According	to	reports	in	March	2016,	up	to	90,000	apartments	are	empty	
because	 investors	 find	 it	 cheaper	 to	 leave	 them	 empty	 than	 find	 tenants.	 This	would	 suggest	
owners	are	focused	on	growing	value	and	offsetting	losses	through	negative	gearing	and	capital	
gains	concessions	rather	than	providing	homes	for	renters.		
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Building	more	and	more	apartments	does	not	mean	that	much	additional	stock	is	available	for	
first	home	buyers	as	 local	 investors	buoyed	by	low	interest	rates,	negative	gearing	and	a	50%	
capital	gains	tax	reduction	routinely	outbid	them.	
	
 

4. Infrastructure 
a. Delivering	on	Infrastructure	must	not	be	linked	to	higher	housing	prices 

	
This	draft	 plan,	 like	 each	of	 the	Commission’s	draft	District	Plans	notes	 the	historic	 failure	of	
Sydney’s	development	 to	be	accompanied	by	adequate	 infrastructure.	 It	 identifies	what	many	
see	as	a	free-loader	problem:	when	significant	new	infrastructure	is	delivered	to	an	area,	local	
land	 values	 increase	 and	 to	 date	 none	 of	 this	 increase	 has	 been	 captured	 by	 local	 or	 state	
authorities	to	help	defray	the	cost	of	the	infrastructure	investment.			
	
To	seek	to	address	this	problem	the	draft	plan	talks	of	the	need	to	have	some	“value	sharing”	or	
“value	capture”	in	the	planning	system.	The	asserted	benefits	of	such	a	scheme	are	said	to	be	to:	
	
“•	unlock	new	funding	to	make	economically	beneficial	infrastructure	more	affordable		
•	spread	the	costs	of	new	infrastructure	more	equitably	among	its	beneficiaries		
•	improve	projects	by	providing	incentives	for	governments	to	plan	and	design	infrastructure	with	
wider	land	use	benefits	in	mind.”	
	
While	 there	 clearly	 is	 some	 benefit	 in	 exploring	 such	 measures	 to	 allow	 for	 increased	
infrastructure	 in	 the	 greater	 Sydney	 region,	 any	 overall	 scheme	 that	 is	 designed	 around	 a	
further	 increase	 in	 Sydney’s	 land	 values	 as	 the	 means	 of	 paying	 for	 infrastructure	 is	 deeply	
problematic.	 Sydney	 housing	 prices	 are	 already	 cripplingly	 high.	 The	 idea	 that	 the	 main	
planning	 authority	 in	 Sydney	 is	 proposing	measures	 that	will	 further	 increase	 land	 values	 to	
deliver	infrastructure	for	what	will,	even	at	current	prices,	primarily	be	new	development	for	a	
wealthy	elite,	is	surely	not	the	solution	to	the	city’s	infrastructure	problems.	
	

b. A	fairer	way	to	fund	infrastructure	
	
What	would	be	more	acceptable	would	be	a	provision	that	allows	a	proportion	of	any	increase	
in	 land	 value	 as	 a	 result	 of	 a	 rezoning	 decision	 to	 be	 captured	 for	 infrastructure	 payments.	
Where	land	is	rezoned	from	low	density	residential	to	high	density	residential	then	the	owner	
receives	an	enormous	capital	gain	solely	as	a	result	of	the	planning	decision.		
	
This	 increase	 in	value	 is	created	by	society,	not	 the	owner,	 through	the	planning	decision	and	
therefore	 it	 is	 only	 appropriate	 that	 a	 fair	 share	 of	 this	 uplift	 is	 captured	by	 the	 local	 and/or	
state	government	at	that	time.	This	form	of	value	capture	would	do	three	main	things:	
	
1.	 It	would	 be	 a	 fair	method	 that	 allows	 society	 to	 recoup	 a	 fair	 proportion	 of	 the	 increased	
capital	value	that	was	created	solely	by	society’s	planning	decision	
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2.	It	is	closely	targeted	to	those	properties	that	have	received	the	benefit	from	a	rezoning	and	is	
viewed	by	broader	society	as	fair,	and	
	
3.	It		works	to	reduce	land	speculation	and	therefore	housing	prices	by	limiting	the	benefit	land	
speculators	receive	by	land	banking	and	rezoning	activities.	
	
