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c
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Submission : Draft LTFP 2025/26 to 2034/35 

 

Submission : Draft LTFP 2025/26 to 2034/35  (LTFP) 

                 (And related  HSC General Meeting Paper 14 May 2025 - Agenda Item 3) 

 

Little Things, Big Things ;  View the Forest, as well as the Trees. 

1.  Introduction 

 

 I seriously doubt, whether the LTFP - especially the covering 14 May 2025 Paper - 

would ever have been allowed to be submitted to a Corporate Board. 

 

 That is because the 14 May Paper is repetitive, verbose and  consists largely of 

 "waffle".   

  

  Once again, it should not be a "hard slog" for  a  reader  to identify the key initiative  

  directions/recommendations. 

 

 Further, I think also that there are some deficiencies in the LTFP Attachment 

Document (the Draft itself).  And, also a number of  inconsistencies  -  and apparent 

inaccuracies,  omissions, and matters requiring further explanation / clarification.  

 

2.  Comments / Feedback  on Assumptions and  Relevant Items 

  2.1 General 

a) Just because data is on a spreadsheet,  does not mean it is correct.  

 

b) There is no mention of the word  productivity, per se,  in the LTFP. 

              I found the reference to the " two-week productivity measure " (referred to under  

              Sensitivity Analysis - Employee Costs  Page 48) as confusing,  unclear and requiring  

              much better explanation ( ... it does not appear to be any kind of measure at all...) : 

                    What does it actually mean in practice if the headcount freeze remains in place?

  

                            Is the suggestion a possible ( and "un budgeted)"   2/50 th  = 1%  increase 

                    in FTE expenses ? 

                            Or,  

                            simply,  that unfilled positions are expected to ameliorate total Employee Costs ? 
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c) The Plan is " based on a continuance of 'normal operations'  " . The May covering paper 

then goes on to  say "   .. normal operations is difficult to define..". 

 

I found that latter statement astounding ! 

 

Should it not simply be the number of staff / FTEs required to carry out the key  

functions of Council: 

 

i.e. (i)  Finance and Revenue; and  

      (ii) Services by Type                   ??  (e.g. Rates /Roads /  Environment / 

                                                                        Planning and Development ) 

 

 

 

d) The May Paper also notes "... 

             The recommendation included in previous versions of the Plan for cost increases to be  

             maintained to modest levels has been strengthened to specify that no further non-discretionary    

                      recurrent cost increases are to be incurred, unless they are offset by the substitution of an  

             existing  budget elsewhere.  " 

   

           This does suggest that existing budgets are already very well topped up -  

          otherwise, why would any Manager agree to their budget being " plundered " ??

  

  

   2.2 Specific 

 Expense categories for an LTFP would be better identified as : 

 

 Staff/ People (including all on costs) 

 Property (Corporate HQ;  

                all other Council property where Staff have an occupied work desk ;  

                (e.g. Libraries, Swimming Pools , Brick Pit ) 

      but excluding work from home WFH) ; and  

                SES / RFS real property (Council owned) sites. 

 Equipment (including all depreciation and maintenance) 

 All other Expenses; and,   

 

 Capital Expenditure  by category ( HQ,  etc, as above). 
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   The LTFP is one-sided, because it attempts  to make a  guess at net cash only from 

   from a top-down perspective - whereas the better approach would be to include  

   significant "bottom-up" analysis.  

   The absence of such granularity is what has contributed in the past to significantly 

   dated assets, replaced " as resources " allow.  And to consolidation on the run.. . 

 There is no statement of assumptions about WFH, and  surplus Corporate HQ or 

other HSC owned space. 

 

 There appears to be an over-emphasis on the sensitivity analysis for interest 

income - however, the interest rate assumptions appear to be very much in line with 

the CPI forecasts applied. 

 

 The depreciation assumptions appear to be totally out of line with the capital 

expenditure program, and the natural application of lower annual depreciation 

consequent upon lower recent and future capital expenditure. 

 I would regard the depreciation projections as spurious, until proven 

 otherwise.   

 The statement that there is " no borrowing"  is incorrect. 

  

There is a reference to "leased IT equipment" on Page 12  of the Draft LTFP. 

 

Leasing involves an inherent relatively expensive interest cost, and little or no 

residual value in the case of computer equipment.  Also, Leasing can often be 

accompanied by regular  unrealistic pressure from suppliers to  update equipment,  

when it is unnecessary. 

 

What is the total amount of leased equipment ? 

 

What lease vs. purchase analysis was carried out , if any? 

 

 There is a complete lack of transparency for the Un-restricted Balance of Cash, 

Cash Equivalents and Investments, especially for the 2024/25 and 2025/26 'starting 

years'. 
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   I appreciate that year end results for June 2025 are yet to crystallise; however, there 

   there can be reasonable certainty that the 2024/25 result will be an  enhanced       

   higher than expected interest income compared with budget... it is therefore not  

   unreasonable to ask -  

            What has the consequent  favourable variance been spent on ?  

                        or,  

                        What is the favourable variance and has it been squirreled away as   

            unrestricted, funds,  or higher budget allocations, or both  ?  

 

 The LTFP appears to make no specific assumptions or statements about new 

residential property growth expectations - in particular, there does not appear to be 

any rates growth from Hornsby Town Centre or Thompsons Corner, or Pennant 

Hills, or Cherrybrook, or Thornleigh.   

    Does this indicate, any such growth has been ignored? 

               or, 

    That it is unlikely for any significant change for rate revenue to occur from  

    those areas in the medium term?         

 

 

3. Summary of key clarifications required 

 

 

 Responses to Items set out in 2.2. 

 

 Response to 2.1 (d) . 
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4. Conclusion and Next Steps 

 

 

A disturbing, but not unexpected,  item in the Report to the May General Meeting shows 

reductions in satisfactions, and increased dissatisfaction,  with Council  

( Item 2, Attachment 3, P 114). 

 

 

I hope that this Submission will be beneficial food for thought, rather than something which 

may hasten one to reach first for one's red pen. 

 

 

I think it will be very important to have timely and relevant variance analyses for the quarterly 

budget reviews going forward during 2025/26;  and subsequently. Not to mention better 

disclosure and transparency overall. 

 

 

 

I look forward to your responses as set out in Item 3 on Page 4 of this Submission. 

 

 

 

 

 

Roman Goydych 

0407 403 252 

 

14 June 2025 
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Acknowledgement of Country

Council recognises the Traditional Owners 
of the lands of Hornsby Shire, the Dharug 
and GuriNgai peoples, and pays respect to 
their Ancestors and Elders past and present 
and to their Heritage. We acknowledge and 
uphold their intrinsic connections and 
continuing relationships to Country.

Cover image: Hornsby Shire Council Administration Building, Lunch Room  
Inside cover image: Hawkesbury River Indigenous rock art
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foreword

Over the last four years, Hornsby Shire Council has 
continued to be challenged by skills shortage within 
the market across certain roles as both private and 
government agencies compete for talent. Coupled 
with rising costs of living due to the economic 
landscape, Hornsby has seen more increased 
demand for wages and salaries in addition to many 
other benefits including more opportunities for 
worklife balance. 

Technology continues to evolve and cyber security has moved to  
the forefront as a key business risk, therefore as a Council, it is 
important to develop the digital and cyber security literacy across 
Council to minimise risk but also improve employees productivity  
and ways of working.

Council has continued to support a hybrid office/working from home 
model for office based employees, which has continued to challenge 
people leaders manage remote working as well preserving the unique 
culture at HSC.

The effects of the rapid change have also significantly impacted our 
customer-facing and field-based teams who have experienced more 
challenging customer Interactions and therefore an increase in 
psychosocial risks within the workplace.

More than ever, it is important we plan for our future workforce. This 
transformational plan seeks to support Council in addressing the needs  
of our community over the next four years, by guiding our approach to 
recruitment, development and retention of a high performing workforce 
while also balancing financial considerations and our local government 
constraints in additional resources.

While it is a legislative requirement and an important element in delivering 
Council’s Delivery Program and Operational Plan and Community Strategic 
Plan, it is also our opportunity to articulate our vision for the people we 
employ and aim to employ in the coming years. We already have great 
people in our organisation. This plan will support our vision to be a  
great organisation that inspires and sustains us.

I’m confident this plan will help guide our future decision making,  
ensuring that the employees we manage, engage and develop are  
the very best we need to deliver exceptional service and outcomes  
to the Hornsby Shire community.

Steven Head 
General Manager
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1. Our plan for our workforce 

The Workforce Management Plan is a mandatory 
requirement under the Integrated Planning and 
Reporting (IP&R) framework, it identifies the changing 
priorities over the next four years while identifying the 
skills, experience and knowledge we need across 
Council to deliver on the Delivery Program, which 
includes a number of major work projects. The strategy 
also details the programs and initiatives that will be 
developed, refined and implemented to attract, engage 
and retain the workforce of the future.

How it was developed 

In January 2025, engagement commenced with Council’s Senior 
Leadership Team. The purpose of this engagement was to gain an 
understanding of Council’s strategic direction, workload drivers, capacity 
and capability gaps and other contextual insights. 

The Plan was developed via a series of activities and data inputs:

 � One-on-one interviews with Council’s Executive Leadership team

 � Supply and demand analysis of workforce data

 � Workforce profiling and analysis 

 � Assessment of future trends for local government

 � Engagement Survey data and focus groups

 � Industry research and internal and external environment 

 � Validation workshop with Executive Leadership 

Feedback, analysis and research has heavily informed the development of 
this document and ensures that the objectives, actions and measures 
identified are relevant to Council and reflective of the organisation’s 
current and future operating context.

What it includes 

The Plan includes a snapshot of the current workforce, demographics  
of the Hornsby community and an employment value proposition that 
reflects the workforce Council seeks to retain and attract. It considers 
external and internal trends and how Council might respond to these 
drivers of change in the future. The strategic objectives and corresponding 
actions and measures clearly articulate what is needed to attract and 
retain the workforce requirements of Council over the next four years.  
This document excludes processes which are part of People and Culture 
services, instead identifying a suite of carefully developed strategies that 
address external pressures and underlying challenges for Council. 
Alongside the strategic objectives and actions in the Plan, Council will 
continue to deliver key operational people and culture functions across the 
employee lifecycle, including: annual performance reviews, , salary system 
management, talent acquisition, organisational development and learning 
and development, health and safety, engagement surveys and activities  
and employee and industrial relations.

How it should be used 

The Plan will guide Council’s overall approach to talent acquisition, 
employee progression and development, and succession planning over the 
next four years. It is a practical and live document which will be used by all 
executives, managers and supervisors within Council. The Plan is 
integrated in the IP&R process, with progress measures drawing on our 
staff engagement and community satisfaction feedback processes. It 
should be considered in conjunction with Council’s Long Term Financial 
Plan and Asset Management Plan, that form the overall Resourcing 
Strategy for Council. Importantly, this document will be regularly monitored 
and adjusted when required in response to new workforce challenges.

Resourcing Strategy

Workforce Planning 

Asset Management  
Planning

 Long Term  
Financial Planning

Council’s supporting  
Strategic Documents

Including Local Strategic 
 Planning Statement

State and Regional Plans, 
Strategies and Priorities

10 Year Plan
Hornsby Shire’s Community 

Strategic Plan

Your vision | Your future 2035

4 Year Plan
Delivery Program

1 Year Plan
Operational Plan

Annual Report

Biannual and Quarterly Reports
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2. Our purpose, vision and Values

Values
Our values underpin all that we do; they provide us with a shared vision of who we are and what we stand for 
as an organisation.

Service 

We provide a helpful and 
efficient service. We are local 
and know the neighbourhood. 

Purpose 
Together, we enhance the lives of our community,  
both now and in the future.

Vision
The Bushland Shire is a place that inspires and 
sustains us. A place where we value our connections 
to each other and our environment.

Trust 

We are fair and reasonable. 
We are mindful of the best 
interest of all stakeholders in 
the decisions we make. 

Respect 

We listen and encourage open 
and transparent communication. 
We are respectful of all views. 

Innovation 

We are resourceful and 
incorporate sustainable  
work practices. We seek  
to be innovative and do  
things better across all  
facets of our operations.
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3. Our people 

We employ over 500 employees across five divisions:

27
STAFF

88
STAFF

98
STAFF

205
STAFF

87
STAFF

30%

MALE
32%

MALE
77%

MALE
51%

MALE
41%

MALE

70%

FEMALE
68%

FEMALE
23%

FEMALE
49%

FEMALE
59%

FEMALE

OFFICE OF THE  
GENERAL MANAGER

Steven Head

INFRASTRUCTURE  
AND MAJOR PROJECTS

Director, Fiona Leatham

COMMUNITY AND 
ENVIRONMENT

Director, Steve Fedorow
CORPORATE SUPPORT

Director, Glen Magus
PLANNING  

AND COMPLIANCE
Director, James Farrington

Branches/Sections:

RISK AND AUDIT

STRATEGY AND PLACE

Business Improvement

Corporate Planning

Communications and 
Engagement

Place

Sustainability and  
Climate Change

STRATEGIC PROPERTY

Branches/Sections:

FINANCIAL SERVICES

Financial Accounting  
and Reporting

Management Accounting  
and Operations

GOVERNANCE AND 
CUSTOMER SERVICE

Customer Service

Governance and 
Administration

Records Management

LAND AND  
PROPERTY SERVICES

PEOPLE AND CULTURE

Business Partner

Organisational Development

Payroll

Safety and Wellness

TECHNOLOGY AND 
TRANSFORMATION

Business Transformation

IT Operations

Project and Change

Branches/Sections:

AQUATICS AND BRICKPIT

Aquatic Centre

Aquatic Operations

The Brickpit

EMERGENCY MANAGEMENT

INFRASTRUCTURE 
OPERATIONS

Building Services

Mechanical Services

Asset Operations

Asset Maintenance

Construction Management

INFRASTRUCTURE  
PLANNING

Project Planning

Traffic and Road Safety

Transport Planning

Survey and Design

Asset Planning

INFRASTRUCTURE DELIVERY

Major Projects

Capital Works

Branches/Sections:

ENVIRONMENT

Operations

Spatial Services

Strategy

LIBRARY AND  
COMMUNITY SERVICES

Community and  
Cultural Development

Community Facilities  
and Projects

Library Experience

Library Programs  
and Engagement

PARKS, TREES 
AND RECREATION

Landscape

Parks Assets

Parks Service Unit

Tree Management

WASTE MANAGEMENT

Strategy Projects and Education

Waste and Cleansing

Waste Contracts and Services

Branches/Sections:

DEVELOPMENT 
ASSESSMENTS

DAs Team 1

DAs Team 2

Major Development

REGULATORY SERVICES

Building Certification

Compliance

Environmental Protection

Public Health

Ranger Services

STRATEGIC LANDUSE 
PLANNING

SLUP Team Leader

Planning GIS
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HEADCOUNT

HEADCOUNT

LENGTH OF SERVICE (YEARS)

AGE GROUPS GENDER

TURNOVER

NUMBER OF EMPLOYEES WHO LIVE IN HORNSBY LGA

505
WITHOUT  
CASUALS

50% 50%251 254

47% 34%Full time

Overall

234 172

01% 11%Part time 5 58

02% 05%Casual 7 24

64% 36%Management 39 22

MALE FEMALE

9.5%

16.9%

2024 
/2025

2022 
/2023

201
STAFF

40%

OF WORKPLACE

760
WITH 
CASUALS

·as of May 7 2025

15%2023 
/2024

0%

Under 1

36 - 43

31 - 35

26 - 30

21 - 25

16 - 20

11 - 15

6 - 10

1 - 5

5% 10% 15% 20% 25% 30% 35% 40%

30-39 years
20-29 years
Under 20

60 + years
50-59 years
40-49 years

8%
1%

18
%

31%
25

%

17%
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SNAPSHOT - HORNSBY LGA (2021 ABS)

9.17%

INCREASE

44.2%

OF PEOPLE

35.7%

OF PEOPLE
41%

OF RESIDENTS

50%

OF PEOPLE4.1%

UNEMPLOYMENT RATE

45.6% OF HOUSEHOLDS EARNING 
OVER $2499 PER WEEK,in population 

predicted to 2036

There is a larger proprtion of high-income 
earners in Hornsby LGA with

The Hornsby LGA is 
highly educated with 

Our labour force:

participation rate 63%

in the LGA holding a bachelor’s degree or higher 
qualification compared to 33% in Greater Sydney

spoke a language other than English at 
home (Mandarin, Cantonese and Korean)

come from overseas

who work in Hornsby Shire 
live in Hornsby Shire

compared with 37.3% in Greater Sydney
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4. Our future

Over the next four years, Council will embark on developing our culture to be inclusive, customer  
focused and a high performing organisation prepared to meet the challenges of the future with flexible  
and agile approaches. 

To respond to the challenges of the future we will:

Plan for an ageing workforce

The local government workforce is considerably older 
than the general Australian workforce, with declining 
participation under 30. We will continue to review our 
talent and develop succession plans; we will conduct 
strategic workforce planning to identify longer term 
skill gaps while engaging current and future leaders 
across the organisation to ensure that knowledge  
and skills-sharing opportunities are embedded in 
every-day work.

Respond to changing community needs

The area is continuing to be diverse with 41percent of 
residents born overseas while a growing population is 
also increasing demand. Council’s frontline services 
will adapt and respond to changing demographics 
within the community, while also adapting internally.

Attract and retain the best talent

There are certain prominent skills and training  
gaps facing local government creating a highly 
competitive recruitment market. We will be clear on 
our employment value proposition, differentiate our 
organisation for its unique set of values and ensure  
an inclusive workplace where the health and safety  
of our employees Is a priority and where they feel  
they belong 

Remain flexible and adaptive  
to the political landscape

Responsibilities of local government will continue to 
increase as part of a devolution of services from state 
government, specifically in areas like waste 
management and community services, circular 
economy and net zero targets, smart cities, roads and 
transport infrastructure and natural disaster. We will 
remain flexible and adaptive in response, seeking out 
innovative approaches and building internal capacity 
and capability where possible.

Deliver sustainable work programs

There is a drive to reconsider how Council services and 
work programs are delivered and understand how 
sustainability measures are incorporated to reduce 
emissions and environmental impacts. We will play an 
active role in the transition to net zero and building a 
more resilient community.

Adopt digital solutions

The last four years has accelerated the adoption of 
digital solutions and there are increasing customer 
expectations around the use of new technologies to 
create better experiences. Online service delivery and 
self-service will continue to be the standard so 
customers can enjoy the ease and efficiency that the 
adoption of technology offers 

Embrace new and enhanced skills  
and ways of working

Artificial intelligence, automation and digital 
augmentation will change the nature of work and 
redefine the composition of the workforce. How we 
operate now may be quite different to four (4) years 
time and therefore we must Innovate, adopt and 
change the ways of working to respond.

Build a capable, fit for  
purpose workforce

Council is embarking on an exciting period over the 
next four years and beyond, with some of the largest 
projects in its history already in the pipeline and a 
number of new strategies and programs to implement. 
We will continue to identify skills gaps, up-skiII 
internaI staff where appropriate and recruit a capable, 
fit  for purpose workforce.
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5. Our employment proposition

At Hornsby Council we offer more than a job. We are a community where everyone plays a vital role in creating 
a positive culture while delivering meaningful work with a real impact. We are inclusive and flexible and 
champion the professional growth of all employees.

Our employee value proposition, which was developed through our employees has four (4) key elements;

Engaging  
workplace culture

Employees will enjoy a positive 
and engaging workplace culture. 
Our people tell us they love 
working for an organisation that 
values relationships, celebrates 
achievements and prioritises their 
wellbeing. Our culture creates a 
unique sense of belonging; we 
look out for one another.

Distinguished 
reputation

Working for Hornsby Council 
means our employees are in 
good company! We have a 
distinguished reputation for 
professionalism and 
excellence in who we are and 
the work that we deliver. We 
uphold the highest standards, 
giving all employees the 
chance to contribute to and be 
a part of a respected team of 
talented individuals. 

Work-life balance

Life is busy! We understand 
the importance of work-life 
balance for our employees.  
At Hornsby, we offer 
flexibility to accommodate 
employees’ personal and 
professional needs. In return 
for our employees 
commitment, we provide 
flexibility and hybrid work 
options, where possible, to 
give them the time and space 
to enjoy all aspects of life.

Professional 
development

Professional development  
is a high priority. We provide  
a platform for career growth, 
offering opportunities for 
development, as well as varied 
and challenging projects and 
responsibilities to ensure all 
employees keep on learning.  
Our organisation offers the unique 
chance to work in a diverse range 
of environments, from urban and 
suburban settings to rural and 
river settlements. Employees all 
receive the support to excel in 
their roles, try something new  
and make an impact.

1 2 3 4
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6. Our engagement

Over the last 3 years, Hornsby Shire Council has 
conducted an annual survey to understand our 
employees engagement and gain feedback on what 
we are doing well and where we need to focus our 
efforts on in improving our workplace culture. 

During the last three (3) years, our engagement has significantly 
improved and in October 2024, we had a participation rate of 86% 
(2022 – 66%) and an engagement score of 8.3 points, which is an 
increase of .8 points and well above the industry benchmark. In 
October 2022, the engagement was 7.5 points.

On the back of launching a new annual performance framework in 
2022, our survey data indicated this was well received with 
employees citing they are very clear on what they are expected to 
deliver (Score 2022 - 8.5 points).

Our areas of opportunity over the last few years have included the 
following drivers:

Environment

In 2022, employees based in administration 
offices were temporarily located in Thornleigh 
while the main administration building at 296 
Peats Ferry Road, Hornsby was reburbished due 
to the discovery of asbestos. In March 2024, all 
employees returned to the administration 
building and in relocating permanently back, it 
allowed for HSC to review it’s ways of working. 
In October 2024, the engagement score for 
environment went from 7.4 points to 8.3 points.

Purpose and vision 

The purpose and strategy driver was another area 
highlighted in our 2022 survey that we should 
focus on to improve overall engagement. Since 
2022, HSC has done a number of actions to 
articulate the strategy and purpose as well as drive 
a stronger connection to our overall purpose. These 
have included regular Council wide town hall 
meetings as well as divisional meetings to provide 
direction and celebrate achievements, 
implementation of a new performance system to 
measure objective alignment and achievement as 
well as the senior leadership team attending a 
purpose and vision workshop. Our result in this 
driver has gone from 6.9 points to 7.8 points.

Over the four years we will continue to survey our employees, ensuring 
we are focusing on the right drivers to improve overall engagement 
and culture, these will include the implementation of a revised 
leadership development framework, a focus on psychosocial hazard 
and risk mitigation to ensure the safety of all employees as well as 
enhancements to our current programs. These initiatives are captured 
in our Council engagement survey action plan.
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7. Our strategic objectives

Our strategic objectives have been identified to guide workforce planning at Hornsby Shire Council over the next four 
years. They reflect the priorities for Council in order to attract and retain the workforce needed to meet the 
expectations of the community as outlined in the Community Strategic Plan and Delivery Program.

1. Culture

Refine our values and embed  
the desired workplace culture and 
behaviours for Hornsby Shire Council

Strategic Objective:
Enable our leaders to grow  
a diverse and engaged workforce 
that meets community and 
organisational expectations

2. Leadership
Strategic Objective:

Ensure we have the right skills, 
knowledge and experience in the 
right roles both now and in the future

4. Attracting, developing 
and retaining talent 
Strategic Objective:

Support an inclusive  work 
environment that considers 
employees overall wellbeing

3. Employee 
Wellbeing
Strategic Objective:
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8. Our game-changers

For each of our strategic objectives, we have identified high priority actions that go beyond business-as-usual 
workforce management. These are actions that have been carefully developed in consultation with Council staff 
to guide our workforce planning over the next four years. Implementation has been phased to reflect the 
resourcing and capacity of employees to deliver. Measures have been identified to indicate Council’s progress 
in addressing each objective. 

1. Culture
Strategic objective: Reaffirm our values and embed the desired workplace culture and behaviours for Hornsby Shire Council

HIGH PRIORITY ACTIONS 2025-2026 2026-2027 2027-2028 2028-2029

1.1 Drive a high performance culture through development of new programs and enhancements 
to existing People and Culture programs

1.1.1 Review Cultural Development program annual

1.1.2 Review and embed enhancements to the annual Performance Review Framework

1.1.3 Review Employee Recognition scheme 

1.2 Embed the organisational purpose and vision throughout Council to ensure clear direction 
and accountability

1.3 Review and refine the organisational values, ensuring fit for purpose and identify and 
embed the desired behaviours at each level of Council (Senior Leadership Team, Leader, 
Employee) across each of the values.

1.4 Develop a new annual reward and recognition program that acknowledges employee 
performance through the values behaviours

      

Measurement tools: 

 � Annual engagement survey to measure integration of values, shared language around culture and desired behaviours

 � Annual performance review framework Incorporates revised values/behaviours and measurement

 � 360 leadership review (FY26/27)

 � Quarterly People and Culture metrics
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2. Leadership
Strategic objective: Enable our leaders to grow a diverse and engaged workforce that meets community and organisational 
expectations

HIGH PRIORITY ACTIONS 2025-2026 2026-2027 2027-2028 2028-2029

2.1 Implement the revised leadership development program, focusing on all employees (Senior 
leader, leader and employee) within Council to lift and grow

2.1.1 Develop and facilitate agreed programs across ELT, mid level leader, frontline leader and 
leading self

2.1.2 Develop and regularly update leadership development portal and Tool kit

2.1.3 Source and embed leadership profiling tool including 360 feedback

2.1.4 Develop people leader connect program

2.1.5 Develop and implement mentoring program

2.2 Reshape and embed the required leadership behaviours, ensuring accountability and 
regular feedback for sustained change

2.2.1 Develop and implement the HSC Capability Framework for both people leaders and 
employees

2.3 Continue to implement the Talent Management Framework incorporating:  
career pathways; critical leadership role identification; succession planning;  
access to leadership development for future and emerging leaders;  
tactical recruitment and retention strategies for key roles

Measurement tools: 

 � Annual 360-degree leadership review (FY26/27)

 � Progression opportunities identified and implemented year on year

 � Employee engagement survey

 � Attraction and retention data

 � Annual performance review data
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3. Employee wellbeing
Strategic objective: Support a stable work environment that promotes flexibility as a feature of our employment proposition

HIGH PRIORITY ACTIONS 2025-2026 2026-2027 2027-2028 2028-2029

3.1 Continue to develop and implement a wellbeing program that considers an employees 
physical, social, financial and psychological wellbeing

3.2 Develop and implement the psychosocial hazard and risk mitigation program

3.3 Review the organisational structure to ensure alignment to delivery program as well as 
consideration to resourcing requirements and constraints

3.4 Continue to deliver training and support to frontline community facing staff to manage 
difficult community Interactions 

3.5 Develop and implement the inclusion and belonging program that promotes workplace 
diversity and supports a positive values driven organisational culture where employees  
feel valued and belong

Measurement tools: 

 � Annual performance review framework to include review and feedback on employees wellbeing

 � Employee engagement surveys – including perceptions of collaboration

 � Quarterly P&C Metrics Safety Statistics

 � Wellbeing survey
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4. Attracting, developing and retaining talent
Strategic objective: Ensuring we have the right skills, knowledge and experience in the right roles both now and in the future

HIGH PRIORITY ACTIONS 2025-2026 2026-2027 2027-2028 2028-2029

4.1 Develop a strategic workforce planning framework that identifies emerging skills  
for the future while also identifying key skills gaps due to changing demographics 

4.2 Develop talent acquisition strategies to attract the next generation, including  
partnering with schools and universities to promote HSC and drive early engagement  
in local government 

4.3 Continue to develop the training and development offering to ensure emerging and 
changing skills, including new technologies and software are transitioned and adopted  
in the workplace 

4.4 Develop and continue to implement P&C metrics to actively measure the success of  
people and culture programs while assisting in identifying challenging trends to manage

Measurement tools: 

 � P&C Metrics Engagement survey

 � Implementation of projects as per key timelines and budget
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9. What success looks like

We will know we’re achieving our ambitions  
under the Plan because our employees are  
strongly engaged and supported, enjoying  
a real sense of alignment and connection  
to Council’s purpose and objectives.

Employees are proud to work at Council and are confident  
to promote our employment value proposition to others. 

Our leaders role model diverse perspectives to set clear  
directions for the benefit of the whole organisation,  
our customers and our community.

We will have elevated attention to culture, values and behaviours creating  
a shared language and accountability  to make this a regular part of our 
ways of working. We take every opportunity to promote our culture, values 
and behaviours through:

 � Employee progression and development 

 � Performance review framework 

 � Talent review and succession program 

 � Leadership development framework

 � Recruitment activities

We will have crystalised what workplace flexibility means to us 
acknowledging that it means different things to different people, while also 
refining our ways of working to adapt to new technologies and processes. 

We will have refreshed our approach to delivering services to our 
customers and community. We recognise that Council operates in a 
complex stakeholder environment, and we are adept at managing diverse 
relationships and the tensions between different interests. We engage 
with our community in new ways, across all parts of the organisation, 
leading to a richer understanding of community priorities.
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NEED HELP

Chinese Simplified

需要帮助吗？

本文件包含了重要的信息。如果您有不理解之处，请致
电 131 450 联系翻译与传译服务中心。请他们代您致电 
9847 6666 联系 Hornsby 郡议会。郡议会工作时间为周一
至周五， 早上 8：30 - 下午 5 点。

Chinese Traditional

需要幫助嗎？

本文件包含了重要的信息。如果您有不理解之處，請致
電 131 450 聯繫翻譯與傳譯服務中心。請他們代您致電 
9847 6666 聯繫 Hornsby 郡議會。郡議會工作時間爲周一
至周五， 早上 8：30 - 下午 5 點。

Nepali
यस काागजाातमाा माहत्त्वपूूर्णण जाानकाारीी छ। 
यदि� तपूाईंलेे यसलेाई बुुझ्नुभएकाो छैन भने, कृापूया अनुवा� री �ोभाषेे 
सेवालेाई 131 450 माा फोोन गनुणहोस्। तपूाईंकाो तफोण बुाट हनणस्बुी शाायरी 
कााउन्सि�सलेलेाई 9847 6666 नम्बुरीमाा फोोन गरिरीदि�न आग्रह गनुणहोस्। 
कााउन्सि�सलेकाो काामाकााजाी समाय सोमाबुारी�ेखि� शाुक्रबुारी बिबुहान 8:30 बुजाे 
�ेखि� बुेलेुकाा 5 बुजाेसम्मा हो।

Hindi
क्या आपूकाो सहायता काी आवश्यकाता है?
इस �स्तावेज़ मां माहत्वपूूर्णण जाानकाारीी �ी गई है। यदि� आपू इसे समाझ 
न पूाए,ँ तो कृापूया 131 450 पूरी अनुवा� औरी दुभाबिषेया सेवा काो काॉले 
कारीं। उनसे हॉ�सणबुी शाायरी कााउंसिसले से संपूकाण  कारीने केा सिलेए आपूकाी 
ओरी से 9847 6666 पूरी फोोन कारीने काा बिनवे�न कारीं। कााउंसिसले केा 
काायणकााले काा समाय सोमावारी से शाुक्रवारी, सुबुह 8.30 बुजाे-शाामा 5 बुजाे 
तका है।

This document contains important information. If you do not understand it, please call the Translating and Interpreting Service on  
131 450. Ask them to phone 9847 6666 on your behalf to contact Hornsby Shire Council. Council’s business hours are Monday to Friday, 8.30am-5pm.

Korean

도움이 필요하십니까?
본 문서에는 중요한 정보가 포함되어 있습니다. 이해가 
되지 않는 내용이 있으시면, 통역번역서비스(Translating 
and Interpreting Service)로 전화하셔서(131 450번) 귀하를 
대신하여 혼즈비 셔 카운슬에 전화(9847 6666번)를 걸어 
달라고 요청하십시오. 카운슬의 업무시간은 월요일~
금요일 오전 8시 30분~오후 5시입니다.

Tagalog

Kailangan ng tulong? 
Itong dokumento ay naglalaman ng mahalagang 
impormasyon. Kung hindi ninyo naiintindihan, pakitawagan 
ang Serbisyo sa Pagsasalinwika at Pag-iinterprete 
(Translating and Interpreting Service) sa 131 450. Hilingin sa 
kanilang tawagan ang 9847 6666 para sa inyo upang kontakin 
ang Hornsby Shire Council. Ang oras ng opisina ng Council ay 
Lunes hanggang Biyernes, 8.30n.u.-5n.h.

Farsi

نیاز به کمک دارید؟ 
این سند حاوی اطلاعات مهم می باشد. چنانچه آن را درک نمی کنید، 

لطفاً با خدمات ترجمه کتبی و شفاهی به شماره 450 131 تماس 
بگیرید. از آنها بخواهید از جانب شما با شماره 6666 9847 با 

شورای شهر هورنزبی شایر تماس بگیرند. ساعات کاری شورای شهر 
دوشنبه تا جمعه، از 8:30 صبح تا 5 بعدازظهر است.
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Hornsby Shire Council
ABN 20 706 996 972

Contact us
PO Box 37 
Hornsby NSW 1630 
Phone: (02) 9847 6666 
Fax: (02) 9847 6999 
Email: hsc@hornsby.nsw.gov.au 
hornsby.nsw.gov.au

Visit us
Hornsby Shire Council Administration Centre at Hornsby Library 
28-44 George St, Hornsby NSW 2077

Office hours
Please check the website for the latest opening hours for the Customer 
Service Centre and how to book an appointment with a planner.

Disclaimer
Every effort has been made to provide accurate and complete 
information. However, the authors assume no responsibility for any 
direct, indirect, incidental, or consequential damages arising from the use 
of information in this document.

Copyright Notice
No part of this publication may be reproduced in any form, or stored in a 
database or retrieval system, or transmitted or distributed in any form by 
any means, electronic, mechanical photocopying, recording, or otherwise 
without written permission from Hornsby Shire Council.  
All rights reserved.

Copyright © 2025 Hornsby Shire Council
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Image: Hornsby Aquatic and Leisure Centre
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Draft NSW Waste and 
Circular Infrastructure Plan 

Chapter 1: Meeting our residual waste and 
food and garden organic waste needs  
DRAFT FOR CONSULTATION 
May 2025 
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Hornsby Shire Council – Submission responding to: 

Draft NSW Waste and Circular Infrastructure Plan 

June 2025 

Summary 

Hornsby Shire Council (HSC) welcomes the opportunity to provide feedback to NSW Government on 

the recently released Chapter 1 of the Draft NSW Waste and Infrastructure Plan (The Plan). 

Our submission will be structured in four parts: 

1. Recommendations 

2. Initial comments and general feedback 

3. Responses to the Plan’s Themes  

4. Detailed comments 

Section 1 

Recommendations 

1. A bigger-picture waste and circular economy narrative for the communities of NSW remains 

absent. Without this, the State will struggle to bring NSW communities onside with the bold 

waste management reforms needed, if we are to achieve State and federal recovery targets. 

The Plan is without strategic context and lacks clarity on how it fits within a broader, long-

term infrastructure framework, or how it contributes towards net zero and circular economy. 

The Plan is described as “Chapter 1," but only two other chapters are mentioned on page 10 

(regional challenges and supporting recycling and reuse infrastructure.) Without knowing 

other focus areas, or how Chapter 1 connects to later chapters, stakeholders can’t 

understand the overarching direction, intent, or alignment with other State strategies. 

 

2. It is acknowledged that many of the measures considered in this plan are interim measures. 

More clarity in short, medium and long-term measures to deal with the NSW infrastructure 

crisis is urgently required in coming chapters of The Plan. A far more comprehensive, 

detailed, strategic and cohesive long-term framework is required to address the current 

critical lack of waste disposal and processing infrastructure in NSW and particularly the 

Sydney Metro region. 

 

3. Local government has a crucial role to play in providing an on-ground perspective of the day-

to-day needs of collecting and processing waste and recyclable materials. Whilst we consider 

that local govt feedback has been considered in the development of this draft, our crucial 

role in working with communities to understand the waste challenge, educate our 

communities on sustainable futures Local government participation is not adequately 

considered in the current stakeholder consultation or strategic collaborative processes that 

accompany it, such as the NSW Government interagency working group on waste 

infrastructure. 
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4. Infrastructure should be planned for with the detail and rigor that presently accompanies, 

roads, power and sewerage. It requires collaboration across all relevant NSW government 

agencies, particularly including DPHI. HSC seeks to better understand how holistic 

government input is being led and driven in conjunction with industry and local government. 

 

5. Waste management services to Sydney, a city of over 5 million people, should be considered 

as an ‘essential service’ and receive adequate attention, planning, investment and 

development from the NSW State Government, in partnership with Local Government and 

the private sector. 

 

6. Establishing the required social licence for EFW facilities represents a significant challenge. It 

does not currently exist with opposition from communities to all proposed EfW facilities in 

NSW, including Parkes, Goulburn and Lithgow. Stronger, co-ordinated leadership from all 

parties including the NSW Government, industry and local communities is required.  

 

7. HSC considers that if we are unable to establish the social licence then what are our options 

and the community needs to share in this challenge as well to better understand the 

consequences should we not move to a greater reliance on EFW as a residual treatment. 

Should we be considering the development of one or more major or landfills in the Hunter, 

with a well-planned network of local transfer stations and a major waste bulking rail head 

facility to move waste northwards. This, whilst in no way a desirable outcome may need to 

be investigated to provide an achievable, cost-effective long-term waste solution for Sydney. 

 

8. All of the NSW transfer stations in the Sydney metropolitan area were previously 

corporatised and then privatised during the sale of Waste Service NSW assets. Whilst the 

injection of private sector capital has undoubtedly provided benefits to the economy there 

have been unfortunate consequences which in the view of Council have effectively reduced 

competition and increased costs to communities whereby additional travel costs have added 

to the expense of delivering waste services. Innovative solutions are required to address 

these issues. 

 

9. NSW state government should ensure that at least 50% of Waste Levy Funds collected are 

allocated to direct waste infrastructure investment and development. Council believes that 

more innovative incentive-based solutions that could involve discount or exemption to the 

waste levy will encourage innovation from local government and the sector. Waste avoidance 

needs further consideration and development  

 

10. The NSW state government should develop a well-planned out and strategically geo-located 

integrated waste infrastructure network for Sydney that minimises transport costs and the 

number of waste vehicles on our roads. 

 

11. Urgent NSW Government attention to the following chapters is required including possible 

direct intervention to intervention is required to:  

a. Fast track the acquisition, securing and protection of suitable land for waste 

infrastructure development  
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b. Provide leadership and assistance to gain the required social licence for community 

acceptance of essential waste infrastructure  

c. Fast track planning and environmental approvals for new or expanded waste 

management facilities within Sydney and or surrounding regions with feasible transit 

distances  

d. Create difficult to locate industry precincts 

e. Drive value for money services for our communities 

 

Section 2 

2a - Initial comments 

Chapter 1 of The Plan, while addressing some initial short-term actions needs to be part of a much 

more comprehensive, detailed, strategic and cohesive long-term framework to address the current 

critical lack of waste disposal and processing infrastructure in NSW, particularly Sydney Metro which 

is acutely impacted.  

Chapter 1 refers to future waste infrastructure detailed planning activities, however local 

government and the waste sector in general, has been waiting on this Plan’s development to provide 

not only the required waste infrastructure strategic leadership, but more importantly specific details 

on what waste infrastructure is needed, where it needs to be located and how its development will 

be facilitated within the very tight timeframes remaining before significant capacity issues are 

critical.  

The NSW Government cannot rely on individual councils, joint procurements between local councils 

or the private sector to facilitate the development of critical waste infrastructure that Sydney Metro 

Area requires, as the scope of the required infrastructure development is not compatible with these 

existing processes. NSW State Government intervention is required. 

It is unclear what subsequent Chapters will be released or their timeframes, however Hornsby Shire 

Council notes the critical importance of the NSW Government moving at speed to avoid a situation 

where Sydney does not have disposal capacity and waste has nowhere to go.  

Circularity goes well beyond collection, disposal and processing. Innovation in the design and 

development elements of new products and materials must be supported as well as the 

development of end markets for these materials. The combined procurement power of all levels of 

government can play a critical role in market development.  

While circular waste infrastructure is very important and part of the required structural changes 

needed to establish onshore secondary waste processing, it is strongly suggested that circular waste 

infrastructure planning is separated out from this essential waste infrastructure plan, that must focus 

on and deliver the required solutions to ensure that Sydney’s basic waste services can continue to 

function.  

Waste is an essential infrastructure service to 128 local government communities across NSW. As 

such, it should be planned for with the detail and rigor that presently accompanies, roads, power and 

sewerage.  
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Waste management services to Sydney, a city of over 5 million people, should be considered as an 

“essential service” and receive adequate attention, planning, investment and development from the 

NSW State Government, in partnership with Local Government and the private sector. 

Local government has a crucial role to play in providing an on-ground perspective of the day-to-day 

needs of collecting and processing waste and recyclable materials and is not adequately considered 

in The Plan or any of the stakeholder consultation and or strategic collaborative processes that 

accompany it. 

Individual councils across Greater Sydney are not in a position to undertake the required regional 

planning activities or to directly facilitate waste infrastructure development based on an integrated 

network of waste facilities covering: 

• accessible and strategically located transfer stations to bulk up and move putrescible and dry 

waste/organics,  

• rail-head transport nodes (intermodals) to load wastes for long haul transport to regional 

area processing or disposal facilities,  

• organics processing facilities for separated garden organics and mixed food and garden 

organics, 

• dry waste landfills, 

• putrescible waste landfills, 

• energy from waste facilities and 

• localised collection fleet depots servicing one or more LGAs,  

 

1b - General Feedback: 

Landfills/Energy from Waste Facilities 

• The Plan should acknowledge that waste generation is increasing, and resource recovery 

growth is not keeping pace with generation growth, meaning for the foreseeable future, 

waste disposal is likely to be maintained around 50% and our communities must have access 

to adequate and reliable disposal capacity as a pragmatic need for essential waste services.  

• Chapter 1’s plan to extend and augment existing putrescible and dry waste landfills is a very 

positive and greatly needed to provide interim waste disposal capacity to avoid a situation 

where Sydney runs out of adequate disposal capacity. 

•  A focus must be maintained on both putrescible and dry waste landfills, as restricted 

disposal capacity is already being felt by local councils by way of limited disposal options and 

rapidly escalating gate rates for both waste types.  

• This extension and augmentation of exiting landfills approach will only provide interim 

capacity and does not address the fundamental long term capacity needs of Sydney. 

• New landfill development across the state has stagnated and as landfill capacity is constantly 

being consumed, replacement landfill assets taking 5-10 years to establish, must urgently be 

permitted to be planned, approved and developed. 

• There needs to be clear leadership from the NSW Government on its preferred waste 

disposal approach. That is, if the NSW Government wants to phase out landfills as the 

primary disposal option, and facilitate a transition to Energy from Waste facilities as the 

replaced preferred disposal approach/technology, then the NSW Government must 
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undertaking broad scale and extended community engagement and communication 

campaigns to let the NSW community know of such a policy shift, the reasons why, the 

benefits,  and to gain the broad social licence that is required to allow this to occur.   

• To date (i.e. the last 25 years) the NSW community has not shown an acceptance of energy 

from waste or incineration technologies for fears related to air pollution and not wanting to 

see Sydney’s waste transported to regional areas for incineration.  

• It is unclear if the Woodlawn, Parkes, Lithgow or Casino EFW facilities will be accepted by the 

NSW community. While EFW facilities may be able to demonstrate they meet modern 

emissions standards, the community is still concerned and unaccepting of the long-term 

pollution risks created by low level toxins (e.g. various dioxins and the like) that are emitted 

and can bioaccumulate in our communities under long term plant operations. A NSW 

Government lead campaign must address these concerns if a disposal technology transition 

to EFW is to be successful and community acceptance gained. 

• It should also be made clear that energy from waste technologies will come at a greater cost 

to users (our communities) than new/additional landfill solutions. 

• This campaign should also address the fact that Sydney’s waste cannot be disposed of 

(regardless of landfill or EFW approach) in the Sydney catchment, as there isn’t adequate 

space or suitable sites available, and that waste disposal facilities will be located outside of 

Sydney in regional areas at suitable sites. 

• Further to this, adopting a more pragmatic approach than the current EFW Policy or this 

Chapter 1 is needed by way of asking the simple question - where is the best place to locate 

EFW facilities in NSW? It seems clear that closing or closed coal fired power station sites 

would be a logical and compatible land use choice. The NSW Government should be 

facilitating such an approach rather than relying on the private sector to go it alone at the 

risk of failure and the state being walked into a serios disposal capacity crisis that will not 

have a quick fix.  

• If the NSW Government wants to remain agnostic on its preferred disposal approach, then it 

needs to NOT restrict the development of new major landfill developments and statements 

such as “new landfills are a last resort option” should be removed from the chapter as it 

sends a confused message. 

• On that subject, it is noted that around 25 years or so ago, north Sydney had a similar waste 

disposal capacity crisis that gave rise to the NSW Government assisted establishment of 

Woodlawn landfill being developed. To waste sector professionals, we are unfortunately back 

at this point again, and NSW State Government intervention is not only needed, but is 

critical. 

• It is strongly suggested that with the pending closure of a number of Hunter open cut coal 

mines, and the many disused voids at active mines, again the pragmatic question of where a 

new cost-efficient landfill for Sydney could be located, gives rise to the answer as the Hunter 

being the most logical option.  

• Moving waste into the Hunter, either for landfill and or EFW disposal, will need a further 

major rail-head waste bulking transfer station (intermodal) to be established within Sydney. 

The Waste Infrastructure Plan needs to specifically address this need and undertake detailed 

site analysis to identify suitable intermodal facility locations that facilitate waste movement 

into the Hunter. Further to this, it is strongly suggested that the NSW Government could 



Hornsby Shire Council Attachment to Report No. CE7/25 Page 34 
 

 

General Meeting  9 July 2025  Attachments Page 240 
 

A
T
T
A

C
H

M
E
N

T
 2

 -
 I

T
E
M

 5
   

6 
 

assist with suitable site land acquisition, site development, and non-private sector site 

administration, all using Waste Levy funds, to provide timely solutions to the waste 

infrastructure crisis.   

• Given the landfill capacity crisis on our doorstep and that fact there is no time to waste, such 

strong leadership needs to be brought forward by the NSW Government urgently. The NSW 

Government cannot sit on the sidelines wanting to rely on local councils and or the private 

sector to solve this waste infrastructure crisis, as when the crisis develops to the stage that 

councils, local businesses and the waste sector do not have disposal capacity, it will become 

a State Government matter to resolve without the required available time to do so. Now is 

the time to act with some decisiveness to avoid the crisis severely impacting all stakeholders. 

• Hornsby Shire Council is also concerned that transitioning to EFW will significantly increase 

local councils cost structure for domestic waste services (and also for business waste 

disposal), adding additional and avoidable cost of living pressures on our community. 

• To that end, it is of interest to ask if the NSW Government has undertaken any cost benefit or 

other financial analysis that may examine this matter to allay such concerns. 

• If EFW will significantly increase these cost structures, is it that developing one or more 

major or landfills in the Hunter, with a well-planned network of local transfer stations and a 

major waste bulking rail head facility to move waste north-wards, would provide a more cost 

effective long-term waste solution for Sydney. 

• There are also concerns regarding trying to send additional quantities of waste south bound 

on the rail network, as Veolia have repeatedly stated there is no more rail capacity to 

increase the existing tonnage moving south. To that issue, it may be strategically prudent for 

Sydney to also have a northern rail line approach, to allow for increased rail volumes, and to 

add more resilience to Sydney’s waste systems. 

• Critical decisions need to be made in the next 6 months regarding pursuing either EFW 

facilities or a new major landfill for Sydney, to enable the next 4-5 years for such facilities to 

be developed. We cannot afford to take another 2-4 years before a clear and decisive 

position is taken. An action orientated plan needs to be developed demonstrating the key 

actions and timeframes to deliver this critical waste disposal infrastructure for Sydney so all 

stakeholders have the confidence there is an achievable plan in place. NSW Government 

intervention, and drive must be provided.  

 

Waste infrastructure ownership and operation 

• The Plan’s streamlined planning process, waste infrastructure concierge and establishing a 

NSW Government interagency working group for waste infrastructure are acknowledged 

positive initiatives. 

• The Plan states that waste infrastructure in NSW is owned and operated by the private sector 

or local councils, and that it is the role of these parties to design and deliver waste 

infrastructure. 

• Hornsby Shire Council takes issue with this statement and suggests this is not accurate. The 

NSW Government has in the past directly planned, designed, developed and operated most 

of Sydney Metros waste infrastructure, providing a well established and coordinated cost 

effective integrated network of waste infrastructure that Sydney relied upon. 
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• Given the current waste infrastructure crisis, and the severe lack of time to undertake what 

needs to be achieved, it may very well be that the NSW Government is best placed to again 

undertake essential waste infrastructure planning, design, development and operations, to 

avoid Sydney having a significant waste disposal crisis. 

 

Chapter 1 Level of Detail 

• Chapter 1 of the Plan lacks sufficient planning and details that are required to establish core 

waste infrastructure deficiencies and needs for Sydney Metro which represents 5 million 

people of NSW’s 8 million population.  

• Sydney Metro should have its own detailed essential waste infrastructure plan, noting 

councils in Sydney do not have their own land or access to land to develop waste facilities. 

• There needs to be an analysis of existing waste infrastructure and specific gap infrastructure 

needs identified for Sydney Metro. 

• For gap infrastructure that is required, as waste management involves transport logistics, it is 

critical that geo-location aspects of essential waste infrastructure are carefully planned. 

• Individual local councils must be consulted to identify where critical waste infrastructure 

needs to be located so we have a cost-efficient waste system in Sydney. 

• Hornsby Council recommends the NSW Government undertake a process to explore how the 

privatised waste transfer stations (E.g. Ryde and Seven Hills etc) can be put back into the 

hands of local councils or groups of local councils under ROCs or forming a corporatised 

model/group. Having these transfer station facilities administered by local councils would 

allow greatly improved access to these transfer stations and give councils better cost control 

of their waste services. 

• It appears that numerous Sydney Metro councils will be implementing a separate FO and GO 

approach to meet the NSW Government’s FOGO Mandate. As such, garden organics 

processing facilities are still required and open windrow composting facilities are much 

needed, particularly for north Sydney councils, with Kimbriki being the only accessible 

processor, and highly limited market competition.  

• As an example, Hornsby Shire Council has identified a potential site that can be used for 

multiple waste facility purposes, including establishing a garden organics processing facility, 

and transfer station facilities for FO and bulky waste, and possibly putrescible waste. NSW 

Government intervention and assistance could be provided by way of resolving constraints 

under a land acquisition Deed from the State Government, fast tracking rezoning application, 

and importantly providing Waste Levy exemptions for a period of time to free up council 

domestic waste management funds for direct investment into critical waste infrastructure. 

Having the NSW Government directly supporting stakeholders that bring forwards waste 

infrastructure development projects is much needed to provide the waste infrastructure 

development at the pace to avoid the crisis. 

• Alternatively, Hornsby Shire Council would like to see the establishment of additional open 

windrow garden waste composting operations established at the closed landfill sites of 

Eastern Creek and Veolia’s Horsley Park Landfill facilities, to introduce more garden waste 

processing capacity and importantly to facilitate more market competition to assist reduce 

rapidly escalating gate rates.  
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• Further Chapters of this Waste Infrastructure Plan need to address the specific waste 

infrastructure needs of Sydney, detailing what specific infrastructure is needed and where it 

needs to be located to form a proper integrated waste infrastructure network that allows for 

waste to be collected from local residents and businesses, taken to strategically located 

networks of transfer stations, intermodals or directly to waste processing facilities. Such 

waste infrastructure needs to be equitably distributed across all regions of Sydney so that no 

council areas are disadvantages and pay disproportionately higher waste management costs.  

• To date it is unclear if the NSW Government intends on undertaking the above referred 

detailed waste infrastructure planning that is critical to address the current lack of waste 

infrastructure problems. 

• The NSW Government cannot simply rely on local council joint procurements, or private 

sector proponents, even with fast-track planning approaches, to solve the current waste 

infrastructure crisis issues in the very limited timeframes that are available.  

• Establishing specific VENM/ENM disposal facilities is a very positive step to reduce pressures 

on existing landfills. This initiative could go further by way of – requiring all developments 

that excavation materials to test VENM/ENM characteristics (plasticity/pass sizes etc) so that 

if the material is useful for landfill interim or capping material, it can be easily identified and 

beneficially diverted for these purposes. Where VENM/ENM needs to be disposed of, it is 

suggested that again a pragmatic approach be facilitated, where old quarry voids in Sydney 

(and elsewhere) are identified to be used as disposal locations. Or even better reverse 

borrow pits, where material is deposited, stored and potentially reclaimed when fill 

materials are required on major civil projects. This approach was successfully implemented 

in Canberra to divert VENM/ENM away from Mugga Lane putrescible landfill, to a newly 

established VENM/ENM borrow pit at the old disused Mugga Lane Quarry.  

• Protecting existing waste facilities from urban encroachment and managing threats to close 

essential waste facilities is a positive action under Chapter 1. However, more details on how 

this is proposed to occur would be useful to provide the required assurances. 

 

Section 3 - Responses to the Plan’s Themes and questions contained in the online survey 

Theme 1: Streamlining planning processes to fast-track expansion of existing landfills 

How strongly do you agree or disagree with the following proposed actions? 

• Establish a streamlined planning pathway for modifications to priority existing landfills 

• Rapidly assess proposed modifications to existing priority landfills 

• Consider reopening closed landfills to unlock waste capacity for red lidded bins 

• Establish a waste infrastructure concierge to provide planning advice and support to 

applicants 

• Investigate alleviating pressures on existing landfills by diverting Virgin Excavated Natural 

Material and Excavated Natural Material from disposal and storing them for future reuse 

HSC agrees in principle to all of these statements. 
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Being a northern Sydney Council, we have a strong view that new landfills or EFW should be 

considered in the Hunter region, utilising the numerous existing mining voids or coal fired power 

stations. 

Theme 2: Building resilience by enabling planning for energy from waste 

How strongly do you agree or disagree with the following statements? 

• Energy from waste can build the resilience of our waste management system 

• Energy from waste can reduce our reliance on landfills 

• What are your thoughts on this theme? 

It is Council’s understanding that the required social licence does not currently exist with opposition 

from communities to all proposed EfW facilities in NSW, including Parkes, Goulburn and Lithgow. 

Stronger, co-ordinated leadership from all parties including the NSW Government, industry and local 

communities is required.  EfW faces a long, hard pathway to community acceptance and may pose 

cost exposure significantly greater than landfilling. 

EfW could be a viable alternative as a primary processing method for residual waste once high value 

recyclables have been stripped from that stream. However, given the comparative costs of 

developing landfill sites versus EfW sites are approximately $200 million compared to $1.5 billion, 

EfW would significantly drive up the costs for disposal to local government and its ratepayers. As part 

of finalising a waste infrastructure plan, an important head of consideration should be the cost to 

communities and ultimately capacity to pay. 

HSC would be very concerned if EfW’s elevated cost structure had to be recovered as part of disposal 

costs in the Domestic Waste Management Charge (DWMC) which are already imposing a significant 

burden on local communities. 

Although landfilling poses risks in terms of localised land and water pollution, these may be 

preferable to decreased air quality that impacts on a much larger area by the community. EfW will 

have long-term low-level high-toxicity air pollutants and particulates that can contaminate soils, 

houses etc and bioaccumulate in humans and animals. 

Theme 3: Strategic planning to meet the waste management needs of growth populations 

How strongly do you agree or disagree with the following proposed actions? 

• Establish lead NSW Government agencies for strategic waste planning – agreed. 

• Establish an accelerated planning pathway for new priority waste infrastructure – agreed. 

• Plan for long-term waste infrastructure needs – agreed. 

• Facilitate transfer station upgrades – agreed, but local government must see the details and 

be consulted – see below. 

• Clarify planning assessment requirements and update the assessment pathways for waste 

infrastructure – agreed. 

• Enhance the strategic protection of new and existing waste infrastructure assets – agreed. 

• Enable Local Government’s strategic planning – Strongly agreed. 

• What are your thoughts on these actions? Are there any potential benefits or risks you’d like 

to raise? 
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The HSC perspective is that we would like to see all the NSW transfer stations that were previously 

corporatised and then privatised during the sale of Waste Service NSW assets, to be handed back to 

local government ROCs or corporations of local government entities. This should be facilitated by the 

NSW state government. 

Section 4 - Other detailed comments 

The Waste and Circular Infrastructure Plan must specifically address the needs of Greater Sydney 

Region, with over 5 million of the state’s 8 million population. The plan must incorporate a detailed 

geo-specific waste plan for greater Sydney. This should incorporate planning for railheads, transfer 

stations and analyse gaps in current and planned infrastructure. For example, a new Sydney 

metro/north Sydney major rail head waste bulky and transfer station that has capacity to move large 

volumes north to the Hunter – possibly in Cowan. 

This Plan must examine or involve: 

• Extensive consultation with and participation from local councils within the area the Plan 

applies to. The Plan must be far more detailed than capacity and gap assessments. It must 

look at what facilities are required and where they need to be located. To date we don’t 

think this level of consultation or participation has been undertaken by the NSW EPA 

• Existing waste assets and extending their useful life through urgent augmentation and 

expansion works is a much-needed interim measure only. However, it will only serve a short 

period and longer-term waste infrastructure is still required. 

• How councils can get better access to existing transfer stations, particularly where waste 

needs to be moved to facilities owned by others. This could involve negotiated facility buy 

backs from local councils or groups of councils. 

• A well-planned out and strategically geo-located integrated waste infrastructure network for 

Sydney that minimises transport costs and the number of waste vehicles on our roads 

• A state government established fast-track planning and environmental approval pathways for 

essential and critical waste infrastructure development 

• To establish difficult to locate industry precincts within Sydney and to acknowledge the 

employment opportunities these facilities will bring. We also need to protect existing waste 

facilities from urban encroachment and pressure to relocate to regional or rural areas 

• State government assistance to ensure community understanding and acceptance of the 

need to locate waste facilities as simply relying on proponents to gain a “social licence” from 

local residents to site a waste facility near them has proven to be very difficult. 

• The state government should facilitate a process where councils directly investing in waste 

infrastructure have 50-100% reduced upfront waste levy payment obligations, with the 

released funding to be spent on agreed infrastructure projects. 

• Urgently address the current waste infrastructure crisis facing Greater Sydney before it is too 

late to plan and develop this essential infrastructure a city requires. 

• Undertake what would normally take ten years and this will require state government 

intervention and assistance, or we risk rubbish piling up on our streets around 2030. 

It will be critical for the NSW Government to undertake appropriate Sydney Metropolitan Area waste 

infrastructure planning, investment and development, that facilitates key waste management assets 

including:  
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• A network of transfer station hubs at strategically located sites across Sydney Metropolitan 

Area, that allows local collection vehicles to operate in a cost-efficient manner and reduces 

traffic on our roads and GHG emissions  

• Adequate organics processing facilities for garden organics and food organics to support the 

NSW Government’s 2030 Food Organics and Garden Organics (FOGO) Mandate, noting there 

is a major organics processing capacity shortfall at present  

• Critical landfill capacity, for both putrescible and dry waste landfills currently receiving over 

50% of Sydney’s waste, must be facilitated by allowing the expansion of existing landfill 

facilities and or the urgent creation of new landfills  

• An urgent review of the NSW Government’s Energy from Waste (EfW) Policy that currently 

restricts the locations where EfW facilities are permitted – noting Lithgow and Hunter areas 

are highly suitable for EfW  

• Ensuring at least 50% of Waste Levy Funds (a state tax to discourage landfilling waste) 

collected by the NSW Government are returned for direct waste infrastructure investment 

and development  

• Council also notes the FOGO Mandate utilised by the NSW Government as a key non-

financial legislated lever to facilitate the required changes sought by Government policy. 

Given the current acute cost of living crisis our community faces, Council calls on the NSW 

Government to look to phase out this Waste Levy approach and establish further similar 

legislated changes such as requiring all waste to be pre-processed to extract recyclables prior 

to being permitted to be disposed of in landfill or EFW. The savings this would deliver to local 

councils could be used to provide improved waste services at no cost to our community. 

Urgent NSW Government intervention is required to:  

• Fast track the acquisition, securing and protection of suitable land for waste infrastructure 

development  

• Provide assistance to gain the required social licence for community acceptance of essential 

waste infrastructure  

• Fast track planning and environmental approvals for new or expanded waste management 

facilities within Sydney and or surrounding regions with feasible transit distances  

• Create difficult to locate industry precincts 

 

Future of the Waste Levy 

HSC proposes that the NSW Government should abolish the Waste Levy by 2030 as it is unnecessarily 

economic blunt instrument that is driving up waste management costs to residents and businesses at 

a time when communities cannot afford it and recommend an urgent transition to a legislative 

approach where identified waste streams and materials are mandated to be recycled rather than 

disposed on to landfill or EfW.  

Additionally, that between 2026-2030 all Waste Levy funds collected by the NSW Government be set 

aside in a Government Reserve Fund for high priority essential waste infrastructure development 

projects. 
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HSC recommends that the state government supports opportunities for groupings of Sydney/Hunter 

councils that may like to form a LG Corporation or similar entity and enter into a PPP or similar with 

an open cut coal mine owner/company to establish a new extended term (>50 years) mega landfill in 

the upper Hunter as a more cost-effective waste disposal option than EfW. 
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RE - Sydney Water sewage treatment licence review June 2025

Please find commentary below provided by Hornsby Shire Council regarding the Sydney 
Water sewage treatment licence review.

Comments:

The Environmental Protection Licences (EPLs) for West Hornsby and Hornsby Heights 
Sewage Treatment Plants could be revised to support improved waterway health 
outcomes. This can be achieved through several targeted approaches, informed by 
current licence conditions and operational challenges identified by Sydney Water.

1. Tighten Nutrient Discharge Limits
Both STP’s are already under pressure to meet stricter limits for Total Nitrogen (TN) and 
Total Phosphorus (TP). However, Council recognises that there have been 
improvements in TN and TP discharge levels on the current review of the performance 
of the treatment plants in the Hornsby Shire
Council recommends the EPL requires Sydney Water to further reduce nutrient 
discharge thresholds, especially during wet weather, to reduce nutrient load to 
receiving waters.
It is recommended that Sydney Water establish a regulatory mechanism, through an 
appropriate “sunset clause”, that encourages wet weather flow reduction from sewage 
treatment plants.
In accordance with the EPA’s statutory obligations under the Protection of the 
Environment Operations Act 1997, and with reference to the matters outlined in 
Chapter 3 of the Act, it is proposed that the EPA consider licensing a sunset clause that 
mandates a progressive reduction in wet weather discharges from sewage treatment 
plants, for example, targeting a 4% reduction per annum over a 20-year horizon.  This 
would result in an 80% reduction of wet weather discharges to receiving waterways, 
with all flows either reused or reduced at source.
Rationale

 Protection of the Environment Policies - This proposal directly supports the 
objectives of the NSW Water Quality Objectives and the principles of Total Water 
Cycle Management, which aim to protect aquatic ecosystems and promote 
sustainable water use.

 Pollution and Environmental Impact - Dry weather discharges, even when 
treated, can degrade receiving water quality, particularly in sensitive or low-flow 
creeks. Reducing these discharges would mitigate cumulative nutrient loading, 
thermal pollution, and ecological disruption.

 Practical Measures to Prevent or Mitigate Pollution - A phased reduction target 
provides a practical and measurable framework for pollution abatement. It 
allows utilities to plan and implement staged investments in reuse schemes, 
source control, and demand management.

 Economic Instruments and Offset Schemes - The proposal could be integrated 
with existing or future green offset or tradeable discharge schemes, allowing 
flexibility in compliance while maintaining environmental outcomes.
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 Environmental Values of Water - The proposal supports the restoration and 
maintenance of environmental values such as aquatic habitat, recreational use, 
and cultural significance of waterways. It also aligns with Council’s strategic 
goals under the Draft Total Water Cycle Management Strategy.

This approach provides a structured, enforceable, and outcome-focused pathway to 
achieving zero dry weather discharge within two decades. It is consistent with the EPA’s 
regulatory framework and the broader goals of sustainable water management and 
environmental protection.

2. Introduce Wet Weather Performance Standards
 There is a risk of exceeding bacteria and nutrient limits during wet weather due 

to bypass flows as treatment does not pass through all disinfectant stages. 
Council recommends specific wet weather discharge conditions be added, 
including:

o Bypass minimisation incidents
o Real-time overflow reporting
o Stormwater inflow reduction plans in partnership with Local Councils

3. Public Reporting
Council advocates that Sydney Water provides Public Reporting of wet weather 
overflows for their WWTPs to provide transparency, increase community awareness 
and build public trust.

4. Strengthen Licence Review and Adaptive Management
 Improvement: Require periodic licence reviews (e.g., every 3 years) with:
o Updated scientific assessments
o Community consultation
o Adjustments based on monitoring data and catchment conditions

5. Reduce dry weather faecal coliform presence threshold to 4000cfu/mL
Rationale
Identified in M10.4 - Investigations and remedial action for dry weather leakage, the EPL 
dry weather faecal coliform presence threshold is 10,000 cfu/100mL ("the 
threshold").  Councils' threshold for faecal coliform presence is 4000cfu/mL and is 
based on health risk to humans for secondary contact. Council established this 
guideline with reference to 5.2.3 Detailed water quality guidelines, 5.2.3.1, secondary 
contact, Microbiological characteristics, in ANZECC & ARMCANZ, 2000. Australian and 
New Zealand guidelines for fresh and marine water quality.
Council is responsible for communicating and managing the risk to humans relating to 
faecal coliform concentrations in public spaces within the LGA. Council suggests the 
EPL aligns with the dry weather faecal coliform presence threshold of 4000 cfu/mL and 
that Sydney Water actions investigations relating to dry weather leakage at this 
threshold.
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6.  Monitoring and reporting for PFAS (perfluoroalkyl and polyfluoroalkyl 
substances)
Monitoring of PFAS is not included in the current EPL.

The NSW EPA position statement on NEMP 3.0 - PFAS in landfill leachate and 
wastewater - Updated 04 June 2025, states:

 NEMP 3.0 outlines guidance on the monitoring of PFAS in wastewater and waste 
streams including leachate.

 As part of the transition to NEMP 3.0 the EPA is considering the inclusion of 
monitoring requirements for PFAS on sewage treatment plant and landfill 
licences.

 The monitoring requirements will be developed in consultation with relevant 
stakeholders in the second half of 2025

Council suggests the EPA expediates the process to include monitoring requirements 
for PFAS in sewage treatment plant licenses. Allowance for variation to include PFAS 
monitoring during the term of the licence should be provisioned.

Considerations outside the mechanism of the EPL

1. Reduction of illegal stormwater connections to Sydney Waters sewage network
Rationale:
Overloading of the Sewage System: During rain events, illegal stormwater connections 
to the sewage network allow large volumes of stormwater to enter the sewer system. 
The sewage network in not designed for this.

This can result in:
 Overwhelming treatment plant capacity.
 Delivering untreated sewage overflows to the environment.
 Increased risk to public health.

Council recommends that Sydney Water work to investigate and identify illegal 
stormwater connections to the sewage network from private land in the urban 
environment.

This could be achieved by:
1 – Partnering with Council to undertake a smoke or dye test program in areas where 
stormwater inputs are identified as unacceptably high.
2 – Mandate that at “point of sale” of private property, a stormwater connection 
inspection is undertaken in the same way a pest and building inspection is required.

A compliance and rectification order should be issued where an illegal stormwater 
connection is identified.

Thank you for considering our comments.
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Hornsby Shire Council
ABN 20 706 996 972

Contact us
PO Box 37, Hornsby NSW 1630

Phone: (02) 9847 6666

Fax: (02) 9847 6999
Email: hsc@hornsby.nsw.gov.au
Customer service (telephone and online) hours: 
8.30am–5pm Monday to Friday  
(excluding public holidays)

hornsby.nsw.gov.au

Visit us 
Hornsby Shire Council Administration Centre at  
Hornsby Library, 28-44 George St, Hornsby NSW 2077

Office hours
Please check the website for the latest opening hours 
for the Customer Service Centre and how to book an 
appointment with a planner.

We acknowledge the Traditional Custodians of this land, 
the Darug and GuriNgai peoples, and pay respect to 
their Ancestors and Elders past and present and to their 
Heritage. We acknowledge and uphold their intrinsic 
connections and continuing relationships to Country.

Disclaimer 
Every effort has been made to provide accurate and 
complete information. However, the authors assume no 
responsibility for any direct, indirect, incidental, or 
consequential damages arising from the use of 
information in this document. 

Copyright Notice 
No part of this publication may be reproduced in any 
form, or stored in a database or retrieval system, or 
transmitted or distributed in any form by any means, 
electronic, mechanical photocopying, recording, or 
otherwise without written permission from Hornsby 
Shire Council. All rights reserved. 

Copyright © 2025, Hornsby Shire Council

Prepared with assistance from 
GLN Planning
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NEED HELP

Chinese Simplified

需要帮助吗？

本文件包含了重要的信息。如果您有不理解之处，请致
电 131 450 联系翻译与传译服务中心。请他们代您致电 
9847 6666 联系 Hornsby 郡议会。郡议会工作时间为周一
至周五， 早上 8：30 - 下午 5 点。

Chinese Traditional

需要幫助嗎？

本文件包含了重要的信息。如果您有不理解之處，請致
電 131 450 聯繫翻譯與傳譯服務中心。請他們代您致電 
9847 6666 聯繫 Hornsby 郡議會。郡議會工作時間爲周一
至周五， 早上 8：30 - 下午 5 點。

Nepali
यस काागजाातमाा माहत्त्वपूूर्णण जाानकाारीी छ। 
यदि� तपूाईंलेे यसलेाई बुुझ्नुभएकाो छैन भने, कृापूया अनुवा� री �ोभाषेे 
सेवालेाई 131 450 माा फोोन गनुणहोस्। तपूाईंकाो तफोण बुाट हनणस्बुी शाायरी 
कााउन्सि�सलेलेाई 9847 6666 नम्बुरीमाा फोोन गरिरीदि�न आग्रह गनुणहोस्। 
कााउन्सि�सलेकाो काामाकााजाी समाय सोमाबुारी�ेखि� शाुक्रबुारी बिबुहान 8:30 बुजाे 
�ेखि� बुेलेुकाा 5 बुजाेसम्मा हो।

Hindi
क्या आपूकाो सहायता काी आवश्यकाता ह?ै
इस �स्तावेज़ मां माहत्वपूूर्णण जाानकाारीी �ी गई है। यदि� आपू इसे समाझ 
न पूाए,ँ तो कृापूया 131 450 पूरी अनुवा� औरी दुभाबिषेया सेवा काो काॉले 
कारीं। उनसे हॉ�सणबुी शाायरी कााउंसिसले से संपूकाण  कारीने केा सिलेए आपूकाी 
ओरी से 9847 6666 पूरी फोोन कारीने काा बिनवे�न कारीं। कााउंसिसले केा 
काायणकााले काा समाय सोमावारी से शाुक्रवारी, सुबुह 8.30 बुजाे-शाामा 5 बुजाे 
तका है।

This document contains important information. If you do not understand it, please call the Translating and Interpreting Service on  
131 450. Ask them to phone 9847 6666 on your behalf to contact Hornsby Shire Council. Council’s business hours are Monday to Friday, 8.30am-5pm.

Korean

도움이 필요하십니까?
본 문서에는 중요한 정보가 포함되어 있습니다. 이해가 
되지 않는 내용이 있으시면, 통역번역서비스(Translating 
and Interpreting Service)로 전화하셔서(131 450번) 귀하를 
대신하여 혼즈비 셔 카운슬에 전화(9847 6666번)를 걸어 
달라고 요청하십시오. 카운슬의 업무시간은 월요일~
금요일 오전 8시 30분~오후 5시입니다.

Tagalog

Kailangan ng tulong? 
Itong dokumento ay naglalaman ng mahalagang 
impormasyon. Kung hindi ninyo naiintindihan, pakitawagan 
ang Serbisyo sa Pagsasalinwika at Pag-iinterprete 
(Translating and Interpreting Service) sa 131 450. Hilingin sa 
kanilang tawagan ang 9847 6666 para sa inyo upang kontakin 
ang Hornsby Shire Council. Ang oras ng opisina ng Council ay 
Lunes hanggang Biyernes, 8.30n.u.-5n.h.