What	is	even	more	problematic	in	the	draft	plan	is	the	absence	of	a	viable	mechanism	to	allow	
for	value	capture.	As	the	draft	plan	notes:		
	
“We	will	 continue	 to	work	across	government	on	 the	amount,	mechanisms	and	purpose	of	 value	
sharing	to	create	a	more	consistent	approach	to	capturing	value	for	public	benefit,	complementary	
with	other	existing	mechanisms.”	
	
This	is	not	an	acceptable	solution.	It	is	flawed	in	that	it	relies	on	further	increasing	land	values	
and	so	vague	and	uncertain	 in	 its	application	that	 it	cannot	be	seen	as	anything	 like	a	reliable	
tool	to	deliver	the	much	needed	infrastructure	in	Sydney.	
	
For	these	reasons	we	urge	the	Commission	to	redirect	its	attention	from	seeking	value	capture	
from	 land	 value	 increases	 caused	by	 infrastructure	 delivery	 to	 value	 capture	 from	 land	 value	
increases	created	by	rezoning	and	other	financially	beneficial	planning	decisions.		
	

c. Making	developers	pay	the	real	social	cost	of	development	
	
In	 addition	 to	 seeking	value	 capture	 through	new	mechanisms	 the	GSC	and	 the	District	Plans	
should	look	to	existing	mechanisms	to	recover	from	developers	the	real	social	cost	of	increased	
development.	 The	 primary	 legislative	 mechanism	 that	 is	 currently	 used	 to	 make	 developers	
contribute	 to	 the	 social	 costs	 of	 development	 is	 s94	 of	 the	 Environmental	 Planning	 and	
Assessment	Act.		
	
Following	years	of	pressure	from	the	development	industry,	local	councils	have	been	capped	in	
the	 amounts	 they	 can	 seek	 from	 developers	 under	 s94.	 The	 current	 caps	 are	 $30,000	 per	
residential	dwelling	in	greenfield	areas	and	$20,000	per	residential	dwelling	in	all	other	areas.	
These	 caps	 are	 both	 arbitrary	 and	 damaging	 to	 the	 development	 of	 Sydney.	 The	 current	
mechanism	 to	 seek	modest	 variations	on	 these	 caps	 through	 IPART	 is	 slow,	bureaucratic	 and	
unreasonably	constrained.		
	
To	give	some	 idea	of	 the	bizarre	complexity	 faced	by	councils	 in	seeking	a	s94	variation	 from	
IPART	we	have	extracted	IPART’s	“Assessment	process	–	flow	chart”	(see	Annexure	A).		
	
Not	 only	 is	 the	 current	 s94	 mechanism	 ridiculously	 complex	 and	 unreasonably	 limited	 in	
quantum,	 it	 is	 also	 unreasonably	 constrained.	 It	 limits	 councils	 to	 seeking	 contributions	 for	
facilities	on	the	“essential	works	list.”	This	list	includes	only	the	following:	
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•	 land	
for	open	space	(for	example,	parks	and	sporting	facilities)	including	base	level	embellishment		
•	land	for	community	services	(for	example,	childcare	centres	and	libraries)		
•	 land	and	 facilities	 for	 transport	 (for	 example,	 road	works,	 traffic	management	and	pedestrian	
and	cyclist	facilities),	but	not	including	carparking		
•	land	and	facilities	for	stormwater	management,	and		
•	the	costs	of	plan	preparation	and	administration		
	
One	of	the	most	notable	gaps	in	this	list	is	the	acquisition	of	land	and	the	undertaking	of	works	
for	environmental	purposes	e.g.,	bushland	regeneration	or	riparian	corridors.	These	works	are	
expressly	excluded	from	the	definition	of	essential	works.	Equally	problematic	is	the	inability	of	
councils	 to	 recover	 funds	 for	 commuter	 parking	 at	 train	 stations	 or	 any	 other	 new	 transport	
infrastructure.		
	