Farsi

نیاز به کمک دارید؟ 
این سند حاوی اطلاعات مهم می باشد. چنانچه آن را درک نمی کنید، 

لطفاً با خدمات ترجمه کتبی و شفاهی به شماره 450 131 تماس 
بگیرید. از آنها بخواهید از جانب شما با شماره 6666 9847 با 

شورای شهر هورنزبی شایر تماس بگیرند. ساعات کاری شورای شهر 
دوشنبه تا جمعه، از 8:30 صبح تا 5 بعدازظهر است.
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1 Executive Summary 
This Glenorie Village Investigation Report actions a long-term recommendation from the Hornsby Rural Lands Study 

to investigate opportunities for rural living by reviewing lot sizes around Glenorie Village and preparing a Village 

Place Plan.  

It examines the suggested rezoning and changes to minimum lot sizes of between 5,000m2 and 10,000m2 while 

also considering opportunities and constraints, community feedback, changes in population demographics, 

evolving patterns of urban and agricultural land use, Glenorie’s commercial role, pedestrian connectivity, 

environmental and infrastructure challenges and natural hazards. 

The report explores a number of change scenarios for Glenorie Village but ultimately recommends:  

▪ Rezoning for housing diversity delivery which includes: 

o Small rural 4,000-5,000m2 allotments close to the Village to the southeast to be rezoned to 

environmental living.  

o Townhouse development along Old Northern Road within the existing low-density area, noting that 

this may be unlikely to be realised in the short term due to sewer servicing constraints. 

o Mixed use (commercial and residential) on the southern corner of Cairnes Road and Old Northern 

Road.  

▪ Improved pedestrian access across Old Northern and Post Office Roads by exploring intersection 

improvements, a redesigned bus turn around area and expanded open space connection. 

▪ Preparation of a Place Plan to illustrate the above recommendations and establish place principles to guide 

any change in Glenorie.  

The report also explores lot size harmonisation to the east of Moores Road, a separate recommendation from the 

Hornsby Rural Lands Study, which was highlighted through early community consultation and recommends: 

▪ A Strategic Bushfire Study be prepared in accordance with Planning for Bushfire Protection and in 

consultation with the Rural Fire Service.  

▪ Pending the outcome of the Strategic Bushfire Study, determine the ability of the area to accommodate 

lot sizes consistent with the surrounding 2ha area and a suitable implementation pathway such as a new 

minimum lot size, a new lot averaging clause, or other methods to address bushfire and evacuation risk. 
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2 Project Context 
The Hornsby Rural Lands Study (RLS), finalised in 2022, sets the strategic directions for managing the rural lands 

in Hornsby Shire. One of the long-term recommendations from the RLS is to investigate the potential for Glenorie 

village to accommodate some additional housing, where there are no adverse impacts on the preferred rural village 

character, and where the development maintains other values of the rural area. The RLS proposes that a C4 

Environmental Living zoning accompanied with a 5,000-10,000m2 lot size be explored. 

In May 2024, a multidisciplinary consultancy team led by GLN Planning was selected to assist undertake the project 

and included:  

▪ GLN Planning – Planning and Development Contributions. 

▪ Inspire Planning – Urban Design and Master Planning. 

▪ Cumberland Ecology – Ecology and Environmental Assessment. 

▪ ARC Traffic and Transport – Transport Consultancy Services. 

▪ Bushfire Hazard Solutions – Bushfire Consultants. 

▪ Infrastructure and Development Consulting (IDC) – Flood Assessment, Utilities and financial review. 

▪ JBS&G – Contamination Consultants. 

The project commenced with an opportunities and constraints analysis in and around Glenorie Village. This analysis 

established baseline data on the Village and its surrounds, identifying key land use, environmental, infrastructure 

and character considerations. It draws on several supporting technical studies to identify land capable of meeting 

the State Government and Council’s strategic planning framework and vision, while addressing overall land 

capability and suitability considerations.  

The outcomes of these investigations were publicly exhibited in 2024 and have been finalised in an Opportunities 

and Constraints Paper (OCP) which should be read alongside this investigation report.  

A Feedback Summary Report was released in 2025 which outlines the community feedback received in relation to 

the opportunities and constraints analysis and input from local residents, landowners and community and interest 

groups. A full summary of community input, including commonly shared insights, survey answers, mapping 

exercises and written submissions can be viewed in the Feedback Summary Report which should also be read 

alongside this investigation report.  

This report, the Glenorie Village Investigation Report, considers supporting evidence from the opportunities and 

constraints analysis and community feedback, including changes in population demographics, evolving patterns of 

urban and agricultural land use, Glenorie’s commercial role, pedestrian connectivity, environmental and 

infrastructure challenges and natural hazards. Drawing on the evidence base, this report provides recommendations 

for the future of Glenorie Village and also on potential lot harmonisation along the eastern side of Moores Road, a 

matter highlighted in community feedback and in the original RLS.  

A draft Glenorie Place Plan has been prepared based on the Village Investigation Report. It provides place planning 

principles for Glenorie Village and incorporates the recommendations from the Investigation Report into actions.  

Figure 1 illustrates the project context and documents that should be read in conjunction with this report.  
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3 Glenorie Village 

3.1 Location and Context 

Glenorie Village is the northernmost of five established villages that serve the rural communities within the Hornsby 

and The Hills Local Government Areas (LGAs). The remaining four villages are Galston, which lies along Mid Dural 

Road; Dural, located further south on Old Northern Road; Kenthurst, along Kenthurst Road; and Round Corner, 

positioned near the junction of Old Northern and Kenthurst Roads. Compared to Glenorie, these villages are 

situated closer to the urban edges of Hornsby Shire and The Hills Shire. Their proximity to a more extensive road 

network provides stronger connections to nearby centres and destinations. 

The topography in most of these rural areas consists of distinct ridgetop lands used for rural and rural residential 

purposes, separated by deeply incised valleys and connected by local roads. In the case of Glenorie Village, Cattai 

Ridge Road and Wylds Road cross these valleys to connect with broader rural regions. Rural properties to the north, 

stretching up to Wisemans Ferry and out to river settlements, depend significantly on Old Northern Road and 

Glenorie Village for retail, health, and community services. 

Colah Creek, which runs north-south parallel to Old Northern Road on the eastern boarder of Glenorie, acts as a 

natural boundary with Fiddletown and Arcadia. As a result, Galston serves as the more convenient and accessible 

village centre for these areas. To the west in The Hills Shire Council, tributaries such as Blue Gum Creek, O’Hara’s 

Creek, Kellys Creek, and Little Cattai Creek play a similar role, orienting the ridgetop rural and rural-residential lands 

to the west more towards the villages of Kenthurst, Round Corner, and Dural. Figure 2 shows these villages in the 

context of The Hills and Hornsby Shire. 

Glenorie Village has a defined hub containing shops, services and community facilities generally located around the 

intersection of Post Office Road and Old Northern Road. Shops and services include a supermarket, RSL and 

medical centre, along with mixed small shops below shop-top housing. The Village is also serviced by the 

terminus/departure bus stop for the 637 Castle Hill Station line. Further out from the centre are Glenorie Public 

School and an adjacent preschool and sports field.  

Glenorie Village is bisected by Old Northern Road. Retail and services business are located on the western side of 

Old Northern Road, within The Hills Shire Local Government Area, along with shop-top housing. Detached 

dwellings on low density lots are located to the south of the centre, with larger rural lots further out. This contrasts 

with the Hornsby Local Government Area side, which primarily accommodates community and transport 

infrastructure, low density residential uses to the north and larger rural lots to the east.  

A bus turnaround and stop are located within Hornsby Shire at the corner of Cairnes Road and Old Northern Road, 

marking the commencement of Bus Route 637. This route provides connections to urban centres and other public 

transport services to the south. This includes larger shopping centres and the Sydney Metro at Cherrybrook. The 

bus turnaround area and rear fencing behind presents a poor sense of arrival to the activity hub of the village.  

A pedestrian refuge within a marked island connects the two halves of the Village at the bus stop across Old 

Northern Road. The closest formalised crossing point is at pedestrian activated lights at Glenorie Public School, 

approximately 400m to the north. A pedestrian path has been constructed along Old Northern Road, extending 

from Schwebel Lane to Les Shore Reserve. While functional, the path falls short of the standard typically required 

for shared pedestrian and cyclist use. The Hills Shire Council also provides an equestrian centre, offering a 

recreational facility that aligns with the rural character of the area.  

The residential subdivision of Glenorie Village occurred mostly in the mid-1970s via a collector road that runs to the 

rear of the primary school. This residential area on the Hornsby side has been designed so that it “turns its back 

on” Old Northern Road. Development is accessed by battle axe handles and/or other roads from the subdivision to 

the east rather than having direct access to Old Northern Road. A small road stub is located off Tecoma Drive and 

terminates at the edge of a rural property, pre-empting a future expansion that never occurred. 
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A small parcel of land, (approx. 1 ha), at the intersection of Whites Road and Old Northern Road to the southeast 

of the village is zoned E4 General Industrial under The Hills Local Environmental Plan 2019 and currently remains 

undeveloped, albeit with development consent for a service station and small sized industrial units.  

Outside the urban parts of the Village there are substantial areas of conservation and rural zoned land containing 

bushland, rural enterprises, or housing. Importantly, there are areas of intense and productive agriculture including 

market gardens, cut flowers and some orcharding. The subdivision pattern has historically produced lots of varying 

sizes and often irregular shapes and frontages, but most are 2ha in size being the minimum subdivision size under 

the Hornsby LEP. Access to the lots is provided from rural standard roads with no footpaths, using single or shared 

access handles. This arrangement has enabled mid-block subdivisions without direct frontages to the main road 

network. 

Approximately 1.5km southeast of Glenorie Village lies Moores Road, accessible via Cairnes Road, Harrison Lane, 

and Munros Lane. Lands in this area are zoned a mixture of RU4 Primary Production Small Lot and C3 

Environmental Management. This area supports rural enterprises of different scales, including a large medical 

technology firm, agriculture and equestrian facilities. Lot sizes along Moores Road are varied reflecting a boundary 

in planning controls. Despite having the same rural zone, lots to the west have a minimum lot size of 2ha, while to 

the east the minimum lot size is 10ha.  

There are a series of lower order streams that traverse the area. The riparian corridors adjacent to these have been 

previously substantively or completely cleared as part of past agricultural practices and modified to provide farm 

dams. As a consequence, there are large sections of these creeks that do not contain bed or bank conditions or 

permanent water. 

 

Figure 2: Main villages serving the rural areas of Hornsby and The Hills LGAs  
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3.2 The Role of Glenorie Village 

The rural villages within Hornsby and The Hills LGAs represent the smallest form of urban settlement, primarily 

established to serve as community hubs for the surrounding rural populations. These villages typically provide 

access to lower-order goods, such as food, everyday household items, and personal necessities, as well as 

essential local services. In contrast, higher-order goods, including furniture, household appliances, sporting 

equipment, and motor vehicles, are generally accessed in larger urban centres located further afield. 

In the context of this study, the rural villages within the Hornsby and The Hills LGAs have developed over time 

around clearly defined catchments, enabling residents to conveniently access lower-order goods and essential 

personal and health services. These centres typically include key community facilities such as schools, community 

halls, post offices, medical practices, and other care services. The presence of these services not only supports 

the daily needs of the local population but also increases visitation to the village centres, contributing to their 

ongoing viability. 

A survey of retail premises in Glenorie, Galston, Round Corner, and Kenthurst was conducted to assess whether 

the range of goods and services aligns with the intended role of rural village centres, providing lower-order goods 

to meet the immediate needs of surrounding rural communities. The presence of vacancies or businesses offering 

higher-order goods may indicate a shift in demand or a weakening of a village’s core function. 

Survey results revealed that Glenorie includes one premises offering higher-order goods (a furniture, homewares 

and clothing shop), along with one vacant tenancy. In contrast, Round Corner, a larger and more established centre, 

has no vacancies. Galston recorded two ground-level vacancies, while Dural showed vacancies only on the Hornsby 

side within the Business Centre, where offerings extend beyond typical convenience retail. 

As village centres primarily cater to lower-order convenience needs, they are particularly vulnerable to changes in 

consumer behaviour and economic conditions. The closure of even a small number of businesses can have 

significant flow-on effects, especially as the surrounding road network enables residents to travel easily to higher-

order centres, often as part of daily work commutes. Retailing is a dynamic industry, and emerging trends in how 

people shop and access services, such as online retail, changing work patterns, and evolving lifestyle preferences 

can significantly influence the viability and prosperity of village centres. 

 

Figure 3: The commercial centre of Glenorie   
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Recent trends in home-based shopping, including delivery of groceries, goods, and prepared meals, have 

increasingly replaced in-person visits to village centres. This shift was significantly accelerated during the COVID-

19 pandemic, when lockdowns and movement restrictions limited trips to collect essential supplies, further 

diminishing pedestrian traffic to local shops, dining venues, and community facilities. This trend has resulted in 

reducing opportunities for incidental purchases and spontaneous engagement with local businesses. 

The increase in remote work in the post-pandemic period has also had mixed effects on village visitation. While 

working from home can increase local activity during weekdays, it may also reduce the frequency of multi-purpose 

trips that previously supported village retail, such as stopping at shops or services during commutes. 

Another emerging trend in retailing is the expansion of major supermarkets into product lines traditionally offered 

by smaller, non-aligned specialty shops. This can reduce patronage to those independent businesses, undermining 

the diversity, vitality, and long-term viability of the broader village centre. 

The make-up of the various shops in any village will reflect the need to supply the catchment with the goods and 

services resident demand. The closure of one shop or a service, however, particularly if it is the only one providing 

that offering in a village, can result in those that need that offering travelling to a nearby centre for that product and 

taking those essential and incidental purchases with them. Government decisions to rationalise services and private 

decisions to relocate to a better market can have dramatic flow on effects. 

 

CHAPTER 3 – KEY FINDINGS 

❖ Glenorie Village serves as a vital community hub for the northern rural areas of Hornsby and The Hills 

LGAs, providing essential goods and services to its residents. 

❖ Connectivity is heavily dependent on Old Northern Road, which bisects the village and there is limited 

pedestrian infrastructure linking both sides. 

❖ The rural catchment surrounding Glenorie Village includes agriculture, market gardens, and rural 

enterprises that maintain economic and environmental value. 

❖ Emerging trends in retail such as online shopping and extended product lines in major supermarkets, 

alongside shifts in consumer behavior, could challenge the viability of village-centered businesses. 

 KEY FINDINGS  
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4 Strategic Planning Framework 

4.1 Greater Sydney Region Plan and North District Plan 

The Greater Sydney Region Plan – A Metropolis of Three Cities (Region Plan) and associated District Plans were 

prepared by the then Greater Sydney Commission to outline key policy objectives to be considered, particularly at 

the plan making phase and when preparing and assessing Planning Proposals. 

The Region Plan, along with the North District Plan (applying to Hornsby Shire) and the Central City District Plan 

(applying to The Hills Shire), identify Glenorie Village and other rural and conservation lands within each LGA as a 

part of the Metropolitan Rural Area (MRA). The MRA designation is intended to protect land with significant 

environmental, agricultural, and resource value and sustain local rural towns and villages. 

Within the MRA, both District Plans prepared in 2018 note that further rural residential development is generally 

not supported. However, they acknowledge that: 

Maintaining and enhancing the distinctive character of each rural and bushland town and village is a high priority. 

Ongoing planning and management of rural towns and villages will need to respond to local demand for growth, 

the character of the town or village and the surrounding landscape and rural activities. Rural and bushland towns 

and villages will not play a role in meeting regional or district scale demand for residential growth. 

Limited growth of rural residential development could be considered where there are no adverse impacts on the 

amenity of the local area and where the development provides incentives to maintain and enhance the 

environmental, social and economic values of the Metropolitan Rural Area. This could include the creation of 

protected biodiversity corridors, buffers to support investment in rural industries and protection of scenic 

landscapes. 

Therefore, local growth around Glenorie Village as envisaged in the District Plans should build resilience and plan 

for trends or changes that may reduce visitations to services and businesses within the village. It should also 

respond to local demand for services or housing in a way that preserves local character.  
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4.2 Hornsby Shire Rural Lands Study 

The Hornsby Rural Lands Study (Figure 4) is a place-based strategy that provides 

an evidence base and recommendations for managing the rural areas of Hornsby 

Shire into the future. It sets the vision for rural areas and the parameters for future 

land use planning, with an overarching vision that Hornsby Shire’s rural areas 

should be valued for their unique landscapes, biodiversity, lives and livelihoods 

they support.  

The RLS recognises that rural villages like Glenorie play a crucial role in supporting 

the local community. These villages serve as centres that meet the needs and 

service requirements of the surrounding area, while also acting as hubs for 

employment, socialisation, education, and leisure. They promote a lifestyle and 

character that is unique, attracting both locals and visitors alike who appreciate 

the charm and tranquillity of rural living. 

The Hornsby Local Strategic Planning Statement 2020 (LSPS) echoes this 

sentiment, highlighting the importance of rural areas to Hornsby Shire’s 

environment and local economy. It delineates a clear line between Hornsby Shire’s 

urban and rural areas with the MRA. Supported by the North District Plan, the 

MRA aims to protect rural land from urban development and continue to provide 

opportunities for people to live in a pastoral or bushland setting. 

While rural populations in Hornsby Shire are not expected to grow as much as populations in urban areas, modest 

growth is inevitable, with a demographic shift towards a higher proportion of older residents. Currently, Hornsby 

Shire’s rural villages have limited housing diversity, making it difficult for people to remain within their local 

community when they move off large rural properties. 

To ensure the continued social and economic viability of rural villages and to address challenges related to housing 

diversity, the RLS recommends, among other measures, the preparation of place plans for these communities. 

These plans should explore existing village areas, village boundaries, and environmental living opportunities, 

considering environmental constraints, servicing requirements, and existing land uses. Glenorie Village has been 

selected as the first location for implementation of the RLS recommendations, including a place plan. 

Recommendations and commentary from the RLS in relation to Glenorie are shown in Table 1 below. 

Table 1: Recommendations for future place planning in Glenorie 

Recommendation Comment 

Ensure that there is a 

balance between urban 

development and 

environmental and 

farmland preservation 

Prepare a place plan for Glenorie village in line with the principles for determining 

village boundaries set out in this Strategy. Once prepared, incorporate the place 

plan to update the relevant section of the Hornsby DCP. 

As part of place planning for Glenorie, apply the E4 zone to the investigation area 

(outside the existing R2 zoned land) following further consideration of significant 

vegetation, bushfire risk and servicing constraints. It is recommended that a lot 

size ranging from 5,000-10,000sqm be considered, provided on-site wastewater 

management can be accommodated. 

Ensure significant 

vegetation is protected. 

Update the DCP to include objectives and prescriptive measures based on 

managing land use conflicts, non-agricultural uses (buffers) and rural village 

character outcomes. 

Retain rural village 

character. 

Collaborate with The Hills Shire Council for future place planning in Glenorie. 

Harmonise planning 

recommendations with 

The Hills Shire 

Continue to work with The Hills Shire to align policy around Glenorie village as it 

relates to the village boundary and possible E4 zoning around the village. 

Figure 4: Hornsby Shire's 

Rural Lands Study 
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4.3 The Hills Rural Strategy  

The Hills Shire’s Rural Strategy 2019 was developed consistent with the principles of the Central City District Plan 

and the Hills Local Strategic Planning Statement to guide rural development towards 2036. 

The Strategy anticipates that growth within land zoned for rural purposes will remain modest compared to existing 

centres and designated release areas. It also projects an ageing rural population, which is expected to increase 

demand for residential subdivision to accommodate potential downsizers. Land fragmentation remains a shared 

concern in The Hills as it is in Hornsby Shire. 

The Strategy concludes that capacity exists for residential growth within existing zoned areas, and that rezoning of 

rural or environmentally zoned lands is not necessary, as these lands should be protected for productive uses and 

scenic values. 

Like the Hornsby Shire RLS, the Strategy adopts a place-based planning approach to rural villages to investigate 

opportunities for additional housing, such as in Glenorie, while managing existing and potential land use conflicts. 

It also notes that, outside village footprints, moderate growth in rural areas can be facilitated through cluster 

subdivisions, dual occupancies, and secondary dwellings. 

Despite this, Glenorie is specifically identified as a rural village that would benefit from “revitalisation and a modest 

amount of residential and commercial growth”. The main criteria for The Hills Council to consider future planning 

proposals for rural village expansion are outlined in Table 2. 

The Strategy also notes a decline in the amount of land used for rural and agricultural activities, such as orchards 

and market gardens, while land allocated to extractive industries is increasing. Additionally, it highlights the 

significant role that tourism plays in supporting local employment opportunities in rural areas. 

Table 2: Extract from The Hills Rural Land Strategy 2019 for the expansion of villages 

Criteria New Proposals Must Demonstrate 

1. Infrastructure Provision Timely provision of utilities, transport, open space and communication 

infrastructure 

2. Access Access to a range of transport options that allow efficient travel between 

homes, jobs and services 

3. Housing Diversity Provision of a range of housing types 

4. Employment lands Provision of employment opportunities or access to employment areas 

5. Avoidance of risks Land use conflicts are avoided and safe evacuation routes are available 

(flood & bushfire) 

6. Natural resources Responsible use of natural resources and minimisation of development 

footprint 

7. Environmental Protection Protection and enhancement of biodiversity, air quality, heritage and 

waterways  

8. Quality & equity in services Access to health, education and other essential services. 
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CHAPTER 4 – KEY FINDINGS 

❖ Glenorie is within the Metropolitan Rural Area (MRA) which aims to protect significant environmental, 

agricultural, and resource values while promoting local rural towns and villages. 

❖ Both the Hornsby and The Hills Shires expect modest growth for rural residential development, with 

measures to balance urban development and environmental preservation. 

❖ The Hornsby Rural Lands Study advocates for place plans to manage rural areas, ensuring housing 

diversity and the sustainability of rural village character. 

❖ The Hills Rural Strategy identifies Glenorie as a rural village suitable for revitalisation and modest 

residential and commercial growth while addressing land use conflicts and resource protection. 
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5 Key Considerations for Change 
Through the development of the OCP, consultation with the Glenorie community, and liaison with service providers 

and State Government agencies, the key considerations for change have been identified for Glenorie. These factors 

guide the development of planning options for Glenorie Village and reflect the main considerations shaping the 

future of the Glenorie.  

5.1 Statutory considerations 

The strategic planning framework, at both a State level and local government level are discussed in Section 4.1 and 

4.2 respectively.  

There are also statutory factors that are important considerations for change as they ensure alignment to strategic 

merit and an evidence base for decision making. These matters include: 

▪ Statutory and environmental planning instruments: 

o Biodiversity Conservation Act 2016; 

o State Environmental Planning Policy (Biodiversity and Conservation) 2021; 

o State Environmental Planning Policy (Housing) 2021; and 

o State Environmental Planning Policy (Primary Production) 2021. 

▪ Relevant directions issued by the Minister under Division 9.1 of the Environmental Planning and 

Assessment Act 1979  

o 1.1 Implementation of Regional Plans; 

o 4.1 Flooding; 

o 4.3 Planning for Bushfire Protection; 

o 6.1 Residential Zones; and 

o 9.1 Rural zones. 

The relevant Ministerial Directions have been considered in the Opportunity and Constraints Paper and summarised 

in Table 3 below. Planning proposals are required to be consistent with legislation and Ministerial Directions or 

inconsistencies required to be justified by a supporting study. 

Table 3: Relevant Ministerial Directions 

Direction and objective Summary of requirements Key Consideration for this 

Investigation Report 

Ministerial Direction 1.1 Implementation 

of Regional Plans 

The objective of this Direction is to give 

legal effect to the vision, land use 

strategy, goals, directions and actions 

contained in Regional Plans 

Planning proposals must be 

consistent with a Regional Plan 

released by the Minister for 

Planning. 

A planning proposal may be 

inconsistent if it achieves the 

overall intent of the Regional Plan. 

Glenorie is located within 

the MRA. A key strategic 

objective of both the State 

Government and Council is 

to protect productive 

agricultural land, prevent 

urban development on rural 

land and uphold the values 

of the Metropolitan Rural 

Area. However, a place 

based approach to support 

rural villages is appropriate. 
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Direction and objective Summary of requirements Key Consideration for this 

Investigation Report 

Ministerial Direction 4.1 Flooding 

The objectives of this Direction are to: 

(a) ensure that development of flood 

prone land is consistent with the NSW 

Government’s Flood Prone Land Policy 

and the principles of the Floodplain 

Development Manual 2005, and 

(b) ensure that the provisions of an LEP 

that apply to flood prone land are 

commensurate with flood behaviour and 

includes consideration of the potential 

flood impacts both on and off the subject 

land. 

Flood prone land must not be 

rezoned in flood planning areas 

from Rural to Residential, 

Employment or Mixed Use zones. 

A planning proposal may be 

inconsistent if it is supported by a 

study or is of minor significance. 

Intensification in flood 

prone areas should be 

avoided, with options for 

development outside of 

sensitive areas. See further 

discussion below. 

Ministerial Direction 4.3 Planning for 

Bushfire Protection 

The objectives of this Direction are to: 

(a) protect life, property and the 

environment from bush fire hazards, by 

discouraging the establishment of 

incompatible land uses in bush fire prone 

areas, and 

(b) encourage sound management of 

bush fire prone areas. 

A planning proposal must have 

regard to Planning for Bushfire 

Protection 2019 and avoid placing 

inappropriate developments in 

hazardous area and land must be 

able to provide for management 

and emergency measures. 

A planning proposal may be 

inconsistent if the NSW RFS does 

not object to the proposal. 

Increasing density in or 

near bushfire prone areas 

should be avoided or be 

supported by a bushfire 

study. 

If density is proposed on 

higher risk land, the NSW 

RFS may require a strategic 

bushfire study.  

See further discussion 

below. 

Ministerial Direction 6.1 Residential 

Zones 

The objectives of this Direction are to: 

(a) encourage a variety and choice of 

housing types to provide for existing and 

future housing needs, 

(b) make efficient use of existing 

infrastructure and services and ensure 

that new housing has appropriate access 

to infrastructure and services, and 

(c) minimise the impact of residential 

development on the environment and 

resource lands. 

When a planning proposal that 

affects or proposes residential 

zones, it must include provisions 

that encourage a diverse range of 

housing that uses existing 

infrastructure, is of good design 

and reduces the consumption of 

land for housing at the urban 

fringe. 

A planning proposal may be 

inconsistent with the terms of this 

direction if is justified by a 

supporting study. 

New homes should 

address local dwelling 

density and reduce 

pressures in surrounding 

rural lands. 

Ministerial Direction 9.1 Rural Zones  

The objective of this Direction is to 

protect the agricultural production value 

of rural land. 

A planning proposal must not 

contain provisions that will increase 

the permissible density of land 

within a rural zone (other than land 

within an existing town or village). 

A planning proposal may be 

inconsistent with the terms of this 

direction justified by a study 

prepared in support of the planning 

proposal which gives consideration 

to the objectives of this direction. 

Increased density should 

be avoided or minimised on 

rural lands that are outside 

Glenorie Village. If density 

is proposed to be 

increased, it should be 

justified by a supporting 

study. See further 

discussion below. 
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Given the rural nature of the area, particular importance is placed on Directions 4.1 Flooding, 4.3 Planning for 

Bushfire Protection and 9.1 Rural Zones. 

Ministerial Direction 4.1 Flooding specifies that a planning proposal must not rezone land within the flood planning 

area from Recreation, Rural, Special Purpose or Conservation Zones to a Residential, Employment, Mixed Use, W4 

Working Waterfront or Special Purpose Zone. 

Consideration of flooding is a matter related to the protection of life and property, with Glenorie Creek and its 

tributaries subject to flood related development controls. Flooding is acknowledged as a constraint to planning for 

Glenorie as part of this report. In accordance with the Ministerial Direction, flood constraints have been assessed 

and reported in Appendix C prepared by IDC (Infrastructure and Development Consulting). 

Ministerial Direction 4.3 Planning for Bushfire Protection specifies that a planning proposal must introduce controls 

that avoid placing inappropriate developments in hazardous areas and should include perimeter roads where 

relevant for Asset Protection Zones.  

Areas immediately to the north and east of the village comprise contiguous bushland that creates a fire hazard. 

Bushfire risk is acknowledged as a constraint to planning for Glenorie as part of this report. In accordance with the 

Ministerial Direction Council has, and will continue to, consult with the RFS concerning the recommendations. A 

report prepared by Building Code and Bushfire Hazard Solutions, which informs the OCP, reviews the hazard and 

evacuation routes for the study area and has been submitted to the RFS.  

Ministerial Direction 9.1 Rural Zones specifies that a planning proposal must not increase the permissible density 

of land within a rural zone, other than existing towns or villages. A planning proposal may be inconsistent with the 

provisions of the Direction if it is in accordance with a Regional or District Plan, or if an inconsistency is minor 

significance. The justification must demonstrate consistency with the objective of the Direction which is to ‘protect 

the agricultural production value of rural land’. 

The protection of rural land and productive agriculture is an important consideration alongside the objective to  

improve housing diversity. Careful consideration is required to balance the protection of productive agriculture land 

and minimising land use conflicts with the need to support housing diversity around Glenorie Village. The 

Opportunities and Constraints Paper includes a map illustrating the results of a land use survey denoting agricultural 

uses and investment within Glenorie.   Figure 5 below illustrates that, although becoming more intermittent and 

scattered further to the west, there is a band of uses, forming an agricultural belt, located just outside the 400m 

distance from the village.  

 

  Figure 5: Agricultural belt  
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5.2 Demographics 

The suburb of Glenorie extends between Hornsby Shire and The Hills Shire. The overall characteristics of the 

people, households and homes in the suburb of Glenorie are summarised in Figure 6. 

 

Figure 6: Glenorie demographic snapshot 
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As of the 2021 Census, there were 3,792 people living in the suburb. This is up from 3,405 people in 2011, an 

increase of 387 people, or about 11 per cent. A review of the age of Glenorie residents over the period reveals that 

most of this growth was in groups between 50 and 64 (from 720 to 804 people or 11 per cent) and over 65 (from 

449 to 670 people, or 49 per cent). In contrast, the population 19 and younger increased from 992 to 1,024 people, 

or 3 per cent. 

There were similar increases to the number of family households living in the suburb, increasing from 930 to 1,048 

(13 per cent), with an average of 3.2 people per household remaining stable during the period. The distribution of 

households has shifted somewhat towards couple families with no children, which increased from 302 to 376 

households (24 per cent). 

There has been modest change in the number of dwellings over the period, increasing from 1,079 to 1,130 (51 

homes or 4 per cent). Of these, almost all have been ‘separate houses’ which accounted for over 98 per cent of all 

occupied homes. There has recently been additional unit development along Old Northern Road, with 19 new 

dwellings delivered. However, the primary residence type remains separate homes, either on residential or large 

rural lots. 

Over 80 per cent of homes in the suburb were owned by occupants in 2021, with about half of those being owned 

outright. Only 15 per cent of dwellings were rented. Tenure was similar in 2011. As a comparison, about 72 per 

cent of homes in Hornsby were owned.  

Housing costs in the suburb have increased significantly from 2011 to 2021. Weekly rents have increased from 

$320 to $543 (an increase of 69 per cent) and the median mortgage has increased from $2,500 to $3,000 (an 

increase of 20 per cent). The median weekly household income has also increased during this time from $1,673 to 

$2,524 (51 per cent).  

Overall, the demographic changes reflect a community that is trending older, with increased earning potential being 

reflected in increased housing costs. Limited housing stock, almost entirely in the form of detached housing and 

limited rentals, may be limiting opportunities for newer families and other households that would prefer other 

housing options.  
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5.3 Constraints 

Key constraints identified in the Opportunities and Constraints Paper 

and from community consultation are discussed below and should 

be read in conjunction with the full Paper, which includes detailed 

mapping.  

Areas of biodiversity and habitat 

There are remnant stands of vegetation within the investigation 

area, particularly along watercourses, adjacent to some roads, or in 

patches on properties. These areas contain, and support, native 

plant and animal species, including koalas. Disturbance could result 

in serious and irreversible impacts to that community. As such, with 

the rural area adjacent to Glenorie Village already extensively cleared 

to facilitate agricultural practices, areas of biodiversity and habitat 

should be preserved. 

The OCP maps land within the investigation area into three 

categories (high, moderate and low constraint). Patches of 

vegetation considered highly constrained are present particularly 

along creek lines and are protected under legislation, including the 

Biodiversity Conservation Act 2016. Similarly, areas of moderate 

constraint are associated with bushland, typically on government 

owned land. Development on such lands should be avoided. Areas 

of lowest constraint are those cleared for agriculture and housing.  

Flooding and riparian corridors 

Consideration of flooding is important to protect life and property. 

Glenorie is traversed by a network of creeks that flow through a 

series of sub catchments. For the most part, these drain to Glenorie 

Creek and to the north beyond the study area. Streams and creeks 

provide both an ecological and hydraulic function for the local 

environment. However, like most creeks and streams, flooding in 

high rainfall events can occur. 

The OCP maps flood prone land in the study area which is generally 

located around the alignment of the upper tributaries of Glenorie 

Creek, which is highly modified with dams, levies and channels. 

Flooding events would impact roadways used as evacuation routes, 

likely for short durations.  

As flood prone lands are generally contained within the riparian 

corridors, opportunities exist to site dwellings outside of this area 

with appropriate freeboard. Future housing and supporting 

infrastructure, such as effluent disposal areas, should be located 

outside of flood prone areas, in line with relevant guidelines and 

legislation.  

Future subdivision of land should consider opportunities to promote 

the ecological function of riparian areas, such as restoring ecological 

connectivity. Retention of existing dams would assist maintain 

existing flow detention during storm events. 

 

 Figure 7: Combined considerations – 

see OCP for full details and 

maps 
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Bushfire Hazard 

Bushfire hazard is a considerable risk in Glenorie, which is 

surrounded by bushfire prone land of varying levels. The greatest 

bushfire risk for the Village lies north of Cairnes Road at the northern 

end of the investigation area, where significant vegetation is located. 

Dead-end roads to the north of Cairnes Road are a significant 

constraint from a bush fire evacuation and firefighting efficiency 

perspective.  

The rural area south of Carines Road and west of Moores Road is 

generally not bushfire affected, and includes local roads, providing 

multiple potential paths of travel for evacuation.  

Geological Conditions  

While much of Glenorie is located on generally flatter lands suited to 

urban and rural development, the terrain is also characterised by 

steep incised valleys which define and sometimes penetrate the 

ridgetop areas.  

Assessments and mapping in the OCP indicate there are no 

geological features within the investigation area that raise specific 

concerns or constraints. 

There is steep land at, or over, 20% grade mapped within the 

existing village and associated with a valley to the north of the village 

area. Future development on these or other steep lands would need 

be assessed for landslip and related risks on a site-by-site basis. 

Heritage 

Investigations undertaken for the OCP note that decades of 

extensive land clearing for agricultural production have left limited to 

no potential for Aboriginal heritage in areas subject to past 

agricultural practices. Future detailed investigations may be required 

to ascertain the presence of Aboriginal objects and sites in areas 

affected by watercourses and vegetation. 

The European heritage items shown on the OCP mapping are 

located on the southern periphery of the investigation area. 

Development near these sites should consider potential heritage 

impacts, in line with the Hornsby DCP. 

Contamination 

As a rural location with agricultural history, potential contamination 

may be present on some land due to previous agricultural or other 

uses or activities. This is typical of areas that experience change from 

agricultural to residential-type development and would be addressed, 

as required by legislation, at a future development application stage 

if rezoned. Based on a review of Council records, the OCP and 

Preliminary Contamination Assessment notes the investigation area 

would be suitable for further residential land uses, subject to future 

contamination reporting undertaken as part of development 

applications. 

 

 

Figure 8: Combined considerations – 

see OCP for full details and 

maps 
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Wastewater Services 

Wastewater generated from residentially zoned land is currently 

serviced via a Sydney Water rising main system, which pumps the 

Sydney Water Priority Sewerage Program (PSP) serviced area to the 

south, to a sewer treatment plant in mid-Dural. Rural properties in, and 

around, Glenorie generally utilise various forms of On-Site Sewerage 

Management (OSSM). 

In early 2024, discussions commenced with Sydney Water, and a 

feasibility application was submitted to assess the capacity for 

additional potable water and wastewater connections in Glenorie 

Village. Sydney Water advised that preliminary assessments indicate 

sufficient capacity within the trunk system to support additional 

potable water connections. However, the existing PSP system has 

reached its servicing capacity, and therefore cannot accommodate 

further wastewater connections. Sydney Water also confirmed there 

are currently no plans or funding allocated to expand the wastewater 

service area. As such, until Sydney Water receives additional funding 

for a reticulated sewerage system, any future growth in the short term 

in Glenorie would be required to use OSSM.  

The Flood Risk, Infrastructure and Utilities Opportunities and 

Constraints Report prepared by IDC (Appendix C), details the key 

factors and requirements for establishing suitable OSSM systems 

which include soil conditions, land slope and buffers from waterways 

and property boundaries. Desktop analysis of these factors indicates 

lot sizes of at least 1,500m2 to 2,000m2 are required to support 

dwellings with OSSM systems. 

Productive Agricultural Land 

A key objective in the District Plans for the MRA lands is to protect 

productive agricultural land. The RLS acknowledges this and 

recognises the importance of the Glenorie area in contributing to the 

rural economy of Hornsby Shire and in particular its cut flower 

production, market gardening and nurseries.  

Properties with productive agricultural operations generally form a 

distinct band of land uses located just within or outside a 400m 

distance to the east of the existing residential zoning and the 

alignment of Old Northern Road.  

Consideration of mitigating measures to reduce landuse conflict 

between new housing and existing agricultural uses is important and 

may require buffer setbacks, screen landscaping, acoustic attenuation 

and other measures depending on the nature of the existing 

agricultural land use at the interface. 

  

Figure 9: Combined considerations – 

see OCP for full details and 

maps 
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5.4 Opportunities 

Key opportunities for Glenorie are discussed below.  

Housing Diversity 

The place planning process presents an opportunity to increase housing diversity in and around Glenorie Village. 

Housing in the village currently consists of single dwellings on residential lots and limited shop-top housing close 

to the village centre, and single dwellings on 2+ hectare lots further out from the centre. 

The RLS proposes a C4 Environmental Living zoning accompanied with a 5,000-10,000m2 lot size be explored. 

Housing on lots this size would provide an intermediate option that maintains the area’s rural character, while 

allowing more flexible and diverse living arrangements, particularly for people looking to downsize, but still maintain 

a rural lifestyle. 

Community consultation also indicated interest in medium density housing options close to the village centre. 

There is an opportunity to introduce this housing typology, in the form of townhouses, close to shops, services, 

and transport. Doing so would, again, provide an alternative for those wishing to downsize but still live in the area, 

while also supporting a more walkable, vibrant village core and helping to meet the changing demographic of the 

Glenorie community. 

Private, Public and Active Transport 

A traffic and transport analysis undertaken by arc traffic + transport considers a hypothetical development scenario 

of around 100 dwellings and impacts on the road network. The analysis shows the level of service of the existing 

road network is operating within a high level of service, and additional dwellings would not significantly impact the 

function of existing intersections. While it identifies the potential for new internal roads, they are provided as an 

example of a future subdivision pattern, not as a necessity to manage road capacity. As such, opportunities for 

new intersections with Old Northern Road would be limited and vehicle access should be accommodated by 

existing roads.  

The traffic and transport analysis identifies the potential for improvements at the intersection of Old Northern Road 

and Post Office Road, either as a roundabout or signalisation. This would have the effect of slowing traffic in the 

Village and improving pedestrian safety by incorporating improved crossing points. This new intersection would 

need to be designed and delivered in consultation with The Hills Shire Council and Transport for NSW. 

The report also presents the potential for improved active transport connections within the village and contribution 

to a longer-term active transport network. This could incorporate new footpaths on at least one side of the road, 

with the potential for serving cyclists through a shared path. In the village centre, footpath upgrades could be made 

as part of public domain upgrades. In-village upgrades would be compatible with regional active transport links, 

such a shared pedestrian pathway between Glenorie and Dural which is currently under investigation for funding 

and delivery. 

Any future residential growth would create additional demand for bus services, which could over time result in new 

or higher frequency bus routes. Discussions should continue with Transport for NSW regarding bus services in 

Glenorie and the potential for more effective and higher frequency bus services. 

Public Domain 

There is an opportunity to enhance the public domain in Glenorie Village through a combination of urban design 

improvements, traffic interventions, and strategic land use changes. This could include the creation of a more 

defined and welcoming entry point to the village, with clear road treatments and streetscape upgrades along 

northern and southern points of Old Northern Road. 

A reconfiguration and relocation of the bus turnaround point could also present an opportunity to reuse the land for 

a community purpose. Located on prime land in the village centre, this site could be transformed into a public space 

that connects the village centre and Cairnes Road to the Glenorie Memorial Hall and Glenorie Memorial Hall Park. 

Upgrades to the public domain would require coordination with The Hills Shire Council, as well as Transport for 

NSW, and should be performed in conjunction with traffic and pedestrian network upgrades.  
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5.5 Community Consultation 

Targeted consultation with Glenorie residents, landowners and local community / stakeholder groups was 

undertaken in November 2024, centred around the release of a draft Opportunities and Constraints Working Paper 

which detailed the results of initial planning and environmental investigations.  

Feedback was sought on the following key study areas:  

▪ Whether the draft Opportunities and Constraints Working Paper had accurately identified the relevant 

opportunities and constraints for Glenorie Village;  

▪ If the information collected during the initial planning and environmental investigation stages was accurate; 

▪ What the community considers to be major constraints and considerations for change;   

▪ What the community would change about the village and its surrounds; and   

▪ Whether the lot sizes proposed in the Hornsby Rural Lands Study are consistent with current community 

sentiment.  

Insights from the community consultation which form key considerations for change include:  

▪ Areas most frequently identified by residents for improvements were active and public transport, as well as 

traffic and roads;  

▪ Bushfire threat and ecology were identified as key local constraints; 

▪ Arguments were made both for and against the need for change in Glenorie; and 

▪ Where change is supported, there is a preference for smaller allotment sizes around the existing village. Lots 

at or under 5,000m2 were identified in 65% of responses, with 16% of respondents identifying the current 

20,000m2 lot size should be maintained.  

At the in-person feedback sessions, interactive mapping exercises involved attendees identifying locations for 

inclusion or exclusion in the Village investigation area. Composite mapping detailed within the Feedback Summary 

Report highlights a location along Moores Road, which is further to the east of the Village. The Moores Road area 

is the subject of a separate Hornsby Rural Lands Study (Hornsby RLS) recommendation to review the possibility of 

harmonising minimum lot size requirements from currently 10 hectares to 2 hectares consistent with the 

surrounding land.  

In response to this feedback and considering efficiencies in progressing the review alongside the Village 

investigations, preliminary planning and bushfire investigations were added to the project scope in relation to 

Moores Road. These preliminary findings in relation to lot size harmonisation along Moores Road are discussed in 

the remaining Chapters of this report. However, the discussion and recommendations are separate to the Glenorie 

Village discussion.  

A full summary of community input, including commonly share insights, survey answers, mapping exercises and 

written submissions can be viewed in the Feedback Summary Report, which should be read in conjunction with 

this report.  
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5.6 Local and State Agency Input 

Key state agencies and essential service providers were contacted to discuss the current state of service delivery 

for Glenorie Village and whether capacity would be available to cater for additional population. A summary of the 

findings with key stakeholder groups is outlined in Table 4 below. 

Table 4: Summary of local and State agency input 

Agency or Essential 

Service Provider  

Feedback  

Sydney Water  » A feasibility application was lodged with Sydney water to advise on potable water 

and sewerage capacity. 

» Potable water supply would be available to service additional population growth at 

Glenorie Village  

» The existing sewerage system for Glenorie Village has reached its growth 

servicing capacity with no current plans to expand. 

» Initial investigations by Sydney Water indicate expansion of sewer capacity would 

require upgrades of numerous facilities within the village and downstream and are 

unlikely to be financially feasible based on proposed growth. 

NSW Rural Fire 

Service  

» Areas in the northern investigation area have significant bushfire risk and 

development in that area should be avoided as it may reduce the resilience of the 

existing and future village area.  

» Areas of lower bushfire risk are located on rural lands to the south and southeast 

of the village.  

» Old Northern Road serves as the main evacuation route from Glenorie Village as 

well as the main emergency vehicle access. Additional population may impact this 

route. 

» A future Planning Proposal with potential population growth would need to satisfy 

the requirements of Planning for Bushfire Protection and should be accompanied 

by a Traffic Evacuation Study. 

Schools 

Infrastructure 

NSW 

» Existing schools have capacity to absorb growth. 

» Targeted infrastructure improvements may assist increase numbers of students 

that walk or cycle to Glenorie Public School.  

» Potential upgrades include relocating the bus stop closer to the School, upgrading 

the intersection of Old Northern and Post Office Roads and improving footpaths 

along Old Northern Road and Tecoma Drive. 

Endeavour 

Energy / Energy 

Australia 

» The existing network likely has some available capacity to accommodate additional 

dwellings within the investigation area. 

» There may be a need to upgrade feeder mains from the Glenorie Zone Substation, 

with a future feasibility application based on a clearly defined Place Plan providing 

additional details. 

Jemena (Natural 

Gas)  

» The existing gas main is fed from Castle Hill, with limited capacity due to the 

length of the main. 

» There may be a need to undertake limited upgrades to support some housing 

growth and retail, subject to economic viability. 
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Agency or Essential 

Service Provider  

Feedback  

NBN  » Fibre assets are present throughout the study area. 

» A fibre plan will be prepared by NBN based on future proposed development 

works 

The Hills Shire 

Council  

» The Hills Shire Council is conducting place planning investigations in Glenorie. 

These investigations are expected to be finalised by the end of 2025. 

» Consultation has been undertaken throughout the project to seek to ensure the 

recommendations for the Hornsby side of Glenorie Village align with place 

planning work on the western side of Glenorie. 

» The Hills Shire Council has identified capacity for additional commercial floorspace 

within the village and it is anticipated lot sizes and the extent of village expansion 

will be broadly consistent on both sides of Old Northern Road. 

 

CHAPTER 4 – KEY FINDINGS 

❖ Planning proposals must align with State and local strategic planning frameworks, including various 

Ministerial Directions on for flooding, bushfire protection, and rural zones. 

❖ Bushfire risks are concentrated to the north of Glenorie Village, necessitating careful planning of 

evacuation routes and development density. 

❖ Glenorie's population increased by 11% between 2011 and 2021, with growth mainly among older age 

groups and a stable household size. 

❖ Most housing is separate homes on large lots, with limited rental options and recent increases in housing 

costs outpacing income growth. 

❖ Community feedback indicates a preference for smaller lot sizes closer to the Glenorie Village, with 65% 

of responses favouring lots under 5,000m² and protection of agriculture. 

❖ There is potential to improve public and active transport infrastructure, including intersection upgrades 

and new footpaths. 

❖ Biodiversity and habitat areas, particularly near watercourses, must should be preserved to protect native 

species, including koalas. 

❖ Housing diversity is an opportunity, with interest in medium-density housing near the village centre to 

support changing demographics and a walkable community. 

❖ The current wastewater system is at capacity, limiting further connections and growth without costly 

upgrades likely to exceeding $100 million. 
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6 Exploring Change 

6.1 Glenorie Village 

Based on the key considerations for change in the previous Chapter, different scenarios for growth have been 

considered. The scenarios outlined below consider the layers of hazards, constraints and community and agency 

feedback to explore the extent of change that could be accommodated while protecting productive rural land and 

adding housing diversity in lot sizes.  

Dispersed 1 hectare lots 

Figure 10 explores the idea of assuming all properties 

within a 1.5 kilometre radius of the Village could 

accommodate change, other than bushfire prone lands 

to the North, with lot sizes down to 1 hectare 

(10,000m2).  

In this scenario, the RU4 Primary Production Small Lots 

zoning would be retained, allowing continued use of the 

land for agriculture and other associated uses, while 

lowering the minimum lot size from 2 hectares to 1 

hectare, encouraging a modest increase in dwellings 

and population to support Glenorie Village.  

The scenario addresses community feedback that the 

study area be maximised, while excluding highly 

constrained vegetated and bushfire prone lots, but does 

not address the preferences for lot sizes at or under 

5,000m2.  

 

Figure 10: 10,000m2 minimum lot size, RU4 Primary 

Production Small Lot (1.5km) 
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Dispersed 5,000m2 lots 

Figure 11 explores the idea that all properties within a 

1.5 metre radius of the Village could accommodate 

change, excluding the northern bushfire prone 

properties. However, it considers lot sizes reduced to 

5,000m2.  

In this scenario, a C4 Environmental Living zone would 

be applied, as lots of half a hectare (5,000m2) are no 

longer considered rural and continued use for productive 

agriculture would no longer be viable.  

The scenario addresses community feedback that lot 

sizes at or below 5,000m2 are preferred, but does not 

meet the objective of protecting productive agricultural 

land and retaining rural character as change would be 

facilitated further from the Village.  

 

Figure 11: 5,000m2 minimum lot size, C4 

Environmental Living (1.5km) 
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Village Radius 5,000m2 lots 

Figure 12 explores a 5,000m2 lot size applied to land 

within 400m of the Village, consistent with the Rural 

Lands Study baseline approach.  

In this scenario, a C4 Environmental Living zone would 

be applied to lots located within walking distance of the 

Village centre and existing low density residential area.  

Lots of 5,000m2 located close to the Village would assist 

transitioning from the low density Village to the large 

productive agricultural lots to the east of the village.  

The scenario protects productive agricultural land to the 

east of the agricultural belt identified in Chapter 5. This 

is a priority of the RLS and reflected in community 

feedback highlighting the importance of retaining and 

protecting agricultural lands. As many submissions 

acknowledged, land use conflict between agriculture 

and residential land should be considered and managed. 

The minimum lot size would address the preference for 

lots of 5,000m2 and preservation of agricultural lands, 

but does not offer a greater choice in housing diversity 

or commercial floorspace to cater for the additional 

needs and requirements that new dwellings bring.  

 

Figure 12: 5,000m2 minimum lot size, C4 

Environmental Living (400m) 
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Village Radius Diversity 

Figure 13 explores a combination of C4 Environmental 

Living 4,000m2 and 5000m2 lots as well as townhouses 

and commercial development.  

In this scenario, medium density and commercial 

developments would be introduced to expand the 

centre of the existing village around Old Northern Road 

and Cairnes Road. Townhouses would be permitted on 

existing low density zoned land in the area bounded by 

Old Northern Road, Cairnes Road, Tecoma Drive and 

Glenorie Public School. Residential and commercial 

development would be permitted on the north western 

Corner of Cairns Road.  

Lots of 4,000m2 and 5,000m2 within walking distance of 

the village would transition between residential and rural 

lands. The two minimum lot sizes would reflect the 

different opportunities and constraints identified in the 

area.  

The potential 5,000m2 lots contain a mix of flood and 

biodiversity constraints along Glenorie Creek, including 

dams. The 5,000m2 lot size would allow flexibility in 

design to accommodate these constraints. 

The potential 4,000m2 lots to the east of Cairnes Road 

would allow new homes and a new perimeter road 

extending from the current Tekapo Road cul-de-sac 

north and joining Cairnes Road, improving connectivity 

and bushfire evacuation options and buffers for 

residents. There is potential for limited 4,000m2 lots on 

the eastern side of Cairnes Road, as these lots have 

fewer constraints than those directly to the south and 

the current lot pattern is suited to 4,000m2. 

This scenario would protect productive agricultural land 

to the east of the agricultural belt identified in Chapter 5 

and address the preference for a mix of housing options 

in and around the Village. New commercial areas also 

provide the opportunity for diverse local shops and 

services. However, the inability of Sydney Water to 

service lots with sewer may delay medium density 

development. 

 

Figure 13: 4,000 and 5,000m2 min lot size, mixed use 

and C4 Environmental Living (400m) 
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6.2 Moores Road 

As discussed in the previous Chapter, the area to the east of Moores Road was highlighted for change in some 

feedback during community consultation on opportunities and constraints.   

Moores Road is further to the east of the Village but is the subject of a separate Hornsby Rural Lands Study 

(Hornsby RLS) recommendation to review the possibility of harmonising minimum lot size requirements as outlined 

in Table 5. 

Table 5: Hornsby RLS – Northern Ridgeline Recommendation 

Principle  Recommendation Potential Policy Implication  

Harmonise 

planning controls 

in this landscape 

area while seeking 

to protect and 

enhance 

significant scenic 

landscape values. 

Review the 

minimum lot size 

extent where 

minimum lot size 

transitions from 2 

hectares to 10 

hectares in the 

south-eastern part 

of the landscape 

area. 

The landscape qualities in this area are defined by a 

settlement pattern of predominantly 2 hectare lot sizes 

which indicates the current minimum lot size has largely 

been realised. In part of the landscape area, a minimum 10 

hectare lot size applies. 

The preferred character in this location is based on 

picturesque rural ambiance, and the vegetation extent in 

the northern part of the landscape area is a key feature. 

Some further subdivision to a minimum lot size of 2 

hectares may be appropriate in the investigation areas 

shown on the map, provided access/egress 

considerations, vegetation protection and bushfire 

protection can be maintained. 

 

In response to community feedback and considering efficiencies in progressing the review alongside the Village 

investigations, preliminary planning and bushfire investigations were added to the project scope in relation to 

Moores Road. This is explored below. 
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History of Planning Controls 

Under the Hornsby LEP 2013, Moores Road investigation area is currently generally zoned as RU4 Primary 

Production Small Lot. Many lots are split zoned and the rear leading to Colah Creek, where a C3 Environmental 

Management zone.  

Within the investigation area, a 10ha minimum lot size applies, which aligns with the RU4 zone. A 40ha minimum 

lot size applies to the C3 Environmental Management lands that make up the rear of existing lots. The application 

of the 10ha minimum lot size within the investigation area differs from the 2ha lots sizes to the west, which are 

also zoned RU4.  

Under the previous Hornsby LEP 1994, the currently zoned RU4 zoned land within the investigation area land was 

zoned ‘Rural AR Large Holdings Rural Landscapes’ with a 10ha lot size, while the RU4 zoned land to the west of 

Moores Road was zoned Rural BA Small Holdings Rural Landscapes with a 2ha lot size. The lot sizes were retained 

when the current Hornsby LEP came into force in 2013, however, the zoning was harmonised to RU4 for both 

areas.  

  

Figure 14: Hornsby LEP 2013 Land Use Zone  

 

Figure 15: Hornsby LEP 1994 Land Use Zone 

Under the Hornsby LEP 1994 zone objectives and land use permissibility for the AR and BA rural zones, both zones 

had the intent of preserving rural character, allow for agricultural and compatible land uses and improving 

environmental qualities. Land use permissibly within the zones was the same, with exception that the AR zone 

also allowed stock and sales yards, which are not identified as current uses in the investigation area. Given the 

zoning is now consistent, being RU4, with the same zoned objectives and land uses, consideration of harmonising 

the lot size is warranted.  

Landuse and subdivision pattern 

A desktop review of the Moores Road investigation area reveals a primarily rural character, with land used for a 

mix of agriculture and animal and boarding training establishments. A large medical technology firm, producing 

animal vaccines, operates in the northern part of the investigation area. Residential dwellings are generally oriented 

towards the front of properties, of varying sizes and setbacks.  
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At the street level, the varying width of lots within the 

investigation area translates to a varied character. Lots 

in the northern portion of the investigation area, where 

widths are generally around 60m, present as large lot 

residential with limited views to rural uses at the rear 

of properties. In the southern portion, where widths 

are well over 100m, clear views to rural land uses are 

present. 

The western side of Moores Road presents similarly, 

despite having smaller lot sizes. This is because the 

‘narrow’ fronts of lots are oriented to perpendicular 

roads, with longer side boundaries along Moores 

Road. 

The investigation area includes 21 lots, ranging from 

approximately 1ha to 20ha. The distribution of lot sizes 

is shown in Figure 16. As shown in that figure, two 

lots (blue) are under two hectares, five lots (purple) are 

between two and four hectares, and 12 lots (yellow) 

are over four hectares. Almost all lots contain both 

RU4 and C3 zones, with C3 lands located towards the 

rear of allotments. 

 

Figure 16: Investigation area lot sizes 

Bushfire risk 

A separate Bushfire Constraints and Opportunities Report has been prepared by Building Code and Bushfire Hazard 

Solutions (see Appendix E) for the Moores Road investigation area. The report identifies a high bushfire risk in this 

area of Moores Road, with vegetation and slope to the east presenting a fire hazard.  

There may be some potential for lot size harmonisation, particularly in the flatter areas of rural zoned land, away 

from bushland and the C3 zoning. However, further consultation would be required with Rural Fire Service and the 

Department of Planning, Housing and Infrastructure to confirm the suitability for any additional dwellings in the 

investigation area. This may also include consideration of site-specific mitigation measures, such as perimeter roads 

or asset protection zones. Further, planning controls may need to limit the number of additional homes that could 

be introduced into the area, rather than the introduction of a lot size change from 10ha to 2ha.   
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7 Recommendations 

7.1 Glenorie Village Recommendations  

The Village Radius Diversity scenario is most consistent with the original Rural Lands Study recommended 

approach and the key considerations for change outlined and explored in this report.  

The scenario excludes land with high bushfire risk to the north, protects productive agricultural land to the east of 

the agricultural belt, and accommodates the preference for a mix of housing options in and around the Village. A 

mixed use residential and commercial area at the corner of Cairnes Road and Old Northern Road provides the 

opportunity for local shops and services on the Hornsby side of the Village. At the heart of Glenorie Village, 

townhouses are proposed for a small portion of lots already zoned R2 Low Density Residential. Although not 

mentioned in the RLS recommendations, housing diversity was a key issue raised during community consultation, 

with many indicating a desire to downsize from large lots but still stay within Glenorie. Medium density in this 

location would also assist in activating community land along Old Northern Road by orientating dwellings to face 

both frontages.  

 

Figure 17: Recommended Scenario 
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The advantages and disadvantages of the Village Radius Diversity scenario are discussed in Table 6.  

Table 6: Village Radius Diversity Scenario advantages and disadvantages 

Advantages Disadvantages 

Introduces highest level of housing diversity for 

Glenorie Village  

Uncertainty of sewerage capacity for medium 

density and commercial development 

Medium density activates the Old Northern Road 

frontage and contributes to village centre  

Requires coordination between land owners to 

achieve medium density redevelopment 

Provides an opportunity for improvements at the 

heart of Glenorie and a better Old Northern Road 

interface 

Medium density represents a change in character 

on the eastern side of Glenorie 

Responds to community feedback for a range of 

allotment sizes and commercial floorspace 

New roads may require a coordinated approach to 

development between landowners 

Avoids significant bushfire constraints New public roads are an important consideration in 

development feasibility 

Protects productive agricultural land to the east of 

the Village  

Possible delay of commercial site redevelopment 

due to potential existing long-term commercial 

leases and capability of OSSM 

Provides a transition between the urban area of the 

village to large lot residential character and 

agricultural lands 

May not meet expectations of some members of 

the community for greater change and increase in 

housing supply in the area 

C4 Environmental Living buffer can protect rural 

character  

 

Precinct boundaries are determined by land 

capacity and surrounding land uses 

 

Lot sizes have been designed to provide space to 

accommodate flooding constraints 

 

Broadly aligns with RLS recommendations  

 

It is recommended that:  

▪ Certain rural properties as shown in Figure 17 be rezoned from RU4 to C4 Environmental Living. 

▪ To accompany the C4 zoning, the northern most properties as shown in Figure 17 have their minimum lot size 

reduced from 20,000m2 to 4,000m2 and the southern properties as shown in Figure 17 have their minimum 

lot size reduced from 20,000m2 to 5,000m2.  

▪ Certain R2 Low Density Residential zoned land as shown in Figure 17 be rezoned to R3 Medium Density 

Residential, noting this may be unlikely to be realised in the short term due to sewer servicing constraints. 

▪ Part of the property on the southwest corner of Cairnes Road and Old Northern Road be rezoned to permit 

mixed use residential and commercial development. 

▪ Pedestrian access across Old Northern and Post Office Roads be improved by exploring intersection 

improvements, a redesigned bus turn around area and expanded open space connection.  

▪ A Place Plan be adopted to illustrate the above changes and corresponding public domain improvements which 

could be leveraged from the additional development.  
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7.2 Moores Road Recommendations  

There is merit for further consideration for reducing the minimum lot size within the study area to be more 

consistent with the 2ha lot sizes to the west of Moores Road. 

However, the severe bushfire risk and split C3 Environmental Management zoning mean that potential for lot size 

rationalisation would need to be based on density of additional dwellings and evacuation routes.  

It is recommended that:  

▪ A Strategic Bushfire Study be prepared in accordance with Planning for Bushfire Protection and in consultation 

with the Rural Fire Service.  

▪ Pending the outcome of the Strategic Bushfire Study, the ability of the area to accommodate lot sizes 

consistent with the surrounding 2ha area be determined including consideration of a suitable implementation 

pathway such as a new minimum lot size, a new lot averaging clause, or other methods to address bushfire 

and evacuation risk. 
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8 Implementation 
This Section relates to the Glenorie Village recommendations and identifies the required amendments to the 

Hornsby LEP and Hornsby DCP to support implementation of the vision as well as how infrastructure is to be 

funded and delivered, barriers to delivery and potential timeline for delivery.  

8.1 Amendments to Hornsby LEP 

The following discussion outlines amendments to the Hornsby LEP required to implement the recommendations.  

Land Use Zoning 

Improved housing diversity is best achieved through the introduction of a C4 Environmental Living (C4) zone. LEP 

Practice Note PN11-002 describes the attributes of the C4 Zone (noting that the reference to E4 below has been 

changed to C4) as follows: 

E4 Environmental Living 

This zone is generally intended for land with special environmental or scenic values, and accommodates low 

impact residential development. This zone may be applicable to areas with existing residential development in 

a rural setting, which still has some special conservation values. 

Where lands have higher conservation values, with more restrictive land use permissibility, an E2 or E3 zone 

may be more suitable than E4 zone. 

The C4 zone is the most appropriate zoning as it is suitable for facilitating low impact residential housing on land 

with important environmental and scenic values. Residential development in the form of dwelling houses is 

permitted with consent. However, medium to high intensity residential uses such as residential flat buildings and 

multi-dwelling housing are prohibited in the zone. 

The zone objectives and permitted and prohibited land uses are as follows: 

Table 7: Zone Description – C4 Environmental Living 

Zone Description – C4 Environmental Living 

Objectives of the zone » To provide for low-impact residential development in areas with special 

ecological, scientific or aesthetic values. 

» To ensure that residential development does not have an adverse effect 

on those values. 

» To permit development that is compatible with the character, 

infrastructure capacity and access limitations of the area. 

Permitted without consent Environmental protection works; Home occupations. 

Permitted with consent Building identification signs; Business identification signs; Dwelling houses; 

Flood mitigation works; Group homes; Home-based child care; Oyster 

aquaculture; Pond-based aquaculture; Roads; Tank-based aquaculture; 

Tourist and visitor accommodation; Water reticulation systems 

Prohibited Backpackers’ accommodation; Farm stay accommodation; Hotel or motel 

accommodation; Industries; Local distribution premises; Service stations; 

Serviced apartments; Warehouse or distribution centres; Any other 

development not specified in item 2 or 3. 

Part 3 Housing Code and Part 3A Rural Housing Code of the State Environmental Planning Policy (Exempt and 

Complying Development Codes) 2008 do not apply to the C4 zone. As a result, redevelopment of individual lots for 
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dwelling houses would require the submission of a development application to Council where consideration of 

siting can occur.  

The C4 zone land is protected under the State Environmental Planning Policy (Biodiversity and Conservation) 2021. 

The land would be subject to the provisions of Chapter 2 Vegetation in Non-Rural Areas which specifies that native 

vegetation must not be cleared without a permit granted by a relevant council. Additionally, a permit or approval 

would be required for the clearing of planted native vegetation and environmental protection works. 

In addition to the above, a R3 Medium Density Residential zone would be introduced to facilitate the development 

of terrace style housing. LEP Practice Note PN11-002 describes the attributes of the R3 Medium Density 

Residential Zone as follows: 

R3 Medium Density Residential 

This zone is for land where a variety of medium density accommodation is to be established or maintained. 

Other residential uses (including typically higher or lower density uses) an also be permitted in the zone where 

appropriate. A variety of residential uses have been mandated to encourage housing choice and diversity in this 

zone 

The zone objectives and permitted and prohibited land uses are as follows: 

Table 8: Zone Description – R3 Medium Density Residential 

Zone Description – R3 Medium Density Residential 

Objectives of the zone » To provide for the housing needs of the 

community within a medium density residential 

environment. 

» To provide a variety of housing types within a 

medium density residential environment. 

» To enable other land uses that provide facilities or 

services to meet the day to day needs of 

residents. 

Permitted without consent Environmental protection works. 

Permitted with consent Attached dwellings; Boarding houses; Building 

identification signs; Business identification signs; 

Centre-based child care facilities; Community 

facilities; Dwelling houses; Emergency services 

facilities; Flood mitigation works; Group homes; 

Home-based child care; Home occupations; Multi 

dwelling housing; Neighbourhood shops; Oyster 

aquaculture; Places of public worship; Recreation 

areas; Recreation facilities (indoor); Recreation 

facilities (outdoor); Residential flat buildings; Respite 

day care centres; Roads; Semi-detached dwellings; 

Seniors housing; Tank-based aquaculture; Water 

reticulation systems. 

Prohibited Any other development not specified in item 2 or 3. 

The provision of the R3 Medium Density Residential zone would further assist in diversifying housing in Glenorie 

Village. The existing Celebrations bottle shop appears to have existing use rights and could be incorporated into a 

redevelopment on this land. 

Due to the presence of flooding impacts on R3 zoned allotments, there would be limited opportunity for complying 

development to be undertaken on these sites under the Low and Mid Rose Housing Diversity Code.  
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Minimum Lot Size 

The changes would be accompanied by amendments to the Lot Size Map which should be read in conjunction with 

clause 4.1 of the HLEP. Land within the study area is currently subject to a minimum lot size of 20,000m2. The Lot 

Size Map would be revised to permit lot sizes ranging from 4,000m2 to 5,000m2, with the smaller lot size closer to 

the existing Village. 

8.2 Amendments to Hornsby DCP 

The Hornsby DCP is broken into a series of land uses that help the user navigate to the correct part to access the 

relevant planning controls. The current land use related parts include: 

▪ Rural 

▪ Residential 

▪ Business 

▪ Community 

▪ Industrial River Settlements 

There are also subdivision and heritage parts. However, there is no Part of the DCP for the Conservation Zoning, 

and Place Plans applying to the Rural Villages have typically been incorporated in the Rural DCP. It is envisaged that 

the Place Plan for Glenorie would be added to the Place Plans in the Rural DCP, with an amendment to ensure the 

Chapter also applies to Rural Conservation lands. 

The provisions in this part of the DCP apply specifically to land zoned C4 Environmental Living within the study 

area. The provisions would include the following: 

▪ Preferred road network to provide appropriate interfaces as well as preferred rural road standards and other 

access requirements. 

▪ Siting of dwellings 

▪ Design, materials, and colours of dwellings 

▪ Landscaping and tree protection 

▪ Setbacks (existing) 

▪ Vehicle access 

▪ Street network 

▪ Public domain improvements 

The provisions would be finalised to come into force to coincide with the Planning Proposal phase. 
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9 Infrastructure Funding and Delivery 
Any additional lots have the potential to increase the population, which in turn generates additional demand for a 

range of enabling and supporting infrastructure. 

Current Local Contributions Framework 

Hornsby Shire Council’s Section 7.11 Development Contributions Plan 2020-2030 (the current CP) is the local 

contributions mechanism that applies to new residential development and subdivision in the LGA, and would apply 

to any future development applications. However, the current CP does not specifically envisage the additional lots 

that could be facilitated by the Place Plan, nor the new and augmented infrastructure required to support that 

growth. 

Updated Local Contributions Framework 

At a minimum, a new or updated local infrastructure contributions plan would need to be prepared to assist fund 

the cost of infrastructure, and other infrastructure funding and delivery sources would be critical to realising the 

vision under the Place Plan.  

The land is located in the North catchment of the contributions plan and the indexed contribution rate for a dwelling 

house, lot or exhibition home at 1 January 2025 is $20,000. This is the maximum contribution rate that a Council 

can levy in accordance with the Environmental Planning and Assessment (Local Infrastructure Contributions) 

Direction 2012. This means that the Council would need to model the funding implications of preparing a new 

contributions plan, or updating the existing contributions plan, and the resulting funding gap that would emerge 

between the uncapped contribution rate (i.e. the actual cost of delivering infrastructure to support the Glenorie 

Place Plan) and the capped contribution rate. 

The draft Glenorie Village Place Plan details the new public infrastructure planned to support the growing population 

and enhance Glenorie Village. Table 9 below provides initial cost estimates for this infrastructure. These estimates 

are high-level and based on IPART benchmark costs and IDC (Infrastructure and Development Consulting) 

assessments. It is likely that these costs would change as detailed designed are developed.  

Table 9: High level infrastructure cost estimates 

Infrastructure  High Level Costing  (Approximate) 

Expanded Glenorie Memorial Hall Parkland  

» Demolition, landscaping, footpaths, seating area, 

Park Lighting and new bus shelter  

$220,000 

Public Roads  

» New public road connecting Tekapo Road to 

Cairnes Road, redesigned bus bay on Old Northern 

Road, street lighting and drainage works  

$1,100,000 

Intersection Improvements  

» Roundabout at the intersection of Post Office and 

Old Northern Roads  

$350,000 

Village Entry Treatment  

» Raised thresholds, landscaping  

$210,000 

Total Infrastructure Cost (Approximate) $1,880,000 
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iv 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

Schedule of amendments 

Section Description 

Throughout Update name of report to Glenorie Village Investigation: Opportunities and 

Constraints Paper (Opportunities and Constraints Paper). 

Minor general updates to improve clarity. 

Chapter 2: Key Planning 

Considerations for the 

Glenorie Investigations 

Inclusion and/or updates to Ministerial Directions to better reflect and respond 

to strategic planning considerations. 

Section 2.4 Productive 

Agricultural Land 

Include reference to Rural Lands Study for strategic background. 

Update description of where agricultural uses are typically found, in relation to 

the Glenorie centre. 

Clarification of Significant Constraint to reference strategic planning framework 

and landuse survey findings as constraints to be considered. 

Section 2.5: Areas of 

Biodiversity and Habitat 

Updates to text describing koala sightings. 

Section 2.6: Flood and 

Riparian Corridors 

Improve clarity and description of background legislation and guidelines. 

Confirmation that detailed flood analysis would be required as part of future 

residential applications. 

Simplification of masterplan considerations to confirm housing and supporting 

infrastructure should be located outside of flood prone areas. 

Section 2.7 Bushfire 

Hazard 

General updates to improve clarity and description of bushfire risk in the area 

and consideration of relevant legislation and guidelines. 

Include reference to announced NSW Government reforms relating to bushfire 

risk, which would need to be considered as reforms are enacted. 

New masterplan considerations to note that amalgamation and subdivision may 

be required to respond to local bushfire concerns, such as evacuation. 

Section 2.10 

Contamination 

Section has been simplified to describe the general findings of contamination 

reporting and the requirements of legislation and guidelines. 

Section 2.12 Utility 

Provision and 

Alternatives 

Updates relating consultation with Sydney Water regarding wastewater 

(sewerage) provisions. 

Clarification of extent of Endeavour Energy coverage area. 

Update masterplan considerations confirming that new sewerage capacity 

would likely be required where on-site options are not available. 

Simplification of masterplan considerations to confirm potential capacity or lack 

of capacity in other utilities. 

Section 2.13 Capacity of 

Education, Community 

and Recreation 

Infrastructure  

General updates to description and location of facilities. 

Section 3.4.1 Built Form 

and Land Use Character 

Inclusion of opportunities, constraints and comment regarding sense of arrival. 
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June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

Section Description 

Section 3.6 Sense of 

Place 

Inclusion of Orientation as an assessment consideration. 