The	Commission,	whether	 through	an	amended	draft	plan	or	 in	 its	other	advocacy	work	with	
the	state	government,	should	be	publicly	calling	for	the	removal	of	artificial	restrictions	on	s94	
developer	contributions.	The	basic	premise	should	be	that	development	pays	for	the	social	costs	
that	it	imposes	on	the	community.	This	should	not	be	controversial.	
	

d. Roads	vs	public	transport		
Road	 widening	 must	 be	 a	 last	 report.	 Even	 given	 heavy	 loads	 on	 existing	 roads	 in	 Sydney’s	
North,	 for	 example	 New	 Line	 Road,	 there	 is	 no	 place	 for	 widening.	 That	 it	 is	 because	 road	
widening	is	widely	acknowledged	to	induce	traffic.	Once	roads	are	widened,	more	people	drive	
on	 them,	 and	 the	 choke	 points	 are	 simply	 shifted	 from	 one	 point	 to	 another.	 New	 areas	 are	
opened	up	for	development,	and	traffic	loads	increase.		
	
Road	 widening	 also	 damages	 the	 environment	 and	 increases	 vehicle	 emissions	 (most	
importantly	 diesel	 particulate	 from	 increased	heavy	 vehicle	movements).	 In	 additional,	wider	
roads	 are	 an	 increasing	 drain	 on	 Council	 budgets.	 	 Road	 widening	 is	 unable	 to	 solve	 traffic	
congestion.	
	
Active	 transport	 options	 need	 to	 be	 a	 priority.	 Cycleways	 along	 rail	 corridors	 should	 be	
prioritised.	They	are	important	as	a	public	health	initiative	as	well	as	a	way	of	tackling	pollution	
and	 greenhouse	 emissions	 at	 a	 local	 level.	 New	 developments	 must	 include	 convenient,	
pedestrian-friendly	and	connected	pathways	for	cyclists	and	pedestrians	which	link	people	with	
transport	hubs,	schools	and	shops.		Extensive	tree	planting	programs	along	nature	strips	would	
encourage	more	people	to	walk	thereby	reducing	traffic.			
	
Speed	 limits	 should	 be	 reduced	 as	 a	 safety	measure	 and	 encouragement	 for	 more	 people	 to	
consider	active	transport	options	like	cycling.	
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5. Resilience		
Local	community	services	such	as	libraries,	theatres,	public	gardens	and	public	spaces	increase	
resilience	by	creating	a	sense	of	community.		
	
Energy	generation	and	storage	will	increase	resilience	locally.	
	

6. Tree	Canopy	and	Biodiversity		
	
There	is	insufficient	acknowledgement	from	the	Commission	that	our	cities	must	play	a	key	role	
in	 maintaining	 and	 enhancing	 biodiversity.	 This	 benefits	 residents	 every	 bit	 as	 much	 as	 our	
native	flora	and	fauna.	
	
We	 know	 that	 Sydney	 has	 been	 sweltering	 over	 the	 past	 few	 summers	 and	 that	with	 climate	
change	 extreme	 heat	will	 become	more	 common.	 It	 is	 therefore	 remarkable	 that	 the	 District	
Plan	has	no	analysis	of	Northern	Sydney’s	tree	canopy	cover,	let	alone	targets	for	increased	tree	
cover.		
	
Areas	in	the	North	District	such	as	the	Hills,	Beecroft/Cheltenham,	Hornsby,	Pittwater,	Ku-ring-
gai,	Waringah	and	Manly	have	significant	tree	canopy	coverage.	This	must	be	not	only	retained,	
but	also	expanded.		
	
We	know	from	studies	including	the	comprehensive	2016	US	EPA	study	on	urban	heat	islands	
that	 increased	 tree	 canopy	 improves	 life	 expectancy,	 cleans	 the	 air,	 reduces	 energy	 use	 and	
greenhouse	 gas	 emissions,	 reduces	 road	 and	 footpath	maintenance	 costs,	 reduces	 urban	 heat	
island	effects	and	generally	improves	the	outlook	and	liveability	of	our	city.		
	