Section 4.2 Concluding 

Capabilities SWOT 

Analysis 

Include the existing lack of a ‘sense of arrival’ to Glenorie Village as a weakness 
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1 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

1 Introduction 

Glenorie Village (the Village) serves as an important service and community centre within the rural 

areas of both Hornsby Shire and The Hills Shire Local Government Areas (LGAs). To ensure the 

Village thrives in this role, both Hornsby Shire Council and The Hills Shire Council have each identified 

in their review of rural lands the need for further investigations to examine the expansion of the 

Village by diversifying housing opportunities on peri urban sized lots generally within 400m of the 

boundaries of the existing residential areas. The existing Village is located either side of Old Northern 

Road which forms the boundary between the two LGAs.  

The Hornsby Rural Lands Study (RLS) was adopted in May 2022 to establish the strategic direction 

from the Hornsby Shire’s rural zoned areas. It establishes that there is a need to explore opportunities 

for the provision of diverse housing around Glenorie Village. This includes the recommendation to 

introduce E4 Environmental Living (C4 Environmental Conservation Zone) zoned land within 400m 

from existing residential zoned land around Glenorie Village, provided the principles for place-based 

planning as outlined in the strategy are met.  

Hornsby Shire Council (Council) has engaged consultants to commence work on the Glenorie Village 

Investigation and Place Plan including the preparation of this Opportunities and Constraints Working 

Paper for the land within the Hornsby LGA. This Opportunities and Constraints Working Paper  is 

fundamental for identifying land within the Hornsby LGA that is capable of meeting the State 

Government’s strategic planning framework (or strategic merit test), whilst addressing the capability 

and land suitability considerations required as part of the planning process. This Opportunities and 

Constraints Working Paper identifies the land that should form the study boundaries and the features 

that need to be addressed in the next urban design stages of the planning process. 

Hornsby Shire Council has assembled a consultant team to undertake the necessary investigations 

that would be required for a planning exercise of this nature. The team and role of each consultant 

working on this project include: 

• GLN Planning – Town Planning and Project Management 

• Inspire Planning – Urban Design 

• Cumberland Ecology – Ecological Review 

• Building Code and Bushfire Hazard Solutions – Bushfire Assessment 

• ARC Traffic and Traffic – Transport Assessment including analysis of key intersections 

• Infrastructure and Development Consulting (IDC) Engineers – Flood risk, and infrastructure 

costing and planning 

A specialist heritage consultant was not engaged for this stage of the process given past land clearing 

and the lack of recorded sites within the investigation area. Additionally, a Due Diligence approach 

can target any features that may apply to the land ultimately identified as being suitable.  

Notwithstanding that the Village is divided between Hornsby and The Hills LGAs, and both Rural 

Lands Studies for each LGA have identified the need to complete investigations looking at the 

potential for expansion, it is important not to take a blinkered approach to planning based on the 

LGA boundaries. The investigations by the consultant team have examined a broad range of 

opportunities and constraints from published sources for an area within a 1.5km radii of Glenorie 

Village within both LGAs. However, the finer grain investigations have been completed for the 
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2 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

Hornsby LGA to test and examine what the expansion of the village into lots of around 0.5ha and 

1ha could look like, if it were to occur.  

The investigations have also included consultations with Sydney Water, Endeavour Energy, Schools 

Infrastructure NSW, Department of Planning, Housing and Infrastructure, and The Hills Shire Council 

to understand the implications of planning changes and infrastructure requirements for the whole 

village.  

The location of Glenorie Village and other rural villages within the rural lands of Hornsby and The 

Hills Council areas is shown in Figure 1. 

 

Figure 1 – Location of Glenorie and Other Villages Within Rural Areas of Hornsby and The 

Hills LGA  
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3 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

2 Key Planning Considerations for the Glenorie 

Investigations 

2.1 Hornsby Rural Lands Study (2022) 

The Glenorie Village Investigation and Place Plan responds to the directions established by the 

Hornsby RLS. The primary vision for the rural lands is as follows:  

Hornsby Shire’s rural area is valued for its unique landscapes, its biodiversity, and the lives 

it supports. Primary production in the rural area is protected and supported by opportunities 

for value-adding that leverage Hornsby Shire’s farming, scenic landscapes, rural amenity 

and proximity to bushland. Planning in the rural area manages environmental risk and 

development constraints. 

Relevant to the potential expansion of Glenorie, the Study includes the following recommendation:  

Investigate opportunities within 400m from the current residential zoned land around 

Glenorie Village where the zoning of E4 Environmental Living could be introduced, provided 

land meets principles for place-based planning outlined in this Strategy.  

There are also specific policy implications in relation to the possible expansion of Glenorie Village 

and how the final boundaries for that expansion should be set. The key considerations are 

summarised below: 

Further investigate land suitability within the investigation area to apply the E4 zone, 

facilitating some housing diversity located around the village. This may include an 

assessment of land capability and further coloration with (for example) RFS and biodiversity 

teams.  

In the E4 area, it is recommended a minimum lot size ranging between 5,000sqm – 

10,000sqm be explored. Capacity for additional lots must consider significant vegetation and 

bushfire risk, alongside Council’s requirements for on-site effluent disposal… update the 

DCP to include objectives and prescriptive measures based on principles in this Strategy for 

managing land use conflicts, non-agricultural uses (buffer), landscape character outcomes 

for non-agricultural uses, and dwelling house controls.  

This Opportunities and Constraints Paper has been prepared to address the recommendations of 

the RLS. It investigates the capacity for Glenorie Village to accommodate additional housing and E4 

Environment Living zoned land without comprising the locality’s rural character.  

2.2 Background to Glenorie Village and its Role 

Glenorie Village is the most northern of five established villages that have evolved to serve the local 

communities in the rural areas of Hornsby and The Hills LGAs. The other four are Galston located on 

Mid Dural Road; Dural located on Old Northern Road south of Galston Road; Kenthurst located on 

Kenthurst Road; and Round Corner located on Old Northern Road adjacent to the intersection of 

Kenthurst Road. Aside from Glenorie Village, the other villages are located closer to the urban fringes 

of Hornsby Shire and The Hills Shire and to a more connected road network linking different 

destinations.  
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The topography creates discrete ridgetop lands that are used for rural and rural residential uses 

lands defined by deeply incised valleys. Colah Creek that runs north south parallel to Old Northern 

Road within the Hornsby LGA separates Fiddletown and Arcadia to the east from Glenorie to make 

Galston the more convenient and accessible village centre to these areas. On The Hills side, 

tributaries to Blue Gum Creek, O’Haras Creek, Kellys Creek and Little Cattai Creek play a similar role 

making ridgetop land to the west more convenient or accessible to the villages at Kenthurst, Round 

Corner and Dural.  

For Glenorie Village, Cattia Ridge Road and Wylds Road over 2km and 3km to the south respectively 

are the southernmost roads that connect to broader rural areas. To the north of these roads, all rural 

properties located generally on ridgetop land along or off Old Northern Road up to Wisemans Ferry 

and extending out to river settlements are heavily reliant on Old Northern Road and Glenorie Village 

for vital retail, health, and community facilities.  

Figure 2 shows the catchments defined by the road network and topographic constraints. 

 

Figure 2 – Main Villages Serving the Rural Areas of Hornsby and The Hills LGA  

Surrounding the residential area of Glenorie Village, the Hornsby Shire to the east is primarily an 

RU4 Primary Production Small Lot Zone with a minimum lot size of 2ha. The Hills Shire to the west 

has adopted a RU6 Transition Zone with a minimum subdivision size also of 2ha, while an RU5 Village 

Zone applies to the shops in Glenorie. The 2ha minimum lot size for these zones in both LGAs 

primarily extends southward to the urban fringe areas in each LGA. The 2ha lot size is regarded as a 

rural residential sized lot.  

To the north of the residential areas, the land is zoned either RU1 Primary Production on the Hornsby 

side and RU2 Rural Landscapes on The Hills side of Old Northern Road.  Both of these areas have a 
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minimum lot size of 10ha.  Hornsby also has large areas zoned C3 Environmental Management with 

a 40ha minimum lot size for subdivision and C1 National Parks and Public Reserves Zone comprising 

mostly bushland and creek lines in the areas in large areas to the north of the Glenorie in Hornsby 

LGA. 

There is one sportsground and one local park with play equipment within the Hornsby LGA, and 

sportsground (within the Les Shore Reserve) and an equestrian centre within the Hills Shire, all zoned 

RE1 Recreation to service the active and passive recreation for the area. 

Figure 3 shows the village with the 400m area from existing residential zones as described in the 

Hornsby Rural Lands Study and the 1.5km radius investigation area.  

 

Figure 3 – Glenorie Village and Line Showing 400m from Existing Residential Zones  

2.3 The Role of Opportunities and Constraints in the Planning Process 

The Glenorie Village Investigation and Place Plan will inform a future Planning Proposal that will 

amend the Hornsby Local Environmental Plan 2013 to include provisions to encourage greater 

housing diversity. To facilitate the preparation of the Glenorie Village Investigation and Place Plan, 

there is a need to firstly identify and map the opportunities and constraints associated with the land. 

This mapping will inform future decision making concerning where housing diversity should be 

delivered. It will also ensure that future requested LEP amendments have strategic merit and reflect 

the urban capability and land suitability which is a requirement identified by various state and local 

planning policies.   
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The opportunities and constraints can be assembled to form a hierarchy of considerations based on 

importance. These are broadly grouped as: 

• Strategic Considerations – Consideration of whether a proposal has strategic merit emanates 

from NSW Government strategic documents including the Greater Sydney Region Plan – 

Metropolis of Three Cities and refocussed in North District Plan which applies to Hornsby Shire 

and the Central City District Plan which applies to The Hills Shire. These documents identify that 

the area is located within the Metropolitan Rural Area (MRA) that has as its prime objective to 

protect ‘habitat and biodiversity, support productive agriculture, provide mineral and energy 

resources, and sustain local rural towns and villages.’  

Whilst Glenorie is identified in the District Plans as a Village where further planning could support 

local growth, the protection of habitat, biodiversity and productive agriculture are key 

considerations for maintaining MRA land. Proposals that do not give effect to these outcomes 

will be judged not to have strategic merit. In light of this, this Opportunities and Constraints 

Working Paper represents a place planning exercise which is being undertaken to identify how 

housing diversity can be delivered whilst achieving consistency with the objectives for the MRA 

and preserving and enhancing the distinctive rural character of Glenorie.  

• Urban Capability Considerations – Consideration of environmental matters that limit the use 

of that land for another purpose. These matters can add to or reinforce District Plan 

considerations and include land with biodiversity and habitat value, land which is bushfire prone, 

has heritage value, is subject to flooding, has land slip or is heavily contaminated. These are 

absolute constraints where they extend to impact on the land such that it no longer has 

additional development potential beyond the existing zoning. However, where the land is 

partially constrained this can permit some consideration of additional development potential 

and an urban design response that appropriately addresses the constraint.  

• Land Suitability Considerations - Consideration of how the urban capable land can best be 

developed to meet overriding infrastructure and planning outcomes anticipated for the area. 

These matters include capacity and ability to connect to the range of infrastructure appropriate 

for the future residents such as services, community facilities and road networks as well as the 

opportunities to address interface issues and environmental improvements such as revegetation 

of riparian corridors or other environmental connections. This section is structured to identify 

and discuss the opportunities and constraints in order of significance with respect to the 

expansion of the Village boundaries and are described as representing either an ‘absolute 

constraint’ or ‘masterplan considerations’, as appropriate.  

Absolute constraints relate to definitive constraints that render land unsuitable for a change of 

zoning or additional development potential.  

Masterplan considerations are opportunities and constraints that can be addressed by a robust 

urban design framework and planning controls that control the urban outcome to be achieve. The 

opportunity and constraints are addressed on the following order of importance:  

• Productive agricultural land as required by the North District Plan; 

• Areas of biodiversity and habitat to protect as required by the North District Plan; 

• Areas subject to flooding and riparian environments; 

• Areas of bushfire hazard including future evacuation requirements;  

• Areas with geological constraints; 
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• Areas that may have Aboriginal and Non-Aboriginal heritage significance;  

• Areas that may have been subject to contamination; 

• Features that contribute to the visual character; 

• Areas which can connect to a range of utility services and whether there are any accepted 

alternatives that can be considered; 

• The capacity of open space and educational land uses to cater for future growth; and  

• The capacity of existing intersections and road network to cater for future growth and key 

connections to improve movement patterns in the village.  

2.4 Productive Agricultural Land 

A key objective of the MRA lands in the District Plans is to protect productive agricultural lands. 

Whilst the District Plan does not define what is productive agricultural land, it is taken to be land on 

which there are current agricultural practices including nurseries, market gardens, flower growing, 

igloos and glass houses, orchards and rural industries. All of these are evident on various parcels 

within the study area, although some are smaller in scale, perhaps remnant or even abandoned 

compared to larger and more intense agricultural enterprise that existed in the area in the past.   

Consideration of preserving productive agricultural land is also required to be addressed by s.9.1 

Ministerial Direction – 1.1. Implementation of Regional Plans and by reference to the objectives and 

principles applying to MRA in the District Plans.  

The RLS recognises the importance of the Glenorie area in contributing to the rural economy of 

Hornsby Shire and in particular its cut flower production, market gardening and nurseries.  

A land use survey was undertaken in July 2024 to identify land that is: 

• Bushland including Crown land; 

• Vacant (not bushland) or used for used solely for rural residential (predominantly housing) 

purposes; 

• Small (or remnant) orchards; 

• Large orchards; and  

• Land used for more intensive agriculture evidenced by its uses as market gardens, nursery, flower 

growing, or improved with igloos, glasshouses, agricultural sheds or other infrastructure that 

would support agricultural production.  

Survey results were confirmed by a review of aerial photographs, as well as cross referencing 

approved water licences and rating as farmland to further confirm the existence of activities or 

infrastructure that support agricultural operations.  

Figure 4 is an aerial photograph showing the extents agricultural purposes in Glenorie circa 1975. 

The land use survey results are presented on the map at Figure 5. 
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Figure 4 – Aerial Photograph Showing the Extents of Clearing for Agricultural Purposes in 1975 
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Figure 5 – Land Use Survey Results 

Most of the agricultural enterprises in Glenorie have been found to be carried out on allotments of 

around 2ha in area and they occur in a concentration generally beyond 400m from the existing 

village residential boundaries. There are properties used for keeping of horses and perhaps minor 

poultry keeping for personal use. There were also significant rural industries including Ceva Australia 

(producing animal health products in the livestock, poultry, equine and pet sectors). 

Interestingly, there was no productive agriculture involving the keeping of livestock identified 

perhaps because of the predominantly smaller lot sizes, although there are properties used for 

keeping of horses and perhaps minor poultry keeping for personal use. 

The properties with productive agricultural operations generally form a distinct band of land uses 

that are located just within or outside the 400m distance to the east of the existing residential zoning 

and the alignment of Old Northern Road, although they are more scattered beyond this band. This 

is a consideration in managing any change while protecting the most substantive, intense and 

productive agricultural operations so that agricultural operations can continue. There are some 

properties that are mapped as small or remnant orchards or other properties where only a part of 

the land such as an access handle may be within the boundary. These properties will require further 

consideration as part of the urban design process together with the broader need to consider buffers 

or other mitigating measures to address the impacts of new housing in the vicinity of existing 

agricultural uses.  

Consideration of mitigating measures to reduce the impacts from new housing in vicinity of existing 

agricultural uses is important and can require buffers setbacks, screen landscaping, acoustic 

attenuation and other measures depending on the nature of the existing agricultural land use at the 

interface. 
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There is relevant literature including Department of Primary Industries, Land Use Conflict Risk 

Assessment Guide and Living and Working in Rural Areas Handbook which contains guidelines and 

advice to managing these land use interfaces, noting that these should be tailored to the 

circumstances and land use conflicts likely to be experienced. Certainly, the scale and operational 

parameters of the existing agricultural operations need a good understanding to ensure effective 

measures can be implemented. Each will need to be determined on a case-by-case basis with 

consideration given to site specific factors. Ultimately these buffer areas and/or future mitigating 

measures would need to be incorporated into future planning controls and development approvals.  

Summary  

Based on the discussion above, the conclusions from the investigation of the productive agricultural 

land consideration are summarised as follows: 

Significant Constraints  

• To remain consistent with the District Plans, consideration will be given to the preservation of 

productive agricultural land. Careful consideration will be required to balance productive 

agricultural land protection with the need to maintain and enhance the character of rural villages. 

The quantum of any land to be rezoned will be an important consideration. In light of this, future 

requests to amend existing land uses and changes to the minimum lot sizes that are inconsistent 

with the NSW Strategic Planning Framework would be considered to lack strategic merit and 

would fail to progress through the planning approvals phase.  

Masterplan Considerations 

• There is a need to further investigate the implementation of buffer zones or other mitigating 

measures to prevent land use conflicts where future residential development interfaces with 

agricultural land. The location and extent of these buffer zones and measures could be by way 

of introduction of new roads, additional setbacks, landscaping screens and/or noise attenuation 

to be incorporated in future dwellings which can be further addressed in the urban design phase 

and measures identified for inclusion in a DCP based on the operational aspects of the adjacent 

agricultural operation. 

2.5 Areas of Biodiversity and Habitat 

The identification of MRA’s in the District Plans seeks to identify, protect and enhance areas of 

biodiversity and habitat located within the rural areas of Sydney, including those within and 

bordering the ridgetop lands within Hornsby and The Hills LGAs.  

Consideration of preserving land with biodiversity values and habitat is also part of the planning 

process to be addressed as required by a s.9.1 Ministerial Direction – 1.1. Implementation of Regional 

Plans. 

Cumberland Ecology has reviewed the biodiversity and habitat values in and around Glenorie and 

categorised and mapped the vegetation on the land as being either ‘high’, ‘moderate’ and ‘low’ 

constraint land. Importantly the land identified as high constraint land contains plant community 

PCTs that comprise critically endangered ecological communities and if disturbed could result in 

serious and irreversible impact to that community. ‘ 
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The SEED Mapping for koala sightings has also been reviewed. Most sighting occur in the bushland 

valleys surrounding Glenorie. There has been one sighting in 2017 at the edge of bushland in the 

Glenorie Public Schools and one at the eastern end of Cairnes Road near its junction with Ben Bullen 

Road also within an area dominated by bushland. No recorded sighting were within the areas farmed 

or used for rural residential where native vegetation is largely absent. 

The biodiversity values are shown in Figure 6. 

 

Source: Cumberland Ecology 

Figure 6 – Location of High, Moderate and Low Biodiversity Constraint Land 

The Cumberland Ecology Report discusses in more detail the approach to identify the biodiversity 

values and attributes of the Study Area. 

A description of each constraint category is addressed in Table 1. 
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Table 1 – Ecological Constraints Category and Corresponding Biodiversity Values 

Constraints 
Category 

Biodiversity Values  

High  High constraint land contains Plant Community Type (PCT) 3136 and PCT 3262 which are 

listed as being critically endangered ecological communities (CEEC) under the Biodiversity 
Conservation Act 2016 (BC Act). Future development that causes indirect or direct impacts to 

these ecological communities may necessitate the need for offsetting, trigger a serious and 

irreversible impact (SAII) and may require approval from the Commonwealth.  

Summary Description 

Areas mapped as ‘high’ constraint land include the following:  

• Blue Gum High Forest (PCT 3136) (some native understorey and canopy only conditions) 

listed as CEE Under the BC Act.  

• Sydney Turpentine Ironbark Forest (PCT 3262) (all conditions) listed as a CEEC under the BC 

Act.  

• Inner 50% of riparian buffers protected under the WM Act.  

• Key Fish Habitat protected under the FM Act.  

• Terrestrial Biodiversity under the Hornsby Local Environmental Plan 2013.  

Medium  Moderate constraint land contains potential habitat for native flora and fauna, including 

threatened species. These areas are typically characterised by large areas of native vegetation 

which facilitate connectivity for mobile fauna and/or are adjacent to riparian corridors. Indirect 

and direct impacts to these areas may trigger entry into the BOS and may require offsetting 

under the BC Act. This land may also include vegetation classified as being non-threatened 

ecological communities (TEC) but which facilitates connectivity to larger areas of native 

vegetation and contributes to the movement of highly mobile fauna. The assessment confirms 

that the non-TEC vegetation accommodated within the site is listed as SAII for the purposes 

of the Biodiversity Assessment Method (BAM). As such, this vegetation is not considered at 

risk of extinction.  

‘Moderate’ constraint land includes land mapped under the Biodiversity Values (BV) Map that 

if impacted by future development will require entry into the Biodiversity Offsets Scheme (BOS) 

and the preparation of a BDAR as well as potential offsetting.  

Within the moderate constraint category, the outer 50% of the riparian buffer areas shown on 

the Biodiversity Constrains Map in Figure 6 comprise the area defined as ‘Waterfront Land’. 

Any impacts to this land will trigger the requirement for a controlled activity approval under 

the Water Management Act 2000.  

Summary Description 

Areas mapped as ‘moderate’ constraint land include the following:  

• PCT 3136 (regrowth and weeds condition) not listed as a TEC under the BC Act. 

• Sydney Enriched Sandstone Moist Forest (PCT 3176) (intact condition) not listed as a TEC 

under the BC Act. 

• Northern Sydney Scribbly Gum Woodland (PCT 3586) (intact condition) not listed as a TEC 

under the BC Act. 

• Sydney Coastal Sandstone Bloodwood Shrub Forest (PCT 3593) (all conditions) not listed as 

a TEC under the BC Act. 

• Sydney Hinterland Turpentine-Apple Gully Forest (PCT 3621) (all conditions) not listed as a 

TEC under the BC Act. 

• Planted Native Vegetation not conforming to a PCT or TEC listed under the BC Act. 

• Outer 50% of riparian buffers. 

• Dams. 

• BV mapped areas. 
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Constraints 
Category 

Biodiversity Values  

Low  ‘Low’ constraint land is unlikely to comprise areas of significant biodiversity value. These 

areas typically include exotic vegetation and previously cleared areas. It is possible for this 

land to support exotic vegetation which may contribute to the native vegetation clearance 

threshold under the BAM. Removal of these areas would be unlikely to incur offsetting costs. 

Summary Description 

Areas mapped as ‘low’ constraint land include the following:  

• Exotic vegetation. 

• Previously cleared areas of vegetation.  

Summary  

Based on the discussion above, the conclusions from the investigation of the biodiversity and habitat 

consideration are summarised as follows: 

Significant Constraints  

• There are patches of vegetation within the investigation area, particularly along watercourses, 

adjacent to some roads or in clumps in properties that are significant and removal could cause 

Serious and Irreversible Impacts (SAII) for PCT 3136 and PCT 3262. These are located in areas 

where future development can be managed to avoid disturbance. The riparian corridors adjacent 

to creek lines can be mapped as an absolute constraint reflecting their role in preserving 

biodiversity and habitat, a matter already enshrine in legislation. Urban design will need to 

ensure that disturbance to areas mapped as highly constrained land is minimised (see further 

discussion below in Masterplan considerations).  

• Large areas of moderate constraint land in the investigation area are in government ownership.  

These have habitat value and can be preserved under their existing zonings. Some bushland of 

moderate constraint extends further into the study area applying to non-government land, in 

the north. These areas on moderate constraint land provide important habitat connections back 

to existing reserves and other government land and should be regarded as an absolute 

constraint. 

Masterplan Considerations 

• The riparian corridors running through the investigation area whilst containing patches of highly 

constrained vegetation have largely been degraded through previous agricultural land 

management practices. Further development within the study area will bring with it a 

requirement on those sites to revegetate and regenerate the riparian corridors back to a natural 

state which would not otherwise occur. This could be a significant benefit for the area to enhance 

corridors that facilitate vegetation links and wildlife movement.  

• There is an opportunity to concentrate development footprints on less constrained land, 

particularly in cleared areas or areas previously subject to disturbance, so as to avoid biodiversity 

impacts. Where patches of highly constrained land exist, subdivision designs should ensure no 

road, driveways, building pads or effluent disposal areas impact on highly constrained 

vegetation or riparian corridors within each lot.  The size and shape of any final lot including 

restriction on title that may occur in the future will need to ensure these outcomes. 
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• There is also an opportunity to minimise impacts to biodiversity by prioritising the use of 

alternative means to provide infrastructure (i.e. shared driveways). 

The location of land affected by absolute constraints is shown in Figure 7 and are to be excluded 

from the investigations. The remaining land within the study area, including the moderately 

constrained land, remains suitable for further investigation in the next urban design and planning 

stages.  

 

Figure 7 – Potential Study Area and Land Affected by Absolute and Moderate Constraints  

2.6 Flooding and Riparian Corridors 

The Hornsby investigation area is traversed by a network of creeks that convey flows through a series 

of sub-catchments. Flows converge in Glenorie Creek draining to the north beyond the study area. 

These streams and creeks provide both an ecological and hydraulic function for the local 

environment. Like most creeks and streams, flooding in high rainfall events can occur.  

This section considers both riparian corridors and potential flood risk. Consideration of flooding is a 

matter to protect life and property and is an important consideration in the planning process 

required by s.9.1 Ministerial Direction – 4.1 Flooding. 

Some riparian corridors have been found to have cleared as part of past agricultural practices and 

with detention structures built within the bed and bank. The main Glenorie Creek line running parallel 

with Old Northern Road has been modified with a substantial concrete culvert under residential 

properties in the eastern part of the village. 
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Flooding is a matter that requires careful consideration to protect against loss of life and property 

and where proposals for land use change must address the impact on future improvements 

(including housing in various flood events – typically requiring location above the 1%AEP plus 500mm 

freeboard) and means of evacuation.  

The Strahler system classifies streams and rivers based on their links to the overall river system. In 

the study area, riparian corridors are primarily Category 1 streams, which are the first collection 

streams in a network. Glenorie Creek, a Category 2 stream (where two Category 1 steams join), runs 

parallel to Old Northern Road and eventually connects to the Hawkesbury River to the north. The 

local creek system is shown in Figure 8.  

 

Figure 8 – Mapping Hydrolines within the Investigation Area  

Whilst the importance of streams to provide both an ecological and hydraulic function within an area 

is well recognised, interventions to rehabilitate riparian corridors are primarily triggered by 

development applications for new development whereby the Department of Climate Change, 

Energy, Environment and Water (DCCEW) will typically require revegetation of the creek extents on 

any parcel on which the subdivision relates. 

The vegetated riparian corridors expected to be delivered when development occurs are set out in 

Controlled Activities - Guidelines for riparian corridors on waterfront land (2012) prepared by the 

(then) Department of Planning and Environment. The table outlines vegetated riparian zones (VRZ) 

riparian corridors (RCs) that should be provided around water courses. These recommendations seek 

to maintain or rehabilitate watercourses with structured native vegetation, when development 

outside the corridor is being delivered. 

Table 2 – Recommended Riparian Corridor Widths  
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Recommended riparian corridor widths Watercourse 
type  

VRZ width (each side of 
watercourse) 

Total RC width 

1st order 10 metres 20 m + channel width 

2nd order 20 metres 40 m + channel width 

3rd order 30 metres 60 m + channel width 

4th order and greater (includes estuaries wetlands 
and any parts of rivers influenced by tidal waters) 

40 metres 80 m + channel width 

Note: where a watercourse does not exhibit the features of a defined channel with bed and banks, 

the department may determine that the watercourse is not waterfront land for the purposes of the 

WM Act. 

Draft flood mapping for the Glenorie Village within the Hornsby LGA is provided in Figure 9 and 

Figure 10. These show the extents of the 1% AEP and Probable Maximum Flood Area, as exhibited 

by Hornsby Council in 2023.  

 

Figure 9 – Draft 1% AEP Flood Extent  
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Figure 10 – Draft Indicative PMF Flood Extent within Investigation Area 

The draft mapping follows the existing creek corridors and results in the inundation of some roads 

within the study area, particularly Cairnes Road where two creeks conjoin at the roads sag point. 

Inundation of the roadway is relatively minor and short in the 1% AEP storm event, with many areas 

remaining flood free. 

The impact is considerably worse in the PMF event, which represents the worse case scenario for 

flooding in the area . In the PMF event, evacuation routes by roadways would likely be cut off for the 

existing residential zoned area east of Old Northern Road. In such an event, a shelter in place strategy 

could be considered. 

Further assessment of the flooding characteristics would be required as part of detailed development 

applications, should residential development be permissible in the future.  

Summary  

Based on the discussion above, the conclusions from the investigation of the flooding consideration 

are summarised as follows: 

Significant Constraint 

• The extents of the draft flood mapping are generally contained within the riparian corridors 

within the study area, with opportunities to site dwellings outside of this area with appropriate 

freeboard and does not pose an absolute constraint.  

Masterplan Considerations 
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• Lots should include sizes and shapes which ensure that any future housing and, if required, 

effluent disposal areas should be located above the 1% AEP flood level with 500mm freeboard 

for dwellings (or otherwise in line with relevant provisions) . All dwellings should have an 

alternative route for evacuation in an uphill direction to roads that can provide travel to Old 

Northern Road without crossing inundated sections of road.  

• Given the peri urban size of the lots being considered there is no need for additional stormwater 

management controls on site. 

• Future subdivision of the land promote some ecological function to the riparian areas, such as 

restoring ecological connectivity. Existing dams should be retained for aquatic habitat and to 

assist with maintaining existing flow detention during storm events. 

2.7 Bushfire Hazard 

Planning for Bush Fire Protection (PBP) sets how to identify the risk associated with bushfire, and 

where appropriate, provide for commensurate bushfire mitigation measures, including to enable 

evacuation when these events occur. It contains provisions to be considered at the strategic and 

development application stages of the planning process. Bushfire risk is also a matter addressed in 

the District Plans and also Ministerial Direction 4.3 Planning for Bushfire Protection to be considered 

as part of any proposal to change or alter zonings. 

The existing bushfire threat is mapped on the Rural Fire Service’s Bushfire Prone Land map, as shown 

in Figure 11. For reference, the following describes the Vegetation Categories referred to on the 

bushfire prone land mapping: 

• Vegetation Category 1: Areas of forest, woodlands, heaths (tall and short), forested wetlands and 

timber plantations. 

• Vegetation Category 2: Remnant vegetation, Land with ongoing land management practices 

that actively reduces bush fire risk. 

• Vegetation Buffer: Buffers are created based on the bushfire vegetation, with buffering distance 

being 100 metres for vegetation category 1 and 30 metres for vegetation category 2 and 3. 
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Source: Hornsby Shire Council & GLN Planning, 2024 

Figure 11 – Investigation Area in Relation to Extract of Bushfire Prone Land Map 

As shown in the map. areas immediately to the north of the existing village comprise contiguous 

bushland mapped as a fire hazard. Rural lands to the east of the village are not generally mapped 

as bush fire prone. However, bush fire risk exists beyond those lands, around Colah Creek. 

Glenorie has experienced a number of previous bushfire events, particularly the 2002/03 fires during 

the Millennium Drought which resulted in 31 homes and 47 structures being destroyed and many 

more damaged. It is an important consideration as part of the investigations into this area.  

The Bushfire Prone mapping means that subdivision and more dense development should be 

avoided on Vegetation Category 1 and will trigger the application of Planning for Bush Fire Protection 

(PBP) on Vegetation Category 2 land to help inform appropriate Asset Protection Zones to be applied 

and commensurate Bushfire Attack Levels (BALs) that should be applied to future dwellings. Asset 

Protection zones typically consist of perimeter roads but can also be maintained spaces in lots with 

fuel reduced areas to prevent the spread of fire and assist emergency services by providing a safe 

operational environment. Asset Protection Zones should not extend into areas identified for 

biodiversity and habitat protection.  

Building Code and Bushfire Hazard Solutions (BC&BHS) has reviewed the bushfire hazard and 

evacuation for the land within the study area, highlighting the areas and configurations that cause 

concern from a bushfire protection and firefighting perspective based on the existing PBP 

requirements and recommending improvements to be incorporated into the ultimate design 

including location of potential perimeter roads.  
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The BC&BHS Report provides a more detailed discussion on bushfire hazard and planning 

requirements. 

In mid 2024, the NSW Government announced a review of PBP and the consideration of bushfire 

risk at the strategic planning stage. The details of the review have not been released and would be 

considered in the future, pending their release. This matter will remain a masterplan consideration 

to be re-evaluated when future NSW Government policy is clarified. 

At the strategic planning stage, the Rural Fire Service will also give some consideration to evacuation 

in bushfire events, particularly for those properties within 100m of land that constitutes a bushfire 

threat. More recently the NSW Government has flagged that there may be more stringent policy and 

criteria to be considered for bushfire evacuation at the strategic planning stage, although no details 

have been released at this stage.  

Consideration of safe evacuation will be a function of the additional lots that may be proposed and 

the capacity of existing and any new roads to facilitate an evacuation, in this instance to Old Northern 

Road. This matter will remain a masterplan consideration to be re-evaluated when the final yields 

are known, evacuation routes assigned and when future NSW Government Policy is further clarified. 

Summary  

Based on the discussion above, the conclusions from the investigation of the bushfire hazard 

consideration are summarised as follows: 

Significant Constraints: 

• The greatest bushfire risk is to lands at the northern end of the Investigation Area, where more 

significant vegetation and fire catchments are located.  

• Existing dead-end roads to the north of Cairnes Road are significantly constrained from a bush 

fire evacuation and firefighting efficiency perspective. 

Masterplan Considerations:  

• Lands to the south of Cairnes Road are the least constrained from a bushfire perspective and 

have the greatest potential for increased density, being lower risk areas that may be constructed 

to withstand bushfire attack levels and can potentially allow for ‘Shelter in Place’ response with 

either potable water supply or static water supplies (20,000L per property).  

• The Old Northern Road serves as the main evacuation route from the Glenorie Village. Local 

roads within the Investigation Area must meet the non-perimeter (5.5m) width requirements 

and main roads exceeding the perimeter road width requirements (8m).  

• Lot amalgamation and subsequent subdivision may be required to respond to local bushfire 

concerns. This may require the inclusion of perimeter roads or alternate egress. 

• Vegetation within the Investigation Area consists of a mix of highly modified and bushland. 

Further enhancement of vegetated corridors within the Investigation Area needs to be carefully 

considered to ensure they do not result in an unsatisfactory bushfire safety outcome.    
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2.8 Geological Conditions 

Glenorie is located on generally ridgetop land, being flatter lands suited to urban and rural residential 

development. However, it is important to understand the geological conditions, and where steeper 

land occurs that can pose additional constraints to development.  

As is typical of ridgetop land in the rural area the adjoining deeply incised gullies that define these 

areas have extended into parts of the study area. Figure 12 shows the extent of steep land (land 

>20% grade) within the Investigation Area, which aligns with this category of land defined as steep 

land under Hornsby Shire planning controls.  

 

Figure 12 – Extent of Steep Land 

Despite the occurrence of steep land to the north of the investigations area, there are no karst, cave 

or other geological features that were found or mapped nor was the land identified as having acid 

sulfate soils. Glenorie is not mapped as at risk of landslide, nor is it mapped within a Mine Subsidence 

District. A search of the NSW Government’s eSPADE mapping does not identify any of the 

Investigation Area as having been assessed for salinity. Soil profiles from nearby areas within 

Glenorie, however, did not reveal any significantly saline soils to be present.  

Summary  

Based on the discussion above, the conclusions from the investigation of the geological conditions 

for development is summarised as follows: 
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Masterplan Considerations:  

• There are no geological features within the investigation area that raise specific concerns or 

constraints.   

• There is steep land at or over 20% grade mapped within the existing village and associated with 

a valley to the north that extends into the investigation area. While most of this land is Crown 

land, should development be proposed under the existing or a future change of zoning then 

there will be requirements to best located the dwelling, deal with cut and fill, structural 

soundness and address bushfire. 

2.9 Heritage 

The protection and preservation of our heritage is important to give understanding to the place and 

the role it has played in supporting previous communities. Ministerial Directions issued under s.9.1 

of the Environmental Planning and Assessment Act 1979 (EP&A Act) requires that proposals that 

consider a change to zonings also identify the impact on the Aboriginal and European heritage 

within the area. These are discussed in the following sections. 

2.9.1 Aboriginal Heritage 

The original inhabitants of the Glenorie area were known as the Darug People. In the 2021 Census, 

1.0% of residents in the Suburb of Glenorie identified as Aboriginal and/or Torres Strait Islander and 

also 1.0% in the broader Dural – Kenthurst – Wisemans Ferry SA2 area.   

It is noted from a review of historic aerial photography that decades of clearing and agricultural 

activities have occurred over much of the investigation area, and as such, would have likely disturbed 

the land and Aboriginal items. It is noted that there are no recorded AHMS sites within the study 

area. Data from the Aboriginal Sites Decision Support Tool (ASDST) extracted from the NSW 

Government’s SEED resource for use at the strategic planning stage to determine potential 

development constraints also identifies the bulk of the study area as low (refer to Figure 13). 

Furthermore, there are no recorded AHMS sites within the study area. 
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Source: SEED (adapted by GLN Planning), 2024 

Figure 13 – Likelihood of Aboriginal Items within the Indicative Investigation Area  

Consistent with the level of investigation required for this stage in the planning process, a desktop 

study in accordance with the Due Diligence Code of Practice for the Protection of Aboriginal Objects 

in New South Wales has been undertaken and the result are  summarised in Table 3. 

Table 3 – Assessment Against Generic Due Diligence Process 

Considerations Proposal 

Will the activity disturb the ground surface or any 

culturally modified trees? 

Future development within Glenorie would be 

expected to disturb the ground surface area to an 

extent. There are no known culturally modified trees 

within the Investigation area listed on the AHIMS 

database, however, this is subject to on-site 

investigations.  

If future development is limited to large peri urban 

lots of approximately 5,000m2 to 1 hectare in size, 

then housing can be directed to areas previously 

disturbed by agricultural production the extent of 

ground disturbance can likely be managed.  

Are there any relevant confirmed site records or 

other associated landscape feature information on 

AHIMS? 

An AHIMS search was undertaken on 3 July 2024. 

The search revealed that there were no known 

Aboriginal sites recorded within a 1 kilometre radius 

of the Glenorie Village. Adjusting to expand this 

search, a total of four (4) Aboriginal Sites were 

recorded across a broader area (refer to Figure 13). 
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Considerations Proposal 

Are there any sources of information of which a 

person is already aware? 

A search of the Aboriginal Heritage Impact Permit 

Public Register reveals there are no existing 

Aboriginal Heritage Impact Permits (AHIP) 

associated with any land parcels within the 

Investigation Area within the Hornsby LGA.  

Also as noted above, data from the Aboriginal Sites 

Decision Support Tool (ASDST) was extracted from 

the NSW Government’s SEED resource. This tool is 

not intended to be highly accurate, nor should it 

replace on-site investigations. However, it can assist 

authorities at the strategic planning stage to 

determine potential development constraints.   

Only a small part of the Investigation area in 

bushland and owned by the Crown is mapped as 

high where there is a likelihood of the land 

containing Aboriginal Items (stone artefacts, rock art, 

scarred trees etc).  

Are there any landscape features that are likely to 

indicate presence of Aboriginal objects? 

There are several landscape features likely to 

indicate the presence of Aboriginal Objects, notably 

the presence of watercourses, as well as dense 

clusters of vegetation. However, aerial investigations 

into the Investigation Area reveal extensive history 

of land clearing and use for rural cropping purposes 

that is likely to have disturbed any Aboriginal items.  

Does a desktop and visual inspection confirm that 

there are Aboriginal objects or that they are likely? 

A desktop review was undertaken and revealed that 

there are no known Aboriginal objects within the 

Investigation Area. Aboriginal objects are unlikely to 

occur in cleared rural lands that have been subject 

to more intensive agricultural practices over time.  

However, native vegetation clusters are present 

within the Investigation Area that may lend 

themselves to scar trees, as well as watercourses 

where stone artefacts may also be potentially 

present to an extent. It is noted however, that this 

are highly constrained land having biodiversity and 

habitat value and hence would not be proposed to 

be identified as suitable for rezoning / 

redevelopment.  

Summary  

Based on the discussion above, the conclusions from the investigation of Aboriginal heritage can be 

summarised as follows: 

Masterplan Considerations:  

• There is limited to no potential in areas that have been subject to past agricultural practices. 

• Detailed investigations at a later date may be required to ascertain the presence of Aboriginal 

objects and sites, particularly in areas affected by watercourses and vegetation. However, it is 
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noted that these areas are unlikely to be identified as suitable for development associated with 

any change of zoning. 

2.9.2 Non-Aboriginal Heritage 

Non-Aboriginal landholders have been present in the Glenorie Area since the early 19 th Century, 

having been previously known as North Dural.  

There are no items listed on the State Heritage Register or affected by an interim heritage order 

within the Investigation Area. There are several items of local heritage significance listed under the 

Hornsby LEP 2013 or The Hills LEP 2019 within the indicative Investigation Area, although these are 

not generally situated on lands that could be subject to additional development (refer to Figure 14).  

 

Source: SEED (adapted by GLN Planning), 2024 

Figure 14 – Location of Local Heritage Items  

The items and their significance are summarised in the table below.  

Table 4 – Summary of Local Heritage Items 

Item No. Name / Address Significance 

Hornsby Local Environmental Plan 2013 

I454 

 

“Hazlehurst” / 1509-1517 Old 

Northern Road 

Victorian Italianate farm homestead building around 

1880 and important as part of the Old Northern Road’s 

development for orcharding and farming. Significance 

of the landscape unknown.   
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Item No. Name / Address Significance 

I455 

 

“The Manor” / 1523 Old Northern 

Road 

Rare example of a Victorian period slab cottage built 

around 1870. Good condition with original windows 

aesthetic and representative significance of free 

settlement from 19th century in the area. Significance of 

landscape unknown.  

I456 

 

Glenorie Memorial Hall and War 

Memorial Precinct / 1729 Old 

Northern Road 

War memorial dates to the 1920s, possibly on the Site of 

a narrow parkland with sandstone monument. Built 

form dated 1932, representing an Inter-War period 

community hall.  
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The Hills Local Environmental Plan  

A12 Old Northern Road Archaeological, presumably connected to the Great 

North Road built between 1826 and 1836, parts of which 

have National Significance as an example of a convict 

labour project.  

Summary  

Based on the discussion above, the conclusions from the investigation into European heritage can 

be summarised as follows: 

Masterplan Considerations:  

• The heritage items located on the southern periphery of the investigation area will need to be 

considered subject to the final boundaries adopted for the detailed place planning.  

• There are several items of local heritage located within or in the vicinity of the Indicative 

Investigation Area. Whilst the locality’s heritage values are an environmental constraint that 

needs to be considered in the preparation of the Place Plan, these items are generally not 

situated on lands that could be subject to additional development.   

• There are no items listed on the State Heritage Register or items affected by an interim heritage 

order.  
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2.10 Contamination 

Consideration of previous land uses that may have resulted in the contamination of land and the 

processes to ensure it is fit for a new use is embedded as a fundamental part of the planning process 

and must be addressed as required by s.9.1 Ministerial Direction – 4.4 Remediation of Contaminated 

Land. 

JBS&G undertook a general inspection of the area and prepared a desktop Preliminary 

Contamination Assessment which identifies the potential for current and/or historical site activities 

to cause contamination and in turn the identification of Areas of Environmental Concern (AEC) and 

associated Contaminants of Potential Concern (COPC). The Preliminary Contamination Assessment 

noted the historical use of the investigation area for rural residential/agricultural purposes, 

predominantly for market gardens, orchards, and grazing uses.  

Council records have identified AECs at 3 Harrisons Lane and 9 Munros Lane as having a history of 

land contamination, with validation reports confirming that rehabilitation action plans have made 

land suitable for existing uses.  

Notwithstanding the above, no significant indications of gross and/or widespread contamination 

were identified within the area. While there is a risk of contamination in the investigation area due 

to current and/or historic land uses, these would be considered in detail as part of future 

development applications. 

The JBS&G Report provides a more detailed discussion on the contamination investigations. 

Summary  

Based on the discussion above, the conclusions from the investigation of contamination can be 

summarised as follows: 

Significant Constraint 

• Despite some properties being identified as having a record of being contaminated, there is no 

land identified that could not be efficiently and effectively remediated that would prevent its 

change of use within the investigation area.   

Masterplan Considerations  

• Potential contamination may be present on some properties within the investigation area for 

previous agricultural or other uses or activities. This is typical of areas that experience change 

from agricultural to more intense residential development. This would be addressed on a lot-

by-lot investigation as part of future development applications, if rezoned, as required by 

legislation. They do not represent a master planning constraint or consideration. 
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2.11 Visual Character 

Key to maintaining the distinct rural character of Glenorie is to ensure that the existing visual features 

associated with the built and natural environment are retained and opportunities for enhancement 

are explored. The visual character for rural transition areas can be maintained through a combination 

of minimum lot size, minimum lot width, dwelling setback and landscaping within the immediate 

frontage. 

The lot frontages for rural zoned lands along key roads were measured and are summarised in Table 

5. Secondary frontages along corner lots were excluded from this measurement as well lots with 

non-rural or rural residential land uses. However, we note that any expansion of Glenorie, depending 

on the extent of new road construction, will likely require at least some battle-axe lots.  

Table 5 – Lot Frontages Regular Lots on Rural Zoned Land  

Road Minimum Lot Frontage Maximum Lot 
Frontage 

Average Lot 
Frontage (rounded) 

Old Northern Road 29m 213m 80m 

Cairnes Road 42m 374m 107m 

Harrisons Lane 36m 170m 77m 

Moores Road 44m 149m 89m 

Munros Lane 51m 185m 108m 

Average 40.4m 218.2m 94m 

The visual character can also be reinforced by maintaining significant vegetation and by preserving 

and revegetating creeks lines that reinforce these features and screen additional development that 

may occur in the broader landscape. 

Summary 

Based on the discussion above, the conclusions from the investigation of visual character is 

summarised as follows: 

Masterplan Considerations:  

• Preserve existing vegetated areas and character associated with Glenorie Creek and its 

tributaries. 

• Retain existing bushland to the north of the existing village footprint zoned C3 Environmental 

Conservation. 

• Connected stands of more intensive agricultural uses between Cairnes Road and Harrisons Lane. 

• Ensure lot widths are at least between the minimum and average and the dwellings can maintain 

the existing rural setbacks. 
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2.12 Utility Provision and Alternatives 

The development of Glenorie Village substantively occurred in the mid to late 1970s and it has not 

expanded since that time. Water, sewer and electrical infrastructure is provided to service the area 

with limited spare capacity to cater for growth permitted under the existing zonings.  

The process to confirm the capacity to service a development requires the submission of a feasibility 

to the service authority to confirm whether any spare capacity in the systems can be directed to the 

development, and where this is possible the costs to upgrade or augment the system. 

2.12.1 Water & Sewer (Sydney Water) 

An existing water reticulation network exists to service the existing Glenorie Village and development 

throughout the study area (detailed in Figure 15) primarily comprising a series of Ø100-150mm 

mains dispersed throughout the road network. The water trunk main connection along Old Northern 

Road has been extended from the south from the Dural South Water Pumping Station (shown in 

Figure 16) to feed the system.  

The residential zone within the study area is serviced with sewer via a rising main system which 

pumps the Priority Sewerage Program (PSP) service area to the south along Old Northern Road and 

ultimately to a sewer treatment plant in mid-Dural. The existing sewer network servicing the Glenorie 

Village is in Figure 17 shown below. 
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Figure 15 – Existing Water Main Network 
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Figure 16 – Existing Water Trunk Main Connection 



Hornsby Shire Council Attachment to Report No. PC12/25 Page 112 
 

 

General Meeting  9 July 2025  Attachments Page 335 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

 

 

33 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

 

Figure 17 – Existing Sewer Rising Main Connection 

Sydney Water has advised that the investigation area is located outside of the Glenorie PSP 

wastewater system boundary and the system has reached its growth servicing capacity. Accordingly, 

any additional peri urban sized lots adjoining the village will be required to use on site effluent 

disposal systems. Further investigation and investment would likely be required if denser forms of 

housing, which could not accommodate such a system, were planned for the area. 

Where large lots are proposed that cannot access the existing rising main, or if capacity in the existing 

Sydney Water Sydney is exhausted, on-site effluent disposal is a potential option. 

To adopt on-site effluent disposal, the size of the lot must be sufficient to accommodate a proposed 

dwelling and an effluent disposal area that meets the requirements of Council’s On-Site Sewage 

Management (OSSM) Policy. The required area for an absorption system is determined by several 

factors that include permeability of local soil conditions, proposed dwelling size, existing vegetation 

and topography.  

At minimum, any proposed effluent disposal area should satisfy the following conditions:   
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• Is located at least 100m from a creek or permanent surface waters (rivers, streams, lakes, etc..) 

and outside of the 2% AEP flood extent;  

• Provides a minimum buffer distance of 250m to domestic groundwater wells; and  

• Provides a minimum buffer distance of 40m to other waterways (dams, drainage 

channels/structures or non-perennial intermittent waterways). 

Sydney Water confirmed there was adequate water to service additional peri urban sized lots. 

2.12.2 Electricity (Endeavour Energy) 

Electrical supply in Glenorie is predominantly provided by Endeavour Energy but with small parts of 

the Investigation Area serviced by Ausgrid as shown in an extract of the Endeavour Energy Network 

Coverage map at Figure 18. Initial discussions with Endeavour Energy have confirmed that supply 

could be augmented to support an expansion of the village. This could be verified through the 

planning proposal process, following development of a place plan. 

    

Figure 18 – Endeavour Coverage Map (Endeavour Energy is the Darker Grey) 

2.12.3 Gas (Jemena)  

Currently Jemena has a single 110mm P.E. medium pressure 210kPa gas main along Old Northern 

Road. This is primarily fed from a District regulator station located on Gilbert Rd, Castle Hill 

(Knightsbridge) and due to the distance to the terminal end at Glenorie, there is limited capacity 

available. Dependent on the volume of growth, type of housing and small retail businesses, there is 

some opportunity to extend this subject to economic viability.  

Jemena will assess each formal application for connection based on actual gas appliances, and load 

profiles before providing a formal offer for connection. It is considered unlikely that any future gas 

main upgrades will be economically viable without intense residential and commercial density.  
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2.12.4 Communications (NBN Co.) 

NBN currently has live fibre assets throughout the study area. NBN’s network has future capacity 

however a feasibility assessment will be required to confirm future yield and servicing requirements. 

NBN’s Planning Team will undertake a fibre plan once an application has been submitted. 

Summary 

Based on the discussion above, the conclusions from the investigation of the service infrastructure 

available for development can be summarised as follows: 

Masterplan Considerations:  

• Sewer infrastructure capacity is limited. It is unlikely that existing sewer infrastructure could be 

extended to service new development on peri urban or rural residential lots. This means 

investment in sewer infrastructure may be required to support low or medium density residential 

development. 

• Effluent disposal may be a suitable method for onsite disposal for large lot development. This 

should have an area of 2,000m2 for each dwelling entitlement and sited above the 1% AEP. The 

2,000m2 requirement is recommended by the NSW Department of Health and Environment 

Protection Authority (EPA) Guidelines and relates only to the effluent disposal area.   

• Investigations suggest that water, electricity and telecommunications infrastructure has capacity 

to support future residential growth in the area. Further investigation would be required in 

response to a future place plan and planning proposal.  

• Gas infrastructure expansion may not be economically viable.  

• Endeavour Energy would be required to confirm if the existing electricity infrastructure is capable 

of supporting additional lots.   
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2.13 Capacity of Education, Community and Recreation Infrastructure 

The Glenorie area is a node serving the educational, community and recreational needs of the 

surrounding rural areas in both Hornsby and The Hills LGA.  It is important to understand provision 

and capacity of these to cater for the existing community and accommodate increases in usage in 

the future. These are discussed below. 

2.13.1 Glenorie Public School  

Glenorie Public School, together with Memorial Hall, shops and club comprise the anchor land uses 

to the Village.  Glenorie Public School was the first public building identified on the Parish Maps and 

has served the surrounding community since that time. 

A review of the MySchool website shows that enrolments and teaching staff for Glenorie Public 

School which offer K-6 have fluctuated over the years as set out in Table 6. 

Table 6 – Glenorie Public School – Enrolments and Teaching Staff Per Year 

Date 2014 2015 2016 2017 2018 2019 2019 2020 2021 2022 2023 

Enrolments 227 244 241 255 273 295 295 292 291 275 284 

Teaching 

Staff 

12 13 14 14 15 14 14 15 15 15 15 

Source: Myschool Website 

Consultation with  Schools Infrastructure NSW (SINSW) has revealed that  Glenorie Public School 

and Galston High School have suitable capacity for local growth.  

2.13.2 Community Facilities 

Community facilities comprise halls and function centres. In addition, Glenorie RSL Club as well as its 

local churches and public schools have potential and accommodate either regularly or one off events 

for the local community. There are also privately run Child Care Centres in Glenorie including 

Glenorie Preschool and Long Day Centre (Little Angels) and Tiny Dreamer childcare centre. 

• Glenorie Community Centre and Memorial Hall: Utilised for club events, meetings, social 

functions and community events. Utilisation is generally low compared to other community 

centres.. 

• Glenorie RSL Club: Accommodates function rooms and community activities.  

2.13.3 Open Space 

Glenorie contains a broad array of open space areas, recreational and community facilities which are 

accessible to the public (refer to Figure 19). Existing recreational facilities include oval playing fields, 

equestrian centres, tennis courts, outdoor sports courts and synthetic cricket pitches.  



Hornsby Shire Council Attachment to Report No. PC12/25 Page 116 
 

 

General Meeting  9 July 2025  Attachments Page 339 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

 

 

37 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

 

Source: GLN Planning (Adapted from The Hills Shire Mapping), 2024 

Figure 19 – Location of Open Space and Recreational Areas  

Key open space facilities and recreation pursuits available include the following:  

• Glenorie Park: Single oval with car parking and changing facilities 

• Les Shore Oval: Meeting room facilities, kitchen, W/C facilities, play equipment, synthetic cricket 

pitch, multi-purpose fields, four tennis courts and picnic facilities.  

• Glenorie Memorial Park: Smaller local park, with embellishment plans for improved seating, 

picnic areas and pedestrian paths.  

• Cairnes Road Playground: Picnic facilities and children’s play equipment.  

• Ted Schwebel Park Reserve: Picnic facilities and children’s play equipment. 

• KTW Dressage Training Centre: Private outdoor and indoor sporting arena, stable complex 

and equestrian training facilities.   

• Glenorie Horse and Pony Club/Dilkera Road Reserve: Equestrian park and associated 

facilities.  

 

Summary 

Based on the discussion above, the conclusions from the investigation of educational, community 

and recreational infrastructure is summarised as follows: 
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Masterplan Considerations:  

• Existing educational infrastructure is sufficient to support any possible population growth 

associated with the introduction of additional residential lots by use of existing buildings and 

infrastructure.  

• The locality accommodates a range of open space and recreational uses that are in proximity to 

residential uses. These appear to have capacity for additional usage. It also supports various 

community facilities which have the potential to provide a shared space for children and youth 

programs.  

• Glenorie’s population growth is projected to be modest and unlikely to generate a demand for 

additional recreation and open space facilities. Accordingly, the provision of open space and 

recreational facilities is not considered to be a constraint.  
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2.14 Traffic and Pedestrian Network 

Glenorie Village and surrounding areas comprises a network of roads (formed and unformed) that 

connect the area to main roads and other destinations. As ridgetop land, all roads in Glenorie within 

Hornsby LGA connect to Old Northern Road at key intersections. 

ARC Traffic and Transport has conducted a preliminary investigation into the local and regional 

transport network to identify any existing significant constraints. The investigations involve SIDRA 

modelling of the key intersections between the Old Northern Road and local roads which include 

the following:  

• Old Northern Road / Post Office Road; 

• Old Northern Road / Cairnes Road; and 

• Old Northern Road / Whites Road,  

The SIDRA analysis for peak volumes taken to be 7:45am to 8:45am in the morning period and 

4:15pm and 5:15pm in the evening period, indicates that all evaluated intersections achieve a Level 

of Service (LOS) ‘A’ in the AM and PM peak periods, meaning they currently experience a good level 

of service.  

It is envisaged that additional traffic assessment will be undertaken once the residential yields for the 

selected study area have been determined. However, given the nature of the land and potential lots 

sizes that are appropriate based on Hornsby Council’s Rural Land Strategy, it is unlikely these will 

result in unacceptable levels of service at key intersections. 

Based on current dwelling yield estimates, the possible impact of additional trips would be limited 

to the key intersections identified above. However, any significant increases to the residential yield 

may require the need for further traffic analysis of other roads and intersections further away from 

the study area.  

Summary  

Based on the discussion above, the conclusions from the investigation of the traffic assessment can 

be summarised as follows: 

Masterplan Considerations: 

• Based on anticipated pedestrian demand, some new roads may need to be constructed which 

may intersect with existing local roads. Notwithstanding, trip generation will continue to largely 

occur from the south-east via existing intersection via Old Northern Road.  

• Existing roads may need to be upgraded, or their profiles revised in order to meet additional 

vehicular and pedestrian/cyclist demands.  

• There may be an opportunity to introduce a signalised intersection at Old Northern Road and 

Post Office Road to improve pedestrian safety. However, Council’s envisaged Bus Lane upgrade 

works along Old Northern Road adjacent to Post Office Road may make the provision of a 

signalised intersection unviable.  
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• No new intersections along Old Northern Road would be required to support additional 

development.  

• Future development facilitated by the Place Plan can be supported by existing access from 

arrangements from Cairnes Road, Post Office Road and Whites Road.  

• The traffic generation assessment indicates that the intersections of Old Northern Road / Post 

Office Road and Old Northern Road/Cairnes Road and Old Northern Road/Whites Road will 

continue to operate at a LOS A in the post development phase.  

• A capacity analysis of the surrounding roads indicates that the key roads, with these consisting 

of Post Office Road, Cairnes Road and Whites Road, could accommodate additional traffic 

associated with higher level yield estimates.  

• There is unlikely to be a demand for additional bus services to and from Glenorie, noting that 

private vehicle trips to local employment centres (Round Corner) or to Parramatta / Inner Sydney 

would be significantly faster.  

• The most likely locations for additional low scale residential development would be land within 

the Hornsby LGA that receives access to Cairnes Road, Harrisons Lane or a new road mid-point 

between these existing roads. 
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3 Urban Design Considerations 

3.1 Setting the Scene  

Glenorie Village is a dynamic place. It is a compact residential settlement that accommodates a wide 

range of human activities, services and movement pathways that grow and change in response to 

complex and interacting economic, social, technological and environmental forces. New investment 

responds to evolving issues, in turn leading to new outcomes. This process is not a recent 

phenomenon but part of a well-established continuum that has been occurring in Glenorie and 

elsewhere for a long time.  

Its non-urban areas also provide an importance horticultural resource for greater Sydney and source 

of employment for residents of the Hornsby Shire. Collectively, the village is a valued place, not only 

for the local community, but also for visitors and stakeholders further afield. 

It is worth reflecting where Glenorie has come from and where it is going.  Thirty years ago, Glenorie 

Village had no mobile phones, no internet and most families either drove a 6-cylinder Holden 

Commodore or a Ford falcon. Classrooms used blackboards and chalk. There was no metro railway 

line down the hill in Cherrybrook. Sydney’s population in 1994 was 3.7 million. 

Today, Sydney’s population is 5.2 million. The internet gives Glenorie ultimate access to the world – 

its knowledge, its employment and its shopping and other services. Furthermore, the next thirty years 

are going to bring even more profound forced changes to the way that we live, work and play. The 

use of fossil fuel sourced energy supplies will decline dramatically, and the role and character of 

transport and human habitation will, correspondingly change. Compounding this issue, Hornsby 

Shire’s population will continue to increase and age, placing new demands on housing, transport 

and access to services. Pressures for change within Glenorie in one form or another will continue. 

 

 

Figure 20 – What Will Glenorie Look Like in 30 Years’ Time  
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The application of thoughtful planning and urban design is required to guide the development of 

the village in the most appropriate manner in the future. The goal is development in a sustainable 

manner; that achieves a balance with broader social and economic goals, that meets community and 

environmental needs and that contributes to Glenorie’s villages character, economic vibrancy and 

public domain quality. Whatever happens in the future, Glenorie’s distinctive village character and 

environmental qualities and resilience cannot be compromised. 

3.2 The Urban Design Challenge  

The Village is at a crossroads. In essence, identifying the short and longer-term values of this 

remarkable, but challenging, place will revolve around responding to fundamental but difficult 

questions; namely: 

• What uses is the village and its surrounding lands suitable for (i.e. its development capability)? 

• What buildings and activities (type, intensity, location) could be located there and what are their 

needs (i.e. the demand upon the land and buildings)? 

• What is the most appropriate urban design framework to inform planning responses that guide 

development? 

 

Figure 21 – Glenorie at the Crossroads: Physically and Figuratively  
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The above questions confirm the emphasis on the need for a thorough appreciation of the 

opportunities and constraints (and means of overcoming those constraints) within the village, and 

the identification of a viable and suitable framework to guide its future development. 

3.3 Immediate Impressions 

Some observations about Glenorie today, made by the project team during a series of recent site 

inspections, are illustrated in Figure 22. 

 

Figure 22 – Immediate Impressions of Glenorie  
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3.4 Glenorie Today: Its Opportunities and Constraints 

3.4.1 Built Form and Land Use Character 

There are many opportunities and some constraints for Glenorie’s future offered by the character of 

its built form. They are illustrated in Figure 23 below and illustrated in Table 7. 

 

Figure 23 – Glenorie’s Built Form Opportunities and Constraints  

Table 7 – Glenorie’s Built Form Opportunities and Constraints  

Opportunities  Constraints Comment  

Most residential and commercial 

buildings have a height of 

between one and three storeys.  

Low height buildings are often 

characteristic of low density 

development that may not be 

highest and best use of land in 

certain circumstances. 

Heights have an impact on 

townscape and amenity. The low 

height buildings contribute to the 

intimate, low scale character that 

distinguishes the village. Buildings 

generally do not dominate the 

space and personal feelings of 

enclosure are not oppressive. 

There are no circumstances in 

Glenorie that suggest that 

buildings should be taller. Built 

form should maintain the 

prevailing low scale character.  
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Opportunities  Constraints Comment  

Residential and commercial 

densities are comparatively low, 

offering a wide range and choice 

of dwelling types from 2 hectare 

rural lifestyle residential lots on 

the fringes of the village, rising to 

500 – 700 sqm lots close to the 

village and a floor space ratio of 

1:1 for mixed use (shop top) 

buildings in the centre of the 

village. 

The large rural lifestyle lots are 

high maintenance and can be an 

unsuitable housing form where 

“aging in place” is a household 

characteristic (as it potentially will 

be in Glenorie in the future (refer 

to the discussion below). 

Large lots are an inefficient use of 

land where located in close 

proximity to services.  

The low density approach to 

residential densities is consistent 

with the Village’s character and 

suggests that any densities higher 

than current are inappropriate. 

There may be opportunities to 

utilise large underutilised rural 

lifestyle lots in close proximity to 

the village centre to increase 

housing supply.  

Land ownership and degree of 

fragmentation dictates land use 

and built form character to 

establish three distinctive 

character precincts in the village: 

the Centre; the residential area 

and the rural / horticultural area. 

Large land holdings facilitate 

development. 

Fragmentation of land ownership 

into small lots hinders 

redevelopment. 

The distinct character of each 

precinct will make them sensitive 

to change in terms of potential 

visual impacts, land use conflicts, 

traffic and access etc. 

Given the distinct character of 

each precinct, any proposed 

change will need to consider their 

influence on that character. 

Generally a vernacular style of 

architecture is not prevalent in the 

village. However the Glenorie 

Memorial Hall and the recent 

development of the Village Centre 

are local landmarks due to their 

prominent heritage and 

contemporary high quality 

architectural styles respectively. 

Residential areas exhibit a 

harmonious mix of dwelling styles 

in landscaped grounds. Glenorie’s 

residential neighbourhoods retain 

an attractive residential character. 

Building styles do not contribute 

to the establishment of a 

traditional village “high street” 

often characterised by dominant 

shopfronts, continuous awnings / 

verandahs and active frontages. 

Any future redevelopment in the 

centre of the village should 

support the evolution of an 

interesting vibrant “high street” 

character.  

The attractive residential character 

of Glenorie’s residential areas 

should be preserved. 

Spatial character in the village 

centre is concerned with the 

quality of the spaces within the 

built environment. A continuous, 

contained, strong edged building 

line leads to a coherent and well-

defined space.  This promotes a 

positive character for the space 

and enhances the comfort of the 

space for the user.   

In Glenorie, the spatial character is 

mixed. South of Post Office Road 

buildings line the spaces.  

Consequently building alignment 

forms the edge to the spaces.   

Buit form and other 

improvements could be 

introduced to provide a sense of 

To the north of Post Office Road 

and elsewhere along The Old 

Northern Road large car parking 

areas and undeveloped land 

results in edges that are 

fragmented or contain gaps.  The 

edges are less coherent and 

correspondingly spaces are less 

defined and contained. The 

character and comfort of the area 

is reduced and correspondingly 

spatial character is eroded. 

Residential development on the 

Hornsby side turns its back on Old 

Northern Road and no sense of 

arrival. 

Garden landscapes and street 

trees in redevelopment and public 

domain works can assist in 

generating the edge to space in 

places. 

It is appropriate that new 

development protects, maintains 

and reiterates the spatial quality 

of the area. 

Development must promote 

human scale pedestrian-oriented 

frontages in the village centre. 

Opportunities exist to create a 

sense of arrival and reinforce the 

hub area. 
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Opportunities  Constraints Comment  

arrival and renewed active focus 

on the central hub. 

3.5 Community Character  

While Glenorie clearly has a strong community who are invested emotionally and financially in the 

lifestyle and future of the village, statistics from the Australian Bureau of Statistics paint a picture of 

an evolving character of the households of Glenorie. In many respects much of this data, which is 

based on, or extrapolated from, a comparison of the results of the 2006 and 2021 census is dated. 

The next census to be undertaken in 2026 will clarify the trends highlighted in current data. Some 

foremost characteristics are highlighted in Table 8. 

Table 8 – Glenorie’s Community Character  

Opportunities Constraints Comment 

Glenorie has experienced 

population growth from 3,363 to 

3,792 persons. 

Comparatively speaking 

population growth is a low 427 

persons (12.7%) over the 15-year 

period. 

An appropriate level of population 

growth is required to maintain the 

viability of delivering retail and 

community services, the demands 

of which can evolve over time. 

The number of dwellings has 

increased from 1,159 to 1,234. 

However dwelling occupancy has 

fallen from 3.2 to 3.1 persons per 

household. 

The increase in number of 

dwellings is a low 75 (6%). 

While population is increasing 

slowly, the increase in the number 

of dwellings is not commensurate 

with population growth. 

Furthermore, the number of 

persons in each dwelling is 

decreasing. This is placing 

pressure on the supply, type and 

choice of dwellings available. 

In 2006 there were 205 children 

between 0 and 4 years old (6.1% 

of the population).  

In 2021 there were 173 children 

between 0 and 4 years old (4.6% 

of the population). 

A declining number of school 

children places pressure on the 

continued delivery of education 

and child focussed community 

facilities if the trend is long term. 

In 2006 the Median age was 38. In 2021 the Median age was 42. The aging population will require 

different forms of housing if 

residents wish to age in Glenorie. 

Large housing on large lots will 

become increasingly unsuitable. 

More housing choice will be 

required. 

In 2006 households with children 

comprised 54.2% of dwellings, 

while single person households 

was 12.7%. 

In 2021 households with children 

had fallen to 44.7%, while single 

person households had increased 

to 13.1% 

In 2021 the proportion of 

households with children is 

generally similar to the rest of 

Australia (43.7%). However, single 

person households, although 

increasing, remains below the 

national average of 25.6%. 
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Opportunities Constraints Comment 

In 2006 99.2% of dwellings were 

separate, detached dwellings. 

In 2021 98.3% of dwellings were 

separate, detached dwellings. 

In 15 years, there has been 

negligible change in dwelling type 

and choice available to meet 

resident need. Anecdotal 

observation suggests that the 

decline in the proportion of 

detached dwellings may be 

attributed to the development of 

one project:- the Glenorie Village 

Centre. 

These observations highlight that the population is aging. It requires a planning framework whereby 

residents have access to greater supply, diversity and choice in dwelling type in the future, if their 

needs, as they evolve, are to be met and the current population of Glenorie is to remain stable and 

not decline in the future. 

3.6 Sense of Place  

The ‘Sense of Place’ generated by a rural village such as Glenorie is based upon its structure. This is 

determined by the elements which contribute to its understanding, recognition, image and ease of 

getting around; in other words, its legibility. 

In Glenorie, the elements of legibility comprise Paths, Gateways, Nodes, Landmarks, Views and 

Orientation. These are illustrated in Figure 24. 

 

Figure 24 – Glenorie’s Sense of Place  
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The elements of legibility consist of the following:  

• Paths: Paths are the channels of movement for people. People make their observations of an 

area along them.   

Glenorie has a network of roads that are generally poorly connected and focussed on the Old 

Northern Road. They play a negligible role in the structure and movement patterns of the centre 

at this time. The Old Northern Road, however, plays an important part of a memorable sequence 

of activities and public places that distinguish the village. The Old Northern Road is the only road 

access into Glenorie. 

• Gateways: Gateways are a component of the paths. They are the point where the public first 

observe, experience and to a certain degree judge the area.  

At a local scale, gateways in Glenorie are predominantly vehicular with associated entry signage. 

The image generated by the Old Northern Road gateways is relatively weak. They incorporate 

no distinctive or unique elements and contribute little to character and image generation.  They 

do not indicate a pronounced “arrival” at Glenorie.  

• Nodes: Nodes are focal points within the urban environment. They form concentrations of 

physical activity and contribute to the understanding of the structure of the area. The focus of 

activities and junction of pathways at the village centre makes it an important, well defined node. 

• Landmarks: Landmarks are place references and contribute to the memorability of the area.  

They are usually distinctive objects such as a prominent building. In Glenorie the landmarks are 

few and are low scale, comprising visually prominent buildings and vegetation that line the Old 

Northern Road.  

• Views: Views and vistas are a product of the landform and built form of the area.  Views of 

landmarks enable the viewer to firmly place their location and perceive their position in the 

village’s urban structure. This perception, in turn, assists in generating a personal ‘sense of place’ 

and personal well-being. 

Within Glenorie there are a number of local views and vistas. However, they comprise streetscape 

views along streets and roads.  Most views are terminated by vegetation that contribute to the 

green backdrop character of the village. The elevated character of the landform bounded by the 

deep river creek gorges to the north, east and west (Glenorie Creek, Kelly’s Creek and Colah 

Creek respectively) upon which Glenorie resides, are not visually evident within the village. 

• Orientation: At present all residential properties on the Hornsby side turn their backs on Old 

Northern Road – no dwelling directly addresses this road. This arrangement presents an inactive 

frontage, particularly through the Village where people want to go, not travel past. 
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4 Summary of Opportunities and Constraints  

4.1 Bringing the Different Considerations Together  

The environmental, utility, town planning and urban design investigations, analyses and findings are 

brought together in Figure 25 and Figure 25. 

 

Figure 25 – Glenorie’s Combined Considerations Map  

The bringing together of the considerations identified in this paper enables the identification of areas 

with Glenorie Village that have the following values: 

• Highly Constrained: These are areas that, by virtue of significant environmental values 

(biodiversity, heritage) or major hazards (significant flooding or bushfire) present little 

opportunity for new or changed uses.  
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• Moderately Constrained: These are areas that have some constraints to development, but the 

constraints are considered to be capable of being addressed with minimal or accepted impacts 

in order to support new or changed uses. Such constraints include existing uses / development, 

minor local flooding, land fragmentation or utility capacity constraints.  

 

Figure 26 – Opportunities and Constraints Map (Boundaries are Indicative Only) 

4.2 Concluding Capabilities SWOT Analysis  

A SWOT Analysis provides a framework for identifying the critical issues in a complex planning 

situation.  

The focus is on the concerned entity: a region, a city, a neighbourhood, a site, a building. Then, 

analyses are limited to the significant Strengths, Weaknesses, Opportunities, and Threats that 

characterise the situation. 