The	2016	US	EPA	study	found	that	tree	canopy	and	green	open	space	both	significantly	reduce	
urban	temperatures.		The	benefits	include:	
	

• Reduced	 energy	 use:	 Trees	 and	 vegetation	 that	 directly	 shade	 buildings	 decrease	
demand	for	air	conditioning.	

• Improved	 air	 quality	 and	 lower	 greenhouse	 gas	 emissions:	 By	 reducing	 energy	
demand,	 trees	and	vegetation	decrease	 the	production	of	associated	air	pollution	
and	 greenhouse	 gas	 emissions.	 They	 also	 remove	 air	 pollutants	 and	 store	 and	
sequester	carbon	dioxide.	

• Enhanced	stormwater	management	and	water	quality:	Vegetation	reduces	runoff	
and	improves	water	quality	by	absorbing	and	filtering	rainwater.	

• Reduced	 pavement	 maintenance:	 Tree	 shade	 can	 slow	 deterioration	 of	 street	
pavement,	decreasing	the	amount	of	maintenance	needed.	

• Improved	quality	of	 life:	Trees	and	vegetation	provide	aesthetic	value,	habitat	 for	
many	species,	and	can	reduce	noise.	
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The	
benefit	from	tree	cover	in	reducing	urban	temperatures	is	unambiguous.	As	the	US	EPA	report	
concludes:		
	
Evapotranspiration,	 alone	 or	 in	 combination	 with	 shading,	 can	 help	 reduce	 peak	 summer	 air	
temperatures.	Various	studies	have	measured	the	following	reductions:		
	

• Peak	 air	 temperatures	 in	 tree	 groves	 that	 are	 9ºF	 (5ºC)	 cooler	 than	 over	 open	
terrain.		

• Air	 temperatures	over	 irrigated	agricultural	 fields	 that	are	6ºF	(3ºC)	cooler	 than	
air	over	bare	ground.		

• Suburban	 areas	with	mature	 trees	 that	 are	 4	 to	 6ºF	 (2	 to	 3ºC)	 cooler	 than	 new	
suburbs	without	trees.		

• Temperatures	over	grass	sports	fields	that	are	2	to	4ºF	(1	to	2ºC)	cooler	than	over	
bordering	areas.		

	
A	peer	reviewed	2016	report	on	tree	canopy	in	Toronto	found	that:	
	
[H]aving	10	more	trees	in	a	city	block,	on	average,	improves	health	perception	in	ways	comparable	
to	an	increase	in	annual	personal	income	of	$10,000	and	moving	to	a	neighborhood	with	$10,000	
higher	median	income	or	being	7	years	younger.	We	also	find	that	having	11	more	trees	in	a	city	
block,	 on	 average,	 decreases	 cardio-metabolic	 conditions	 in	 ways	 comparable	 to	 an	 increase	 in	
annual	 personal	 income	of	 $20,000	and	moving	 to	 a	 neighborhood	with	 $20,000	higher	median	
income	or	being	1.4	years	younger.	
	
Urban	tree	canopy	also	provides	critical	habitat	for	native	species	and	green	corridors	that	link	
the	many	otherwise	isolated	reserves	and	parks	throughout	the	city.	
	
Land	with	significant	value	for	wildlife	or	that	has	significant	bushland	or	tree	cover	and	that	is	
contiguous	 with	 existing	 reserves,	 national	 parks,	 green	 spaces	 or	 wildlife	 corridors	 should	
receive	priority	protection.	Councils	should	limit	development	on	these	sites,	and	look	to	rezone	
them	as	Environmental	spaces	if	the	opportunity	arises.		
	