A SWOT analysis has two main components:  
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• Issues that relate (i.e. are internal) to the village (i.e. area specific): Strengths and Weaknesses; 

and 

• Issues that are external to the village (i.e. strategic and contextual): Opportunities and Threats. 

In terms of the planning and urban design of development, a SWOT analysis: 

Table 9 – Components of a SWOT Analysis 

SWOT Analysis Components  

Strengths Weaknesses  

Lists positive characteristics and advantages of the 

village for its design and development. 

Lists negative characteristics or disadvantages of the 

village or its design and development.  

Opportunities  Threats  

Lists the contextual elements that can benefit or 

improve the design and development of the village.  

Lists things that might hinder the design and 

development of the village.  

On completing the SWOT, the conclusions can be analysed in the following manner:  

1. How can strengths be used to take advantage of the opportunities?  

 

2. How can strengths be used to counteract threats? 

 

3. How can you convert weaknesses to strengths or avoid them?  

 

4. How can you overcome weaknesses to counteract threats? 

The SWOT Analysis for Glenorie is presented in Table 10. 

Table 10 – SWOT Analysis  

SWOT Analysis 

Strengths  Weaknesses  

• Glenorie has an attractive and inviting centre with 

a wide range of retail and community facilities. 

• Glenorie’s residential areas are attractive and 

offer high standards of amenity. 

• Much of the housing stock is located on very 

large lots within close proximity (often convenient 

walking distance) to the village centre. 

• Public transport access is comparatively good for 

a village of this size. 

• Glenorie is emersed in the natural environment 

that forms distinctive boundaries and 

interventions into its places. 

• There is good availability of local employment. 

• Glenorie is aging. This may place pressure on the 

sustainable provision of services and facilities in 

the long term. 

• Glenorie’s housing stock may not be ‘fit for 

purpose’ as the population ages and the 

proportion of households with families and 

couples declines. 

• Much of the housing on very large lots is highly 

capitalised and / or part of a pattern of 

fragmented ownership. 

• Public transport is infrequent. 
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SWOT Analysis 

• Glenorie’s natural environment makes the village 

sensitive to environmental hazards such as 

bushfire and local flooding.  

• Utility services are at capacity. 

• Access is poor. There is only one road into 

Glenorie from Sydney. 

There is no sense of arrival to the Village and indeed 

the residential development on the Hornsby side 

turns its back on this main road encouraging 

potential visitor to drive through rather than 

participate in an activated commercial core. 

Opportunities  Threats  

• Large land holdings provide opportunities for 

new and changed uses, particularly increased 

housing supply and / or increased diversity in 

housing choice and types that better meet 

community needs. 

• Improved sewer and water technology and 

energy saving / solar initiatives can reduce 

dependence on constrained utility infrastructure. 

• Any redevelopment can enhance the character of 

the village centre if designed and undertaken 

thoughtfully and with good planning guidance. 

• Maintaining and growing the population will 

underwrite improvements in public transport and 

community service provision.  

• The capacity for change is limited.   

• However, “doing nothing” (or ‘business as usual’) 

is not a viable option in the longer term. 

• A declining and / or aging population will suffer 

from constrained community service provision. 
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5 Conclusion 

Glenorie Village is a well-established rural village which provides the opportunity to address the 

demand for improved housing diversity in the Hornsby LGA. The strategic planning framework 

establishes that there is a need to investigate opportunities to rezone land to E4 Environmental Living 

within the vicinity of existing residential land allocated round the Glenorie Village for the purpose of 

encouraging housing diversity with lot sizes ranging between 5,000m2 to 10,000m2 to be explored. 

Any rezoning is to ensure that the values of the rural area are maintained. The purpose of this 

Opportunities and Constraints Working Paper has been to investigate environmental constraints and 

opportunities to establish appropriate locations for housing and the location of a new geographical 

boundary for the Glenorie Village.  

Demographic changes and population trends are key to understanding the demand for housing 

diversity. Glenorie’s population is aging which will precipitate a greater need for housing diversity. 

Existing housing within Glenorie largely occupies large lots affected by fragmented ownership. This 

housing stock may not be ‘fit for purpose’ as the population ages and the proportion of households 

with families and couples decreases.  

Glenorie Village affords the opportunity to deliver improved housing diversity in an attractive rural 

setting close to major centres and jobs. A review of the locality’s opportunities and constraints 

indicates that whilst the capacity for change is limited, large land holdings have the potential to 

support housing diversity. However, the suitability of these land holdings needs to be reviewed in 

the context of Glenorie’s unique environmental attributes including its ecological values; 

infrastructure availability; exposure to hazards such as bushfire risk and flooding; and the need to 

protect productive agricultural land. In some instances, the severity of these constraints presents 

further questions and necessitate the need for additional investigations.  

The opportunities and constraints analysis has identified significant constraints relating to ecological 

values, bushfire hazards, flooding and the availability of sewerage/water infrastructure which 

preclude the future redevelopment of land. In light of this, Glenorie accommodates large areas of 

vegetation containing important biodiversity values which are not suitable for redevelopment. In 

particular, it accommodates areas of vegetation identified as being ‘high’ biodiversity constrained 

land must be avoided. Notwithstanding this, there is an opportunity to concentrate residential uses 

on ‘low’ constraint land.  

The presence of large areas of vegetation across the investigation area also gives rise to bushfire 

risks. The greatest bushfire risk relates to lands at the northern end of the Investigation Area, where 

more significant vegetation is located, and the fire run is wider. These areas are to be avoided. 

Residential uses should also avoid productive agricultural lands which are required to be preserved 

by the strategic planning framework. As such, there is a need to further investigate the 

implementation of buffer zones to prevent land use conflicts with agricultural lands.  

Parts of Glenorie are flood afflicted. In consequence, future housing and, if required, effluent disposal 

areas should be located above the 1% AEP flood level with 500mm freeboard for dwellings. With 

respect to sewerage and water infrastructure, Sydney Water has advised that there is capacity to 

provide water to service additional lots. However, the capacity of the existing sewer is limited and is 

not likely to be extended which represents a key constraint. A feasibility application has been lodged 

with Sydney Water (Case No: 217923) to obtain further detail relating to the available sewer capacity.  
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The opportunities and constraints analysis has also addressed masterplan considerations which 

relate to matters that require assessment but not necessarily sterilise the development potential of 

land. Key masterplan considerations relate to traffic and transport, contamination, educational 

infrastructure, visual character and heritage. The opportunities and constraints associated with each 

can be readily addressed in the development of a Glenorie Village Investigation and Place Plan and 

subsequent Planning Proposal and Development Control Plan.  
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6 Glossary 

Abbreviation Description  

AHIP Aboriginal Heritage Impact Permit 

AEC Areas of Environmental Concern  

BAM Biodiversity Assessment Method  

BOS Biodiversity Offsets Scheme  

BV Biodiversity Values  

Council  Hornsby Shire Council  

COPC  Contaminants of Potential Concern  

DA Development Application 

DP Deposited Plan 

DPIE Department of Environment, Industry and Environment 

EP&A Act Environmental Planning and Assessment Act 1979 

EP&A Regulation Environmental Planning and Assessment Regulation 2021 

KM Kilometre  

LGA Local Government Area 

LHS Local Housing Strategy  

LOS Level of Service  

LSPS Local Strategic Planning Statement  

LUCRA Land Use Conflict Risk Assessment  

MRA Metropolitan Rural Area  

Place Plan Glenorie Village Investigation and Place Plan  

RAP Remediation Action Plan  

SEE Statement of Environmental Effects 

SEPPs Statement of Environmental Planning Policies  

The Guide  Department of Primary Industries, Land Use Conflict Risk 
Assessment Guide 

The Strategy The Hills Shire Rural Strategy 

The Study The Hornsby Rural Lands Study 
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APPENDIX A: COUNCIL BRIEF 

Available on the Hornsby Shire Council Your Say:

https://yoursay.hornsby.nsw.gov.au/download_file/1503/806
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APPENDIX B: ECOLOGICAL 

CONSTRAINTS ASSESSMENT  

Available on the Hornsby Shire Council Your Say:

https://yoursay.hornsby.nsw.gov.au/download_file/1504/806
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APPENDIX C:  BUSHFIRE 

CONSTRAINTS AND OPPORTUNITIES 

ASSESSMENT  

Available on the Hornsby Shire Council Your Say:

https://yoursay.hornsby.nsw.gov.au/download_file/1505/806
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APPENDIX D: TRAFFIC AND 

TRANSPORT ASSESSMENT  

Available on the Hornsby Shire Council Your Say:

https://yoursay.hornsby.nsw.gov.au/download_file/1507/806



Hornsby Shire Council Attachment to Report No. PC12/25 Page 139 
 

 

General Meeting  9 July 2025  Attachments Page 362 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

 

 

60 

Opportunities and Constraints Paper 

June 2025 

Glenorie Village Investigation: 

Opportunities and Constraints Paper 

  

APPENDIX E: PRELIMINARY 

CONTAMINATION ASSESSMENT   

Available on the Hornsby Shire Council Your Say:

https://yoursay.hornsby.nsw.gov.au/download_file/1506/806
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This document has been prepared by arc traffic + transport for the use of the stated Client only, and addresses the 

project specifically detailed in this document, and as such should not be considered in regard to any other 

project.  This document has been prepared based on the Client’s description of its requirements, information 

provided by the Client and other third parties.  arc traffic + transport does not accept any responsibility for the use 

of or reference to this document other than intended by the stated Client. 
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1 Introduction 

1.1 Overview 

arc traffic + transport has been engaged as part of a broader the Project Team to examine the traffic 

and transport opportunities and constraints as part of the Glenore Village (the Village) Investigations & 

Place Plan (the Place Plan) process for Hornsby Shire Council (Hornsby Council). 

Council’s Rural Lands Study 2022 (Hornsby RLS) sets the strategic direction for the future of the Shire’s 

rural lands, providing key principles and recommendations for the ongoing management of rural land.  

One of those recommendations is to investigate the suitability of land generally east and north of the 

Village (the Hornsby Land) to provide greater housing diversity in the form of E4 Environmental Living 

allotments of 5,000 – 10,000m2. 

Further to background investigations over the past 12 months, the Project Team has identified a 

preferred a Place Plan option (Place Plan that will provide: 

• Approximately 35 additional low density residential lots, generally on land bordered by Cairnes 

Road to the north and west; Old Northern Road to the south; and Harrisons Lane to the east; 

• Approximately 60 additional medium density dwellings, generally on land east and west of 

Cairnes Road immediately north of Old Northern Road; 

• Options for how new roads may be delivered to provide access to the existing local road network 

for the new lots; 

• New active transport infrastructure along Old Northern Road and Cairnes Road; 

• The potential upgrade of the intersection of Old Northern Road & Post Office Road to a 

roundabout, which would provide intersection control within the Village by slowing down traffic 

and significantly improving pedestrian accessibility and general amenity; and 

• The potential for new Gateway treatments on the approaches to the Village. 

Importantly, The Hills Council is currently developing its own RLS (the Hills RLS) for land in the 

southern and western parts of the Village (the Hills Land) which lies within the Hills Local Government 

Area (Hills LGA).  

Further detailed investigations into the traffic characteristics and potential impacts of development within 

the Hills Land would be considered by the two Councils and other stakeholders as the place planning 

and subsequent planning proposals progress. Transport Assessment 

This Transport Assessment provides a detailed assessment of the traffic and transport outcomes testing 

the potential additional residential density associated with the Place Plan option; this has included the 

following: 

• Commission of traffic surveys in key roads and intersections; 

• Traffic analysis of the existing operation of the local road network; 
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• A review of the principles of Movement & Place, and the best application of those principles to 

the Village; 

• A review of existing and future public transport services; 

• A review of existing and future active transport infrastructure, include new active transport 

infrastructure that would provide benefits to both existing and future residents; 

• A detailed assessment of the additional vehicle trips to key roads and intersections, and traffic 

analysis of the future operation of the local road network; and 

• A determination of where new or upgraded road infrastructure is required, and an assessment 

of the design of that infrastructure with reference to the relevant design guidelines. 

1.2 Reference Documents 

1.2.1 Planning Controls and Strategies 

Key Hornsby Council planning documents referenced in the preparation of the Transport Assessment 

include: 

• Hornsby Shire Development Control Plan (Hornsby DCP); 

• Hornsby Shire Local Environmental Plan (Hornsby LEP); 

• Hornsby RLS; 

• Hornsby Local Strategic Planning Statement (Hornsby LSPS); and 

• Community ID profile data. 

As discussed, part of the broader Study Area lies within the Hills Shire; key Hills Council planning 

documents referenced in the preparation of the Transport Assessment include: 

• Hills Shire Development Control Plan (DCP 2011); 

• The Hills Shire Council Rural Strategy 2019 (Hills RLS); and 

• The Hills Shire Local Strategic Planning Statement (Hills LSPS) 

1.2.2 Traffic and Transport Guidelines 

The Transport Assessment also references general traffic and transport guidelines, and other reports 

relating to the Study Area and the traffic analysis provided in the Transport Assessment, including: 

• Guide to Transport Impact Assessments, Transport for NSW 2024 (TfNSW Guide); 

• Guide to Road Design Part 3: Geometric Design (GRD Part 3); 

• Guide to Road Design Part 4: Intersections and Crossings General (GRD Part 4); 

• Guide to Road Design Part 6A: Paths for Walking and Cycling (GRD Part 6A); 

• Guide to Road Safety Part 1: Road Safety Overview (GRS Part 1); 

• Guide to Traffic Management Part 7: Activity Centre Transport Management (GTM Part 7); 

• Guide to Traffic Management Part 8: Local Street Management (GTM Part 8); 
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2 The Study Area 

2.1 Location 

The Study Area is located across land surrounding the Village; Old Northern Road forms the boundary 

between Hornsby Shire and Hills Shire, with the Hornsby Land generally north and east of Old Northern 

Road, and the Hills Land generally south and west of Old Northern Road. 

The Study Area for investigation, and the 400m residential buffer boundary within the Study Area, are 

shown in their local context in Figure 1, and in their sub-regional context in Figure 2. 

Figure 1: Study Area: Local Context 

 
Source: Council 
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Figure 2: Study Area: Sub-Regional Context 

 

Source: Nearmap 

For ease of reference, Old Northern Road is considered as running north-south through the Study Area. 

2.2 Key Roads 

2.2.1 Old Northern Road 

Old Northern Road is a State Road that generally runs north-south from Wisemans Ferry to Windsor 

Road at Baulkham Hills. 
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Through the Study Area, Old Northern Road provides 1 traffic lane in each direction; formal and informal 

verges north and south of the Village; and limited on-street parking within the Village.  Old Northern 

Road has a posted speed limit of 60km/h through the Study Area, as well as a School Zone speed limits 

of 40km/h immediately north of the Village in the vicinity of Glenorie Public School. 

2.2.2 Timaru Street 

Timaru Street is a local road that runs east from Old Northern Road; it provides a wide carriageway 

suitable for two-way traffic and kerbside parking, and has a posted speed limit of 50km/h.  Timaru Street 

provides access to low density residential dwellings and other minor local [residential] roads. 

2.2.3 Post Office Road 

Post Office Road is a local road that generally runs north-south from Old Northern Road to Cattia Ridge 

Road.  Within the Study Area, Post Office Road provides a wide carriageway suitable for two-way traffic 

and kerbside parking, and has a posted speed limit of 50km/h.  Post Office Road provides access for 

low density dwellings and rural residential lots, as well as Woolworths and the Glenorie RSL Club. 

2.2.4 Cairnes Road 

Cairnes Road is a local road that generally runs east from Old Northern Road; it provides a wide 

carriageway suitable for two-way traffic and kerbside parking, and has a posted speed limit of 50km/h.  

Cairnes Road provides access for low density dwellings, and rural residential and light industrial/pastural 

lots. 

2.2.5 Whites Road 

Whites Road is a local road that runs south from Old Northern Road; it provides a narrow carriageway 

suitable for two-way traffic only, and has a posted speed limit of 50km/h.  Whites Road primarily provides 

access for rural residential and light industrial/produce lots. 

2.2.6 Harrisons Lane 

Harrisons Lane is a local road that generally runs north and then north-east from Old Northern Road; it 

provides a narrow carriageway suitable for two-way traffic only, and has a posted speed limit of 50km/h.  

Harrisons Lane primarily provides access for rural residential and light industrial/produce lots. 

2.2.7 “Bus Lane” 

A wide service lane is located north of Old Northern Road opposite Post Office Road, which provides a 

southbound bus stop and on-street parking adjacent to low density residential dwellings.  For ease of 

reference in the Transport Assessment this lane has been termed Bus Lane.  Bus Lane generally 

operates as a one-way lane, with entry via Old Northern Road opposite Post Office Road, and exit to 

Old Northern Road immediately north of Cairnes Road, but it is noted that there are no signs specifically 

restricting two-way movements. 
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Council is currently considering an upgrade of Bus Lane and Old Northern Road adjacent to Bus Lane; 

this upgrade is examined in further detail in Section 2.9. 

2.3 Key Intersections 

2.3.1 Old Northern Road & Post Office Road 

The intersection of Old Northern Road & Post Office Road operates under priority (Give Way) control, 

with priority to Old Northern Road.  It provides a channelised right (CHR) treatment for the movement 

Old Northern Road to Post Office Road, and dual left and right turn lanes from Post Office Road to Old 

Northern Road. 

2.3.2 Old Northern Road & Cairnes Road 

The intersection of Old Northern Road & Cairnes Road operates under priority (Give Way) control, with 

priority to Old Northern Road.  It provides an informal Basic Right (BAR) treatment for the movement 

Old Northern Road to Cairnes Road – which would allow a northbound vehicle in Old Northern Road to 

pass a vehicle turning right to Cairnes Road – but the BAR is not available when vehicles are parked in 

the kerbside lane on the southern side of Old Northern Road.  Single lanes are provided on all other 

approaches. 

2.3.3 Old Northern Road & Whites Road 

The intersection of Old Northern Road & Whites Road operates under priority (Give Way) control, with 

priority to Old Northern Road.  While the northern lane of Old Northern Road is widened in the vicinity 

of Whites Road, it does not provide a compliant BAR treatment for the movement Old Northern Road to 

Whites Road.  Single lanes are provided on all other approaches. 

2.3.4 Old Northern Road & Harrisons Lane 

The intersection of Old Northern Road & Harrisons Lane operates under priority (Give Way) control, 

with priority to Old Northern Roa; single lanes are provided on all other approaches. 

2.3.5 Old Northern Road Local Intersections 

All other local intersections with Old Northern Road operate as simple T-intersections under priority 

(Give Way) control with priority to Old Northern Road, and provide a single lane on each approach. 

2.4 Traffic Surveys 

2.4.1 Weekday Peak Period Traffic Surveys 

To better inform the Transport Assessment, arc traffic + transport commission weekday peak hour traffic 

surveys at the key intersections within the Study Area, including: 

• Old Northern Road & Post Office Road; 

• Old Northern Road & Cairnes Road; and  
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• Old Northern Road & Whites Road. 

The traffic surveys were completed by TIS in June 2024, and are provided in full in Appendix A. 

It is noted that the extent of the traffic surveys (and traffic analysis) is specifically based on the additional 

trip generation of the Study Area (see Section 3.3) and the potential of those additional trips to impact 

the local and broader sub-regional road network.   

In this regard, the additional trips that would be generated to (for example) Old Northern Road (south of 

Round Corner) or New Line Road (south of Dural) would equate to less than 1 vehicle trip2 every 2 

minutes, which would have no significant impact on existing conditions in these road. 

Notwithstanding, arc traffic + transport notes that if there were any significant increases in dwelling yields 

in the future – most likely further to higher residential yields being identified in the Hills Lane, a more 

detailed assessment of sub-regional roads and intersections would likely be required (see also Section 

3.4.3). 

Finally, it is further noted that at the time of the surveys it was not anticipated that  additional trips would 

be generated in  Harrisons Lane.  With reference to Section 3.3, the additional trips that will now be 

generated to Harrisons Lane are extremely minor, but to complete the analysis of the local intersection 

an estimate of existing traffic volumes at the intersection of Old Northern Road & Harrisons Lane has 

been determined further to consideration of the number of properties with access via Harrisons Lane, 

and the distribution of trips at adjacent intersections. 

2.4.2 7 Day Traffic Surveys 

Council requested that a Traffic (Tube) Counter be installed in Old Northern Road to provide more 

detailed data on any daily variations in traffic volumes, and specifically whether weekend traffic volumes 

might be higher than the standard weekday traffic peaks surveyed for the traffic analysis.  The Tube 

Counter provides 24/7 data, as well as a breakdown to vehicle types and vehicles speeds.   

The Tube Counter was installed in Old Northern Road between Post Office Road and Cairnes Road in 

September 2024; the full survey data set is provided in Appendix B, and discussed further in Section 

2.5.4. 

2.5 Road Network Operations 

2.5.1 Peak Hour Traffic Volumes 

With reference to the traffic surveys in Appendix A, peak hour volumes were determined to be 

generated in Old Northern Road between 7:45am and 8:45am in the AM and 4:15pm and 5:15pm in the 

PM.  A summary of these peak hour volumes is provided in Figure 3. 
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Figure 3: 2024 Peak Hour Traffic Volumes 

 
Source: TIS 

2.5.2 SIDRA 

The operation of the key intersection has been assessed using the SIDRA intersection model.  SIDRA 

provides a number of key outputs by which to measure the performance of an intersection, including: 

➢ Average Vehicle Delay (AVD):  AVD is used to determine an intersection’s Level of Service (see 

below).  For priority intersections, the AVD used to determine Level of Service is determined with 

reference to the [average] Worst Approach Delay, i.e. the highest delay of all approaches. 

➢ Degree of Saturation (DOS): DOS is defined as the ratio of demand (arrival) flow to capacity.  

Degrees of Saturation above 1.0 represent over-saturated conditions (demand flows exceed 

capacity) and degrees of saturation below 1.0 represent under-saturated conditions (demand flows 

are below capacity). 

➢ 95%ile Queue Length (95QL):  95QL is the length of queue on an approach to an intersection 

below which 95% of all observed cycle queue lengths fall, or where 5% of observed queues exceed. 

➢ Level of Service (LOS): is a comparative measure that provides an indication of the operating 

performance; as discussed, for priority intersections LOS is based on WVD. 

With regard to LOS, Table 1 provides a summary of the SIDRA recommended criteria for the 

assessment of intersections. 
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Table 1: SIDRA Level of Service Criteria 

Level of Service 
Worst Vehicle Delay 

(seconds per vehicle) 
Stop & 

Give Way 

A less than 14 Good operation 

B 15 to 28 Acceptable delays and spare capacity 

C 29 to 42 
Satisfactory, but accident study 

required 

D 43 to 56 
Near capacity and accident study 

required 

E 57 to 70 At capacity, requires other control mode 

F More than 70 
Unsatisfactory and requires other 
control mode or major treatment. 

Source: SIDRA Systems 

2.5.3 Existing Intersection Operations 

Further to the SIDRA analysis, Table 2 provides a summary of the existing operation of the key 

intersections; SIDRA Movement Summary reports are provided in Appendix C. 

Table 2: Existing Intersection Operations 

Base 2024 
Intersection Operations 

LOS AVD (s) DOS 95QL (m) 

AM PM AM PM AM PM AM PM 

Old Northern Rd &  
Post Office Rd 

A A 8.4 10.2 0.121 0.224 2.9 6.4 

Old Northern Rd &  
Cairnes Rd 

A A 7.5 9.2 0.161 0.227 1.4 3.8 

Old Northern Rd &  
Whites Rd 

A A 8.2 9.4 0.172 0.225 1.8 1.7 

Old Northern Rd & 
Harrisons Lane 

A A 8.6 9.0 0.171 0.197 0.8 0.7 

With reference to Table 2, each of the key intersections currently operates at a good LOS, with very 

minimal delays and queues, and with each intersection retaining significant spare capacity. 

2.5.4 Weekly Traffic Volumes 

With reference to the Tube Counter data set in Appendix B, the Average Weekly Traffic (AWT) volumes 

in Old Northern Road were: 
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• 6,740 vehicles per day (two-way) over 7 days; 

• 6,792 vehicles per day (two-way) on weekdays; and 

• 6,660 vehicles per day (two-way) on weekends. 

The Tube Counter data indicates that daily traffic volumes in Old Northern Road are not significantly 

different between weekdays and weekends; however, peak hourly volumes are higher on weekdays, 

i.e. traffic volumes on weekends are spread over longer parts of the day, while weekday volumes display 

more standard urban peaks in the commuter/school peaks. 

With regard to vehicle types, and average of 95% of vehicles were light vehicles, and 4% of vehicles 

were small trucks; only 1% of vehicles were medium or large trucks or buses. 

With regard to vehicle speeds, the data indicates an 85%ile speed in Old Northern Road between Post 

Office Road and Cairnes Road of 54km/h, which is lower than the posted speed limit.  This likely reflects 

the additional activity within the Village, as well as their being more turning movements from the Old 

Northern Road through lanes, i.e. requiring that following vehicles slow down. 

2.6 Future Traffic Growth 

While there is no data available in regard to historic traffic volumes in Old Northern Road within the 

Study Area, a review of TfNSW Count Station data for other key roads in the sub-region indicates that 

there has been little growth in Average Annual Daily Traffic (AADT) volumes over the past 10 years.  

The location of the Count Stations which provide historical data (provided in Appendix D) include: 

• New Line Road north of County Drive; 

• Galston Road east of Calderwood Road; and 

• Old Northern Road north of Glenhaven Drive. 

The fact that there has been little growth is not surprising given that many of the rural collector roads 

feeding traffic to/from Old Northern Road through the Study Area do not provide access to new 

development areas in the northern parts of the sub-regional serviced by these roads.  As such, the only 

likely source for additional traffic volumes in Old Northern Road through the Study Area would result 

from planning policy changes and subsequent development. 

2.7 Crash History 

Crash data for the reporting period 2018 to 2022 inclusive is available from TfNSW’s Centre for Road 

Safety.  The crash data provides information on the date and severity of all crashes, including the type 

of crash and whether or not speeding or fatigue were factors in the crash. 

With reference to this data, 3 crashes occurred in the 5 year reporting period, each being a non-injury 

(tow-away) crash; these crash locations are shown in Figure 4. 
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Figure 4: 2018 – 2022 Crash Locations 

 
Source: TfNSW 

With reference to Figure 4, 2 crashes occurred in Old Northern Road in the vicinity of Whites Road, with 

1 being a run off road (right) and 1 being a rear end crash; 1 crash occurred in Cairnes Road north of 

Old Northern Road, being an off-road left (into object) crash.  

Speeding or fatigue were not identified as contributing factors in any of the crashes, and as such it can 

only be assumed that they resulted from simple human error.  Importantly though, no crashes were 

reported in the busier part of the Village (centred on Post Office Road) nor in proximity to Glenorie Public 

School. 

2.8 Public Transport 

2.8.1 Existing Bus Services 

Bus Route 637 operates between Castle Hill and Glenorie via Galston and Round Corner every 60 – 80 

minutes across the day, with additional AM peak departure services (from Glenorie) and additional PM 

arrival services (to Glenorie).  Bus services operate every 2 hours on Saturdays and Sundays.   

Bus services to Sydney City and Parramatta, including express services, are available at Round Corner, 

and it anticipated that some commuters would as such drive to Round Corner to use these services. 
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2.8.2 Future Bus Services 

There is no information to indicate that TfNSW is examining the potential for additional bus services 

to/from Glenorie in the near future, and moreover it is likely that a private vehicle trip to major 

employment and service centres to the south and east of the Study Area will continue to be significantly 

quicker than a bus trip, reducing the potential for an increase in bus trips. Additional population in the 

area may increase the feasibility of additional services, and would be a matter for TfNSW to consider in 

the future.   

2.9 Active Transport 

2.9.1 Existing Active Transport 

The Village provides a reasonable level of active transport accessibility, including: 

• A footpath on the eastern side of Old Northern Road from Timaru Road to Cairnes Road; 

• A footpath on the western side of Old Northern Road from Les Shor Oval to Whites Road; 

• Footpaths on both sides of Post Office Road from Old Northern Road to Parkview Avenue; 

• A pedestrian refuge (crossing) in Old Northern Road east of Post Office Road; 

• A pedestrian refuge (crossing)in Post Office Road south of Old Northern Road; and 

• A signalised pedestrian crossing of Old North Road adjacent to Glenorie Public School 

With regard to the pedestrian refuge in Old Northern Road east of Post Office Road, this leads into the 

Bus Lane as shown in Figure 5, not a footpath. 

Figure 5: Old Northern Road Pedestrian Refuge 

 

Source: Google 
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Council has developed preliminary plans for an upgrade of Bus Lane and Old Northern Road adjacent 

to Bus Lane to provide improved pedestrian connectivity and landscaping in Bus Lane and along its 

frontage to Old Northern Road.  The preliminary plan for the upgrade of Bus Lane is shown below. 

Figure 6: Bus Lane Preliminary Upgrade Plan 

 

Source: Council 

The Place Plan project provides for a broader rethink of Bus Lane. This may support the potential 

transformation of the Bus Lane into public open space (see also Section 3.5). 

While generally good active transport infrastructure in the Village, formal paths are not provided in the 

majority of local residential roads, and there are a number of missing pieces of active transport 

infrastructure that should be considered by Council.  With reference to Section 2.9.3 below, many of 

these missing sections of path or crossings would particularly benefit students walking and cycling 

to/from Glenorie Public School, and would undoubtably also increase the potential for all residents to 

use walking and cycling as a primary transport mode. 

While footpaths are provided along both sides of Old Northern Road between the Village and Glenorie 

Public School, the width of these paths would not allow them to be considered as shared user paths.  

However, the NSW Road Rules allow footpaths to be used by bicycle riders under the age of 16. This 

means that primary school students may use the footpath as a formal, off-road path if riding a bicycle 

to/from Glenorie Public School. 

No pedestrian or cycle paths are provided to the north or south-east of the Study Area, and as such only 

experienced cyclists would cycle to/from (for example) Dural and beyond given that these trips would 

need to be on-road, sharing the carriageway with vehicular traffic. 
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2.9.2 Future Active Transport Infrastructure 

Council resolved in late 2023 to progress planning for a new shared user path between Glenorie and 

New Line Road at Dural, a distanced of approximately 11.5km.  Council subsequently wrote to the NSW 

Minister for Transport seeking funding for the shared user path, and moreover its inclusion in TfNSW’s 

Central River City Strategic Cycleway Corridors Program, which is currently being finalised by TfNSW. 

The Concept Plan for the shared user path indicates that it would run along the southern side of Old 

Northern Road between the Village and Muscios Road, then the northern side of Old Northern Road 

through to Galston Road before returning to the southern side of Old Northern Road through to New 

Line Road.  The proposed share user path is shown in Figure 7. 

Figure 7: Old Northern Road Shared Path Concept Plan 

 

Source: Council 

The shared user path is at concept stage at this time. However, development associated with the place 

planning process along the northern side of Old Northern Road between Post Office Road and Harrisons 

Lane and potential changes to the Bus Lane, may require consideration of the location of a potential 

shared user path. 

2.9.3 Glenorie Primary School Walk Trips 

The Department of Education has confirmed with Council that Glenore Public School has spare capacity 

to accommodate primary school student demands that may arise from residential growth in the area.  

The Department of Education has also provided information in regard to the location (residence) of 

students within the Study Area, and in turn the number of students using the shortest path via local 

roads to access Glenorie Public School via either Old Northern Road or Tecoma Drive.  

These shortest paths are shown in Figure 8. 
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Figure 8: Glenorie Public School Shortest Walk Paths 

 

Source: Department of Education 

The Department of Education has also prepared a plan showing walk distances Glenorie Public School, 

noting that as part of the School Student Transport Scheme (SSTS), bus passes for free travel are 

available to any Kindergarten – Year 2 student, but only for Year 3 – Year 6 students where the straight 

line distance (i.e. as the crow flies) between their residence and the school is more than 1.6km; or the 

actual walk distance is more than 2.3km. 

These walk distances are shown in Figure 9. 
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Figure 9: Glenorie Public School Walk Distances 

 

Source: Department of Education 

With reference to Figure 9, almost the entire Study Area is within a 1.2km walk of the School, and 

essentially the entire Study Area would lie within a 1.6km walk of the School, which again per the SSTS 

is the walk distance that the Department of Education inherently considers acceptable for older primary 

school students. 

Student data provided by the Department of Education indicates that the School has a current enrolment 

of some 290 students, some 90 of whom live within 1.2km of the School; with additional dwellings 

provided within the Study Area, this number would likely increase. 

Importantly, the analysis undertaken by the Department of Education identifies a number of missing 

links in the active transport network providing access to the School.  With reference to correspondence 

from the Department of Education dated 1 October 2024, based on their shortest walking path 

assessment the Department of Education has identified the follow key “targeted” infrastructure 

improvements for consideration: 
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• Provision of footpath on the east side of Old Northern Road as per TfNSW’s Walking Space 

Guide. There are missing footpath links on this side of the road.  Alternatively, ensure safe 

pedestrian crossing facilities across Old Northern Road are provided where the footpath ends 

on the east side to provide a well-connected, safe walking network to/from school. 

• Pedestrian crossing facilities and or treatment should be considered on side streets on key 

walking routes to the school, including on Sermelfi Drive and Timaru Street on near Old Northern 

Road, to prioritise pedestrian movements over cars 

• Upgrade existing Old Northern Road and Post Office Road to prioritise walking and cycling as 

there is currently only a pedestrian refuge on Post Office Road which does not provide much 

storage of students, and the road is wide (21m) and not favourable for walking. 

• Ensure appropriate green time and wait times are provided at the signalised mid-block 

pedestrian crossing on Old Northern Road, outside the school. In addition to this, ensure 

adequate sight distance on approach to the pedestrian crossing is provided with consideration 

to existing kerbside No Parking zones on both sides, which may obstruct visibility to students 

waiting to cross the road. 

• Provision of footpaths on Tecoma Drive and Cairnes Road as per TfNSW’s Walking Space 

Guide should be considered as this is a key walking route to the school and there are no 

footpaths on these routes. 

• Upgrade existing children’s crossing to a wombat crossing on Tecoma Drive. 

With specific reference to the missing links identified by the Department of Education above, arc traffic 

+ transport provides the following comments: 

• The reference to the footpath on the eastern side of Old Northern Road appears to relate to the 

absence of a footpath on the eastern side of Old Northern Road north of Timaru Street, a route 

used by a small number of students. 

• The provision of formal pedestrian crossings of side-streets along Old Northern Road is unlikely 

to occur further to consideration of the TfNSW pedestrian crossing warrants, which consider 

traffic and pedestrian volumes.  The traffic volumes in these side streets would be significantly 

lower than the volumes required to trigger the warrants. 

However, the provision of pedestrian refuges in these roads might warrant consideration, as the 

provision of refuges is the remit of Council. 

• Any potential upgrade of Bus Lane – either in accordance with the upgrade shown in Figure 6 

or as open space(see Section 3.5) - would significantly improve active transport safety and 

accessibility in the centre of the Village. 

• The crossing distance in Post Office Road south of Old Northern Road is significant (even when 

considering the provision of the centre pedestrian refuge) and could be shortened further to (for 

example) a kerb build-out of the south-eastern corner of the intersection into Post Office Road. 
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• The responsibility for the cycle and phase times of the signalised crossing of Old Northern Road 

adjacent to Glenorie PS is the responsibility of TfNSW, but could certainly be reviewed if not 

enough time was being provided to pedestrians.  The No Parking zones on the approach to the 

signalised crossing appear to be in accordance with TfNSW signals design guidelines. 

• The Department of Education correctly notes that there are no footpaths in either Tecoma Drive 

or Cairns Road, both of which are used by a moderate number of students using the Tecoma 

Drive entrance to Glenorie PS. 

• As discussed in regard to side-streets along Old Northern Road, it is unlikely that the warrants 

for a wombat crossing would be met in Tecoma Drive based on traffic and pedestrian volumes. 

2.10 Movement & Place 

2.10.1 Overview 

Movement & Place is a multi-disciplinary, place-based approach to the planning, design, delivery and 

operation of transport networks that recognises and looks to optimise networks of places for people 

formed by roads and streets, and the spaces they adjoin and impact. 