We	 cannot	 build	 new	houses	adjacent	 to	 bush	 because	 this	 is	 inconsistent	with	 reducing	 risk	
and	at	odds	with	the	goal	to	increase	tree	canopy.	
	

a. Targets	needed	
Specific	 targets	 to	 increase	 urban	 tree	 canopy	 should	 be	 part	 of	 the	 District	 plans.	 It	 is	
achievable	 to	 seek	a	10%	 increase	 in	 tree	 canopy	every	 five	years	with	 rolling	annual	 targets	
being	 set	 and	monitored	by	 satellite	observation.	This	 should	 include	 city-wide	guidelines	 for	
suitable	plantings	with	a	 focus	on	the	extent	of	 tree	cover,	encouraging	native	 flora	and	fauna	
and	asset	protection.	
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Sydney	
faces	more	extended	periods	of	extreme	temperatures	every	year	and	as	a	corollary,	a	greater	
likelihood	 of	 catastrophic	 bushfires.	 It	 is	 therefore	 important	 that	 existing	 bushland	 not	 be	
developed	 for	 housing.	 The	 risk	 to	 the	 lives	 of	 professional	 and	 volunteer	 fire	 fighters,	 the	
difficulty	 of	 evacuating	 people	 and	 animals	 from	 isolated	 developments	 and	 the	 drain	 on	
associated	 infrastructure	 needed	 to	 protect	 new	 developments	 in	 fire-prone	 areas	 make	 it	
important	that	no	more	residential	housing	be	built	in	bushland	areas.			
	
An	important	example	of	this	issue	is	the	slated	development	for	79-87	Malton	Road.	This	site	is	
situated	in	bushland	adjacent	to	Lane	Cove	National	Park.	As	well	as	including	the	endangered	
plant	 species	 Leptospermum	 deanei,	 it	 includes	 part	 of	 the	 hunting	 grounds	 for	 local	
populations	 of	 the	 Powerful	 owl	 (Ninox	 strenua)	 and	 the	 locally	 endangered	 Gang-gang	
cockatoo	 (Callocephalon	 fimbriatum).	 Given	 the	 site’s	 ecological	 significance	 and	 its	
unsuitability	 for	 housing	 because	 of	 extreme	 bushfire	 risk,	 the	 community	 has	 been	 seeking	
local	 government	 and	 state	 government	 support	 for	 its	 permanent	protection	 as	part	 of	 Lane	
Cove	National	Park.	In	this	regard,	the	Commission’s	emphasis	on	the	preservation	of	bushland	
areas	and	rural	lands	is	welcome	and	significant.		
	

b. Protection	of	rural	land	
The	protection	and	retention	of	 land	zoned	Rural	must	be	a	top	priority	given	its	potential	for	
generating	 local	 employment,	 for	 ameliorating	 the	 local	 effects	 of	 climate	 change	 and	 for	
enhancing	 the	 amenity	 of	 Sydney’s	 North.	 Urban	 development	 must	 be	 contained	 to	 areas	
already	 zoned	 Residential,	 and	 former	 industrial	 or	 retail	 sites	 that	 are	 appropriate	 for	
redevelopment.	
	

c. Trees	and	public	health	
Sydney	will	be	facing	extreme	temperatures	every	summer	as	a	result	of	a	changing	climate.	An	
extensive	 urban	 canopy	 is	 an	 important	 public	 health	 measure	 to	 combat	 heat	 stress	 for	
children	walking	to	and	from	school,	older	people,	people	exercising	during	the	day,	and	those	
who	live	some	distance	from	public	transport	hubs.		
	
Increasing	the	urban	canopy	also	has	the	effect	of	reducing	social	isolation	because	it	increases	
the	hours	in	the	day	when	older	people	who	no	longer	drive,	young	people	who	may	not	own	a	
vehicle	and	parents	at	home	with	young	children	are	able	to	move	about	outdoors.		
	

7. A	liveable	district	
We	note	that	the	Commission	has	specified	medium	density	infill	development	as	the	preferred	
scale	for	the	district	and	support	this	as	an	alternative	to	out	of	scale	high	rise	development.		
	
We	 are	 pleased	 to	 see	 that	 the	 Commission	has	 outlined	 the	 need	 for	 planning	 authorities	 to	
consider	 walkable	 neighbourhoods	 with	 good	 cycling	 connections,	 social	 infrastructure	 and	
shared	 community	 spaces	 when	 determining	 planning	 proposals.	 We	 would	 also	 like	 to	 see	
consideration	 given	 to	 incentivising	 innovative	 design	 and	 eco-friendly	 apartments	 in	
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development	 proposals.	Much	 of	 this	would	 relate	 back	 to	 climate	 change	 planning	 priorities	
identified	earlier	in	this	submission.		
	

8. Strategic	centres	
We	 note	 that	 the	 areas	 of	 North	 Ryde,	Macquarie	 University,	 Cherybrook	 and	 Ingleside	 have	
been	identified	as	areas	to	concentrate	additional	housing	supply.	This	must	be	accompanied	by	
increasing	infrastructure	to	support	local	schools,	hospitals	and	public	transport	and	retaining	a	
balance	of	green	open	space.		
	
The	Commission	has	quite	rightly	recognised	that	the	North	District	of	Sydney	is	an	area	rich	in	
environmental	value	with	many	National	Parks	and	Nature	Reserves.	We	would	be	concerned	at	
any	proposal	to	downgrade	the	environmental	protections	of	these	areas	in	order	to	speed	up	
development	 or	 meet	 housing	 targets.	 Cherrybrook	 in	 particular	 is	 a	 poor	 choice	 for	 more	
intense	development	because	of	its	poor	transport	links	and	significant	bushland	reserves.		
	

9. Preserving	rural	land		
We	 congratulate	 the	 authors	 of	 the	 District	 Plan	 North	 on	 their	 strong	 statements	 about	 the	
need	 to	preserve	metropolitan	rural	 land,	and	we	urge	 the	Commission	 to	retain	 the	 focus	on	
development	around	transport	hubs,	whilst	existing	green	spaces	and	rural	areas	are	preserved.		

The	North	District	contains	land	that	is	unique	in	its	rural	zoning	and	character,	particularly	in	
the	South	Dural	area.	This	critical	bushland	has	already	come	under	threat	from	a	proposal	to	a	
proposal	 to	 rezone	240	hectares	 in	 order	 to	 facilitate	 a	 3000	dwelling	 subdivision.	We	 stress	
that	 it	 is	 in	the	 interests	of	 the	 local	community,	 local	environment	and	future	of	rural	 land	in	
Sydney	that	this	land	is	protected.	
	
	

10. Concerns	with	the	role	of	the	Commission	
The	 Greens	 remain	 concerned	 that	 the	 Greater	 Sydney	 Commission	 is	 an	 undemocratic	 body	
populated	 by	 appointees	 of	 the	 Planning	 Minister.	 Commissioners	 have	 no	 statutory	
responsibility	 to	 genuinely	 engage	 with	 local	 communities	 or	 councils	 and	 are	 not	
democratically	accountable	to	the	communities	they	are	making	significant	planning	decisions	
about.	
	
The	 Commission	 holds	 significant	 power	 in	 approving	 or	 rejecting	 Local	 Environment	 Plan	
amendments,	 approving	 and	 rejecting	 significant	 development	proposals	 and	 conducting	pre-
gateway	 reviews	 to	 approve	 or	 reject	 rezonings.	 We	 believe	 that	 the	 Commission’s	 role	 in	
producing	 district	 plans	 with	 enforceable	 housing	 and	 development	 quotas	 on	 local	 councils	
inappropriately	 overrides	 local	 councils	 planning	 powers.	 	 Planning	 should	 be	 far	 more	
collaborative	than	this	top-down	process.		
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The	
Greens	acknowledge	that	Sydney	does	need	far	more	comprehensive	strategic	planning,	but	 it	
must	also	be	democratic.	The	Commission,	and	therefore	this	planning	process,	ultimately	fails	
the	test	of	democratic	accountability.	
	
	
Again,	thank	you	for	the	opportunity	to	put	forward	this	submission.		
	
Emma	Heyde	
Convenor,	Hornsby	Ku-ring-gai	Greens	
	

Report	compiled	by	Emma	Heyde	with	submissions	from	members	of	the	Hornsby	Ku-ring-gai	Greens	
and	David	Shoebridge	MLC	