Movement is how people get about to access their jobs, education and services, as well as the 

movement of goods required for our towns and villages to function. 

Places are the spaces where we get together, relax, celebrate, work and participate in civic life. 

In the past, roads have been considered as simply a way to get vehicles from A to B; Movement & Place 

recognises that roads are not just about moving people and goods – they are also places for people to 

live, work and spend time.  Movement & Place is about getting the right mix of transport in the right 

locations to create places we can all enjoy. 

By broadening our thinking about our roads and streets beyond their functional role in supporting 

movement, places can better deliver social, environmental and economic improvements for the entire 

community.   

Likewise, by broadening our thinking about movement to include both mobility and access, we can 

promote the right mode for each trip purpose, and plan places that serve local areas and minimise the 

need to travel long distances. 

The underlying objective of Movement & Place is therefore to provide roads and streets that: 

• Contribute to the network of public space within a location, where people can live healthy, 

productive lives; meet each other; interact; and go about their daily activities; and 

• Are enhanced by transport, and have the appropriate space allocation to move people and 

goods safely and efficiently, and connect places together. 

A place-based approach to planning also involves taking a collaborative, spatial, long-term approach to 

develop contextual responses that better meet the needs of local communities and their environments. 
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Place-based planning aims to build and support thriving communities through collaboration, partnering, 

shared design, shared stewardship, and shared accountability.  

2.10.2 Movement & Place in the Study Area 

With specific reference to the Study Area, the only significant road (i.e. with a greater movement 

function) is Old Northern Road, which under the Movement & Place hierarchy would be classified as a 

Main Street, though it also has characteristics of a Local Street and even Civic Place.   

All other roads would be classified as Local Streets, with Civic Places including Walter Buckingham 

Memorial Garden; Glenorie Memorial Hall; Glenorie Public School; and areas of activation around the 

corner of Old Northern Road & Post Office Road, including the Glenorie Bakery and Woolworths. 

While local residents and visitors might not consider it a place, the Woolworths site is nonetheless the 

focal point of the Study Area (and Village) even if people would not necessarily consider it a place they 

want to be for anything other than shopping. 

The ability to create a more inviting place may be limited at this time, but factors such as an additional 

population results not only in potential funding sources for Council (and the community) to investigate 

places, but also increase the potential for new businesses to open within the Village, as it is likely that 

the relatively minor demand (i.e. population) may at this time simply make some business not 

economically viable. 

As discussed, the upgrade of Bus Lane and the adjacent infrastructure in Old Northern Road (per Figure 

6) would also assist in enhancing places within the Village simply by improving accessibility. However, 

a broader reuse of Bus Lane could provide a new, central place within the Village, as well as enhancing 

movement opportunities (see Section 3.5). 

2.10.3 The 15 Minute Neighbourhood 

Recognising the differences in travel times between [private] vehicles and buses, much of the planning 

for future transport networks – and more environmentally friendly transport networks – focuses on 

developing around and within existing centres rather than an expansion of active and public transport 

to longer routes servicing satellite developments.   

As an adjunct to Movement & Place, the 15 Minute Neighbourhood objectives are to provide a higher 

proportion of the population with access to key services within a 15 minute walk of cycle trip. 

While the concept of the 15 Minute Neighbourhood has been specifically considered in the 

investigations, given the relative isolation of the Village it is important to also place this planning concept 

into the unique context of the Village.  In reality therefore, opportunities to create a fully walkable Study 

Area may be limited, but key to achieving sustainable travel modes and activating places where people 

want to be will perhaps only result from an increase in the local population, and in turn more local 

businesses and a new of upgrade active transport infrastructure. 
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3 Place Plan Inputs  

3.1 Overview 

The Place Plan will consider the key opportunities and constraints for encouraging housing diversity 

surrounding the Village, including those related to traffic and transport. This report considers the 

following potential changes to the Village, over time, to inform the Place Plan: 

• An additional 35 low density residential lots, generally on land bordered by Cairnes Road to the 

north and west; Old Northern Road to the south; and Harrisons Lane to the east; 

• An additional 60 medium density dwellings, generally on land east and west of Cairnes Road 

immediately north of Old Northern Road; 

• New roads providing access to the existing local road network for the new lots; 

• New active transport infrastructure along Old Northern Road and Cairnes Road; 

• The potential upgrade of the intersection of Old Northern Road & Post Office Road to a 

roundabout, which would provide intersection control within the Village by slowing down traffic 

and significantly improving pedestrian accessibility and general amenity; and 

• The potential for new Gateway treatments on the approaches to the Village. 

3.2 Access Roads 

Access to new low density residential lots may be provided be provided via new local roads (public) 

extending from existing local roads.  Access to the medium density lots would likely be via Cairnes Road 

and/or Tecoma Drive, rather than directly onto Old Northern Road, unless otherwise endorsed by 

TfNSW. 

A potential future road network is shown in Figure 10, noting that arc traffic + transport has named each 

of the new roads for ease of reference. 
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Figure 10: Potential Future Road Network 

 

Source: GLN 

Should the road network be expanded, a design profile for these new roads would need to be 

established. Considering Austroads Guidelines, a review of existing road profiles within the Study Area, 

and belikely  very low traffic volumes on these roads, a design profile could include: 

• A 17m wide road reserve; 

• An 8.0m carriageway, which would provide for two-way traffic and on-street parking; and 

• 4.5m verges, which would include a formal footpath on at least one side of each road. 

Detail design of a new internal road network would be considered as part of a future development 

application process. 

3.3 Traffic Generation & Distribution 

3.3.1 Trip Rates 

Trip rates for the low density dwellings in urban areas are provided in the TfNSW Guide, being 0.68 trips 

and 0.77 trips per dwelling in the AM and PM peak hour respectively.  However, based on the traffic 

surveys and our extensive work on rural villages, it is our opinion that these trip rates likely overstate 

the trip generation of low density dwellings in Glenorie, where the distance from some key daily services 

(retail, employment, education) means that there are a higher proportion of shared trips where, for 

example, a school trip to Castle Hill is combined with a shopping trip, rather than two separate trips 

being generated. 
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Notwithstanding, the analysis has adopted the higher TfNSW Guide trips rates to provide for a worst 

case assessment. 

For medium density dwellings, the TfNSW Guide provides trips rates of 0.39 and 0.37 trips per dwelling 

in the AM and PM peak hours respectively. Again, medium density dwellings in Glenorie would similarly 

generate a higher number of shared trips (and therefore have lower trip rates) but the TfNSW Guide trip 

rates have again been adopted to provide a worst case assessment. 

It is noted that these trip rates include all vehicle trips, which in the case of Glenorie include ‘internal’ 

trips, i.e. trips to local destinations (such as Glenorie Public School and the Village centre). 

3.3.2 Trip Distribution 

The assessment of trip distribution has considered the most efficient route between the new dwellings 

and Old Northern Road, and specifically Old Northern Road east of the Village (the majority of trips) and 

Old Northern Road west of the Village (the minority of trips).  A percentage of trips will also be generated 

to the Village centre, and in most instances to Post Office Road which provides on and off-street parking 

opportunities for daily services. 

With regard to arrivals and departures, reference to the surveys and best practice indicates that 70% of 

trips in the AM peak would be departure trips, and 70% of trips in the PM peak would be arrival trips. 

3.3.3 Trip Assignment 

Further to sections above, the assignment of additional peak hour trips to the local road network is 

shown in Figure 11, and Figure 12 shows total future traffic volumes in the peak hours for the scenario 

Base 2024 + Place Plan.
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3.4 Traffic Impacts 

3.4.1 Road Capacity 

Old Northern Road operates as a higher order sub-regional connector, with capacity for approximately 

900vph in each lane, i.e. significantly higher capacity than peak demand even further to the Place Plan. 

While local roads in theory have the same capacity, the better measure of the capacity of a local road 

can be determined with reference to Table 4.1 of the RTA Guide, which provides upper limits by which 

to achieve “environmental amenity” for different roads in the standard road hierarchy.  Table 4.1 of the 

RTA Guide is reproduced below. 

Table 3: Environmental Capacity Standards for Residential Streets 

 

Source: RTA Guide 

With reference to the existing peak hour volumes shown Figure 3, Post Office Road south of Old 

Northern Road currently accommodates just under 500vph (PM peak), but this is not representative of 

volumes along the entire length of Post Office Road, with volumes south of the Woolworths and Glenorie 

RSL driveways being less than half this volumes.  As such, amenity in this northern – commercial - 

section of Post Office Road is not as relevant from an environmental capacity perspective, though of 

course the operation of the Old Northern Road & Post Office Road intersection will be relevant (see 

Section 3.4.2). 

Notwithstanding, reference to Figure 11 shows that the Place Plan will generate an additional 4vph and 

13vph to Post Office Road in the AM and PM peaks respectively, which would also primarily be trips to 

retail/commercial sites in the northern part of Post Office Road.  These additional trips would have no 

impact on the functional operation of Post Office Road. 

All other existing and new roads would operate below their environmental capacity, with even Cairnes 

Road – to where the majority of the additional trips would be generated – operating at only 70% of its 

environmental capacity target, and at less than 50% of maximum capacity target.  It is noted further that 

the only section of Cairnes Road where there would be a significant increase in trips is between The 

Northern Road and Tecoma Drive.  
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In summary, the traffic analysis clearly shows that existing and potential local roads would have more 

than enough capacity to accommodate what are very minor additional Place Plan trips, and as 

importantly total volumes in local roads would remain well below environmental capacity targets. The 

modelling also indicates that the capacity of the local roads would be sufficient, should alternatives to 

the potential roads be delivered as part of future development. 

3.4.2 Intersection Operations 

The operation of the key intersections as detailed in Section 2.3, as well as the new intersection of The 

Northern Road & Road 1, have again been assessed using SIDRA.  A summary of the results of the 

SIDRA modelling is provided in Table 4, and SIDRA Movement Summary reports are provided in 

Appendix C.  It is noted that the SIDRA analysis also includes the potential upgrade of Old Northern 

Road & Post Office Road to a roundabout, which is discussed further in Section 3.5. 

Table 4: Base 2024 + Place Plan Intersection Operations 

Base 2024 + Place Plan 
Intersection 
Operations 

Level of Service Worst Delay (s) 
Degree of 
Saturation 

Queue Length (m) 

AM PM AM PM AM PM AM PM 

Old Northern Rd &  
Post Office Rd 

A A 8.5 9.1 0.124 0.226 3.0 6.7 

Old Northern Rd +  
Post Office Rd 

1 Lane Roundabout 
A A 7.7 8.3 0.217 0.272 10.9 14.5 

Old Northern Rd & 
Cairnes Rd 

A A 7.6 8.7 0.164 0.210 1.8 2.6 

Old Northern Rd & 
Whites Rd 

A A 8.4 8.7 0.186 0.21 1.9 1.2 

Old Northern Rd & 
Harrisons Lane 

A A 8.7 9.1 0.184 0.203 1.0 1.0 

 

With reference to Table 4, it is clear that the additional trips generated under the tested residential 

growth model would have no impact on the operation of the local road network, with no changes in LOS, 

and only extremely minor changes in AVD and 95QL; all intersections also retain significant spare 

capacity. 

3.4.3 Broader Road Network 

Briefly, while a detailed assessed of the broader road network is outside of the scope of the Transport 

Assessment, it is clear that the additional trips generated under the tested scenario would have no 

impact on the sub-regional road network, and more specifically Old Northern Road to the south-east of 

the Village, and then further south via New Line Road. 

With reference to Figure 11, the modelled residential increase would generate an additional 37vph and 

30vph to Old Northern Road south-east of the Village in the AM and PM peaks respectively.   
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A percentage of these trips would be to/from Mid-Dural Road (Galston High School and Hornsby) and 

to/from Annangrove Road and Glenhaven Road, and as such the additional trips generated to busier 

parts of the road network – including New Line Road – would generally average 1 additional trip every 

2 minutes.   

Based on available survey data for the intersection of Old Northern Road & New Line Road (2015) as 

well as a review of developments generating trips to this intersection, the additional trips would represent 

approximately 0.5% of total trips at the intersection during peak periods. 

It is acknowledged that TfNSW and Council will need to examine the operation of parts of the road 

network south of Dural, and indeed the Federal and NSW Governments have committed significant 

funding to an upgrade of the New Line Road corridor, though he timeframe for any upgrades is unknown.  

However, it is our conclusion that modelled residential increases in and of itself would not have a 

significant impact on the operation of the broader road network. 

3.5 Active Transport 

The place planning process provides an opportunity to provide improved active transport accessibility 

within the Village and across the Study Area.  As discussed in Section 3.2, all new roads will provide a 

footpath on at least one side of the road, and new footpaths will be provided in Cairnes Road, connecting 

to the future shared user path in Old Northern Road. 

There is potential for significant works in the vicinity of Bus Lane, such as the removal of Bus Lane. This 

may be possible  due to the relatively low number of buses using it, and the availability of other locations 

for buses to turn elsewhere (see also Section 3.6 below).  The area occupied by Bus Lane could 

therefore be converted into a new, permeable and connective park (the Village Green) in the heart of 

the Village; a concept plan for Village Green is shown in Figure 13. 
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Figure 13: Village Green Concept Plan 

 

Source: GLN  

With reference to Figure 13, and as part of broader works in the centre of the Village, there is potential 

for an upgrade of the intersection of Old Northern Road & Cairnes Road to a roundabout.   

A roundabout is not required at the intersection to provide capacity of vehicular traffic, noting that the 

SIDRA analysis of the intersection operating under roundabout control indicates a LOS A with very 

minor delays and queues.  However, the roundabout would deliver benefits including: 

• Reduced vehicle speeds through the Village; 

• The opportunity to provide formal pedestrian refuges on each approach; 

• The removal of turning lanes from Old Northern Road and Post Office Road, providing a 

significant reduction in road infrastructure on each approach, in turn freeing up land that could 

be better used for civic infrastructure; 

• An allowance for buses to turn around in their current location if the removal of Bus Lane is not 

pursued; and 

• A significantly cheaper option that traffic signals. 

Importantly, concept designs for the roundabout indicate that is can largely be provided within the 

existing road reserve at the intersection, and certainly within the road reserve if also considering a slight 

realignment of Old Northern Road to the east (i.e. towards Bus Lane) regardless of whether Bus Lane 

is retained or removed. Further design and delivery of such a roundabout would likely require 

consultation and concurrence from Hills Shire Council and TfNSW due to the combined ownership of 

the various road reserves. 
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In summary, removing Bus Lane provides the opportunity to provide a new civic space within the heart 

of the Village; paired with the upgrade of the intersection of Old Northern Road & Post Office Road to a 

roundabout, would provide very significant benefits to existing and future residents of and visitors to the 

Village. 

3.6 Public Transport 

Further to the discussion of removing Bus Lane, there are other locations where buses could turn around 

if required.  These include the roundabout of Old Northern Road & Post Office Road, or – if the 

roundabout is not pursed – local roads to the north of the Village such a loop via Timaru Street, Tacoma 

Drive and Cairnes Road.  This minor extension to the bus route is preferred (regardless of any works 

within the Village) as it increase accessibility to buses for residents in the northern part of the Village 

without significantly increasing bus travel times. 

The increased population within the Study Area would itself create additional demand for bus services, 

which over time could result in new or more high frequency bus routes. 

Finally, as part of their investigations into the New Line Road corridor upgrade, TfNSW has considered 

the provision of bus lanes and/or other means by which to increase the efficiency of bus trips along the 

corridor.  While higher frequency buses along the corridor may not specifically extend north to the 

Village, feeder bus services to (for example) an interchange at Dural would significantly increase the 

potential for more residents and visitors to travel by bus. 

3.7 Movement & Place Outcomes 

The place planning process has the potential to deliver excellent outcomes in the context of Movement 

& Place, including: 

• The creation of new places such as Village Green, as well as new civic space in Old Northern 

Road and Post Office road further to an upgrade of the intersection to a roundabout; and 

• The provision of new active transport infrastructure providing superior accessibility in the 

Village. 

There are also potential for Gateway treatments in Old Northern Road on the approach to the Village, 

most likely being immediately north of Glenorie Public School, and near Harrisons Lane.  Gateway 

treatments not only provide for an expression of the characteristics of the Village, which would 

necessarily involve consultation with the community, but also a means of alerting drivers that they are 

entering a different, non-vehicle based environment. 

Gateway treatments commonly include signage (for example, welcoming visitors) as well as 

landscaping, road narrowing and the provision of a different pavement type, again all to identify the 

change of environment for a road environment to a village environment. 

Finally, a roundabout at Old Northern Road & Post Office Road would also provide the opportunity for 

a central landscape island, public art or other installation highlighting unique character of the Village. 
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Appendix A: Traffic Surveys 

Source: TIS Surveys 
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Appendix B: Tube Counter Data 

Source: TIS Surveys 
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7 Day Vehicle Classification 
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Appendix C: SIDRA Movement Summary Reports 
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Old Northern Road & Post Office Road Base 2024 
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Old Northern Road & Cairnes Road Base 2024 
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Old Northern Road & Whites Road Base 2024 
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Old Northern Road & Harrisons Lane Base 2024 
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Old Northern Road & Post Office Road Base 2024 + Place Plan (Priority) 
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Old Northern Road & Post Office Road Base 2024 + Place Plan (Roundabout) 
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Old Northern Road & Cairnes Road Base 2024 + Place Plan 
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Old Northern Road & Whites Road Base 2024 + Place Plan 
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Old Northern Road & Harrisons Lane Base 2024 + Place Plan 
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Old Northern Road & Road 1 Base 2024 + Place Plan 
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Appendix D: TfNSW Count Station Data 

With reference to the tables below, only the most recent data is shown, but all sites also provide counts 

dating back to 2009; the full data set has been provided to Council. 
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1 Introduction 

Infrastructure & Development Consulting (IDC) has been engaged by Hornsby Shire Council, as a 

subconsultant to GLN, to undertake an infrastructure, utilities, and flooding assessment for the 

Glenorie Village area. The Village is located within both Hornsby Shire Council and the Hills Shire 

Council Local Government Areas (LGAs), in the northwest of Sydney. 

The purpose of this study is to investigate the capacity of existing infrastructure within Glenorie 

Village and assess opportunities that will allow for the expansion of the Village, promote housing 

diversity to support a growing population, as well as allow for a transition of rural properties 

within the Village. The Hornsby Rural Lands Study (2022) outlines the following initiatives and 

recommendations related to the potential expansion of Glenorie: 

• Assessment of potential for new housing; 

• Ensuring that the character of Glenorie Village is maintained; 

• Ensure protection of environmental and farm lands; 

• Protection of significant vegetation; and 

• Collaboration with The Hills Shire on planning recommendations for Glenorie Village.   

 Background and Context 

Hornsby Shire Rural Lands Strategy 

The 2022 Hornsby Shire Council Rural Lands Study was undertaken to provide a comprehensive 

review aimed at managing the rural areas within Hornsby Shire. Initiated in 2018, the study was 

conducted by SGS Economics and Planning. It provided an evidence-based framework, aligned 

with the New South Wales Government’s North District Plan, addressing the long-term 

management and preservation of rural lands. 

The study involved several key stages, including a review of existing conditions, the identification 

of landscape areas, and extensive community consultations between 2019 and 2020. The 

feedback from these consultations was used to shape the final recommendations, which were 

exhibited for public input in late 2020. 

Key recommendations from the study include short-term actions, such as amendments to the 

Hornsby Local Environmental Plan to introduce new land uses in rural zones. Longer-term 

strategies focus on broader strategic investigations to balance land preservation with 

development needs. 

In 2022, Hornsby Shire Council adopted a staged approach to implementing these 

recommendations, emphasizing both immediate changes and future planning considerations. 

The study area is located within the Northern Ridgeline Zone as shown in the below figures. 
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Figure 1 – Hornsby Shire Council Rural Land Study (2022) Area of Focus 

 

Figure 2 – Northern Ridgeline Zone (Rural Lands Study, 2022) 
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 Scope and Objectives 

The scope of works for this report focuses on assessing flood risk and evaluating infrastructure 

requirements to support potential expansion of Glenorie Village. This includes identifying 

opportunities and constraints within the investigation area, as well as providing high-level cost 

estimates for necessary upgrades and mitigation measures. 

The objectives of this study are as follows: 

• Evaluate flood risk within the investigation area, considering current and potential 

future development scenarios; 

• Assess the capacity of existing infrastructure, including water, sewer, electricity, gas, 

telecommunications, and stormwater systems; 

• Identify infrastructure upgrades required to support development while maintaining 

service levels; 

• Provide cost estimates for infrastructure upgrades and mitigation measures; and 

• Outline recommendations for future planning, design, and infrastructure funding. 

 Project Study Area 

Glenorie, a village with both rural and semi-rural characteristics, is split between two local 

councils in New South Wales: Hornsby Shire Council and The Hills Shire Council. This division can 

complicate planning and development, as each council has its own priorities and regulations, 

often requiring collaboration or negotiation between both. 

A project study area has been defined around the existing town centre of Glenorie to begin the 

investigation. The study area boundaries have been set around the existing primary development 

of the village and is bisected by Old Northern Road, which delineates the study area into the two 

local government areas.  

This investigation focuses on the Hornsby Shire Council, however it will have consideration for 

the Hills Shire Council study area. 
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Figure 3 – Glenorie Village Study Area 

 

The investigation area is centred around the existing Glenorie Village, with a focus on land within 

the Hornsby LGA (refer Figure 4 below).  

Key considerations include: 

• Flood-prone areas as identified by Hornsby Shire Council’s flood mapping; 

• Existing infrastructure networks, including water, sewer, electricity, and 

telecommunications; and 

• Adjacent riparian corridors and ecological zones influencing infrastructure design. 
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Figure 4 - Key Study Area 
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 Project Methodology 

The following methodology was developed for the proposed study. 

Flood Risk Assessment 

• Analyse existing flood data for the precinct to determine flood-prone areas for 1% 

AEP and PMF scenarios; 

• Assess impacts of flooding on evacuation routes and infrastructure networks; and 

• Identify mitigation opportunities to reduce flood impacts and improve resilience. 

Infrastructure Capacity Assessment 

• Review existing water, sewer, electricity, and telecommunications infrastructure to 

determine available capacity; and 

• Identify gaps in current infrastructure systems and assess feasibility of upgrades. 

Future Infrastructure Requirements 

• Review proposed Place Plan outcomes and identify the infrastructure required to 

support the potential development. 

• Identify enabling infrastructure cost funding mechanisms and provide conservative 

cost estimates for the works.  

Opportunities and Constraints Analysis 

• Identify opportunities for infrastructure improvements that align with Glenorie Village’s 

expansion objectives; and 

• Highlight constraints, such as environmental factors, land use conflicts, and regulatory 

requirements. 
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2 Flood Risk Assessment 

 Overview of Flood Risk in Glenorie Village 

The Hornsby Shire Council investigation area is traversed by a network of creeks that convey 

flows through a series of sub-catchments. Flows converge in Glenorie Creek draining to the north 

beyond the study area. These streams and creeks provide both an ecological and hydraulic 

function for the local environment. Flooding is a s9.1 Ministerial Direction to consider as part of 

any proposals for land use change including impact on future improvements and evacuation. 

More broadly, the health of the riparian corridors and ensuring they maintain both a hydraulic 

and ecological function has been enshrined in legislation to address these outcomes when 

development occurs. 

Figure 5 - Existing Creek System 

 

The riparian corridors that traverse the upper reaches of the landform through the investigation 

areas are primarily Category 1 streams (the lowest order single stream) with a central Category 2 

stream (where two Category 1 streams join) observed (Glenorie Creek, running parallel with Old 
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Northern Road) using the Strahler system of stream categorisation. The riparian corridors within 

the upper reach streams have often been cleared as part of past agricultural practices and have 

had detention structures built within the bed and bank. The main Glenorie Creek line has been 

modified, with stormwater being conveyed through a substantial concrete culvert under the 

urban residential zone.  

Whilst the importance of streams to provide both and ecological and hydraulic function within an 

area are well recognised, interventions to rehabilitate these are primarily triggered through a 

development application process whereby the guidance from the State Department of Climate 

Change, Energy, the Environment and Water (DCCEEW) will typically require revegetation of the 

creek extents on any parcel on which the subdivision relates. This requirement is defined under 

the NSW Guidelines for Controlled Activities on Waterfront Land and the Water Management Act 

2000 and will be referred to DCCEEW by Council during the assessment period (if applicable).  

 Identification of Flood-Prone Areas 

An assessment of the potential flood impact is to be addressed to protect against loss of life and 

property. Proposals for land use change must address the impact on future improvements 

including housing. The accepted planning standard is that new the floor levels of new dwellings 

must be designed to be located above the 1% AEP flood plus 500mm freeboard as well as 

provide means of evacuation (i.e. an exit route that continuously rises from flood water) or safe 

refuge in the Probable Maximum Flood (PMF) event.  

Flood mapping has been provided by Hornsby Council that identifies the extents of the 1% AEP 

flood and Probable Maximum Flood in the catchments for the creeks within the investigation 

area, as shown in the figures below.  
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Figure 6 – 1% AEP Flood Extent within the Glenorie Investigation Area 

 

It is noted that the 1% AEP flood extent follows the existing creek corridors and results in the 

inundation of some roads within the study area, particularly Cairnes Road where two creeks 

conjoin at the road’s sag point. Inundation of the roadway is relatively minor in the 1% AEP storm 

event. However, the impact is considerably worse in the PMF event. In the PMF event, evacuation 

routes by roadways are likely to be cut off for the residential zoned area located east of Old 

Northern Road.  



Hornsby Shire Council Attachment to Report No. PC12/25 Page 211 
 

 

General Meeting  9 July 2025  Attachments Page 434 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

   

24-113 Glenorie Village Investigation - Infrastructure and Utilities OCR.docx 13 

Figure 7 – PMF Flood Extent within the Glenorie Investigation Area 

 

The study area is located in the upper reaches of the wider local area catchment, meaning it 

receives floodwaters earlier in the event duration and is less affected by prolonged periods of 

inundation, as is the case in more low lying areas.  

 Evacuation and Refuge 

The Probable Maximum Flood (PMF) event is typically used when considering a development’s 

emergency management strategy, as it allows for the maximum possible precipitation (and 

subsequently inundation) that can occur at a particular site, and is assessed against evacuation 

routes and the development’s potential as a place of refuge from flooding. 

While limited data is available to precisely assess the timing and duration of inundation during 

the PMF event, a review of catchment characteristics suggests that floodwaters will rise and 

recede quickly due to the small contributing upstream catchments and their rapid response to 

rainfall. Council have provided an indication that the 45 minute storm is the peak duration for the 

PMF event, which aligns with our high-level review of the catchment characteristics – that is, that 
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the period of peak inundation in the extreme PMF event is short and that areas being cut off 

from access or egress for prolonged periods is unlikely.  

Although evacuation routes may be temporarily cut off, the expected short duration of flooding 

minimises the risk of prolonged isolation. As a result, the need for extended shelter-in-place 

measures is low, and associated risks are considered minor. From observation, it appears that 

shelter in place would be an appropriate flood risk management strategy for the community 

where available evacuation points are affected by extreme storm events (i.e. storm events greater 

than the 1% AEP event).  

In January 2025, the Department of Planning, Housing and Infrastructure (DPHI) released the 

Shelter-in-Place guideline for flash flooding, providing Councils and consent authorities with 

clear guidance on when sheltering in place can be considered as an emergency management 

strategy. This guideline is particularly relevant in situations where flash flooding is the sole flood 

risk, and evacuation isn't feasible. These guidelines should be considered in future flood 

mitigation and strategy reviews of the Glenorie investigation area. 

It is recommended that further detailed assessment and modelling of flooding characteristics (i.e. 

timing of peak flows and inundation) will need to be explored during future potential 

Development Applications or wider regional studies to determine a more precise flood 

evacuation planning strategy for future uplift in development within the study area.  

 Flood Risk Assessment Conclusions 

Based on the investigation of these matters, the following conclusions with respect to 

opportunities and constraints associated with flooding are summarised below: 

• Flood impact review has observed that the 1% AEP and PMF flooding are generally 

closely associated with the natural creeks within the investigation area. Potential lots 

proposed in close proximity or affected by this flooding should be of reasonable size and 

shapes that will ensure that any future housing or habitable structures is protected from 

the 1% AEP flood impact plus freeboard (500mm). This will also incorporate the 

protection of required effluent disposal areas (discussed in later sections of this report), 

which will be required to be located above the 1% AEP flood level with 500mm freeboard 

for dwellings.  

• Development in areas within or near the floodplain must comply with zoning and setback 

requirements. 

• Dwellings should have an alternative route for evacuation in an uphill direction to roads 

that can provide access to Old Northern Road without crossing inundated sections of 

road during extreme flood events. Given the peri-urban size of the lots being considered, 

there is generally little need for additional stormwater management controls in the 

investigation area;  

• Where evacuation via the existing road network is not possible during the short duration 

PMF event where roads become inundated and safe egress cannot be achieved, it is 

proposed that a short-term shelter in place is recommended. This strategy should be 

developed in line with the recent NSW guidelines associated with shelter in place. 
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• Future subdivision of the land could promote some ecological function to the riparian 

areas, particularly where there are existing stands of vegetation that could be connected. 

However, existing dams should be retained where possible for aquatic habitat and to 

assist with maintaining existing flow detention during storm events.  



Hornsby Shire Council Attachment to Report No. PC12/25 Page 214 
 

 

General Meeting  9 July 2025  Attachments Page 437 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

   

24-113 Glenorie Village Investigation - Infrastructure and Utilities OCR.docx 16 

3 Infrastructure and Utilities Assessment 

 Existing Infrastructure Overview 

This assessment has focused on enabling infrastructure required to support the delivery of 

potential housing. This includes: 

• Potable water infrastructure;  

- Trunk mains; 

- Pump stations/booster pumps; 

- Reservoirs; 

• Sewer infrastructure; 

- Trunk gravity mains; 

- Pressure mains; 

- Pump stations; 

- Treatment plants; 

• Electrical infrastructure; 

- High voltage feeders; 

- Transmission lines; 

- Zone substations; 

• Gas; and 

• Communications. 

 

 Stakeholders 

The following stakeholders have been engaged throughout the opportunities and constraints 

identification phase of the project: 

• Hornsby Shire Council; 

• Sydney Water; 

• Endeavour Energy; 

• Jemena; and 

• NBN Co. 

 Infrastructure Capacity Analysis 

The development of Glenorie Village occurred in the mid to late 1970s and has not been 

expanded significantly since that time. Over time water, sewer, and electrical infrastructure has 

been provided to service the area with limited spare capacity to cater for growth permitted under 

the existing zonings.  
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3.3.1 Potable Water (Sydney Water) 

An existing water reticulation network exists to service the existing development throughout the 

study area (detailed in Figure 8) primarily comprising a series of Ø100-150mm mains dispersed 

throughout the road network. The trunk main connection along Old Northern Road has been 

extended from the south, from the Dural South Water Pumping Station (shown in Figure 9) to 

feed the system.  

Figure 8. Existing Water Main Network (Study Area) 
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Figure 9. Existing Water Trunk Main Connection 

 

Sydney Water has previously advised Hornsby Shire Council that there is capacity to provide 

water to service a limited number of additional lots in the Hills and Hornsby LGAs.  

Sydney Water Feasibility 

A feasibility application has been lodged with Sydney Water (Case No: 217923) to obtain further 

detail relating to the available potable water capacity and potential additional number of 

allotments that may be serviced. The feasibility response was received in December 2024 and 

advises the following in relation to water servicing: 

• Glenorie Village lies within the Dural Elevated Water Supply Zone; and 

• Preliminary assessment indicates sufficient capacity in the trunk system to accommodate 

proposed growth. 

Sydney Water’s Feasibility Response is attached in the Appendix of this report for reference.  
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3.3.2 Sewer (Sydney Water) 

The residential zone within the study area is serviced via a Sydney Water rising main system 

(shown below in Figure 10) which pumps the Sydney Water Priority Sewerage Program (PSP) 

serviced area to the south, to a sewer treatment plant in mid-Dural.  

Sydney Water's Priority Sewerage Program (PSP) is a New South Wales Government initiative 

aimed at providing improved wastewater services to unsewered urban communities, particularly 

in environmentally sensitive areas. Completed around mid-2014, this scheme introduced a 

pressure sewerage system to the Glenorie area significantly enhancing wastewater management 

and contributing to the overall well-being of the community and the preservation of local 

ecosystems. 

Figure 10. Existing Sewer Rising Main Connection 

 

 

Sydney Water Feasibility 

A feasibility application has been lodged with Sydney Water (Case No: 217923) to obtain further 

detail relating to the available sewer capacity and potential additional number of allotments that 

may be serviced. The feasibility response was received in December 2024 and advises the 

following in relation to wastewater servicing:  
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• The investigation area is outside of the current Glenorie Priority Sewerage Program (PSP) 

wastewater system boundary; 

• The existing system has reached its growth servicing capacity; 

• Sydney Water has no current plans or funding to expand the wastewater service area; 

• Estimated costs for extending the system: 

o Planning study: ~$500,000; 

o Trunk network upgrade and expansion: $100M–$200M;  

o Treatment plant upgrade costs are undetermined; 

• Next Steps: 

o Council may explore expanding the Glenorie PSP wastewater system through 

commercial arrangements with Sydney Water; and 

o Updated capacity assessments are advised before finalising any plans, as servicing 

capacity is not reserved for proposed developments. 

Sydney Water’s Feasibility Response is attached in the Appendix of this report for reference.  

The costs involved with expanding the existing Glenorie PSP system appear to make this option 

unfeasible for the concept proposals for an expansion of the village, so alternative options must 

be sought.  

3.3.3 Alternative Sewer Solutions 

For the majority of Hornsby Shire residents, wastewater services are provided by Sydney 

Water who operate externally to Council under an operating license to maintain services to all 

customers. However, there are some rural properties and remote riverside settlements in the 

Hornsby Shire that are not connected to the Sydney Water wastewater network. Instead, these 

properties rely on septic tanks and On-Site Sewage Management systems (OSSMs). 

Where large lots are proposed that cannot access the existing Sydney Water rising main system, 

or if the capacity of the existing Sydney Water system is exhausted, on-site effluent disposal is a 

potential option. 

Effluent Disposal 

On-site effluent disposal is a potential alternative if proposed large lots cannot access the 

existing rising main system or if capacity in the existing Sydney Water system is exhausted. To 

adopt on-site effluent disposal, the lot size must be able to accommodate a proposed dwelling 

and have sufficient remaining space for an effluent disposal area that meets the requirements of 

Council’s On-Site Sewage Management (OSSM) Policy. The required area for an absorption 

system is determined by several factors that include permeability of local soil conditions, 

proposed dwelling size, existing vegetation, and topography.  

In general, primary treated effluent (e.g. from a standard septic tank) requires a larger buffer to 

waterways than secondary treated effluent (from an advanced treatment system). This reduction 

for secondary treatment reflects its higher effluent quality (significantly lower levels of pathogens 

and nutrients, hence reduced risk to the environment and health). 



Hornsby Shire Council Attachment to Report No. PC12/25 Page 219 
 

 

General Meeting  9 July 2025  Attachments Page 442 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

   

24-113 Glenorie Village Investigation - Infrastructure and Utilities OCR.docx 21 

Council Policies 

Hornsby Shire Council's effluent disposal policy ensures the safe and sustainable management of 

on-site sewage systems to protect public health and the environment. The policy mandates 

regular inspections, maintenance, and compliance with buffer distances for different types of 

sewage treatment systems to minimise the risk of contaminating water bodies, soil, and nearby 

structures. Key components include system registration, performance monitoring, and clear 

guidelines on effluent disposal distances for primary and secondary treated effluent, which are 

tailored to local conditions and community needs. 

Hornsby Shire Council's effluent disposal policy focuses on maintaining public health and 

environmental protection through proper management of on-site sewage systems. It requires 

homeowners to ensure their systems operate efficiently and comply with regulations to prevent 

contamination of waterways and land. Council implements a licensing and auditing program to 

monitor these systems and offers educational resources to support proper maintenance. 

Key Documents 

Hornsby Shire Council's effluent disposal policy references key documents that provide the 

regulatory framework for the management of effluent and on-site sewage disposal within the 

Shire. Central to this policy is the "On-Site Sewage Management" (OSSM) document, which 

outlines the requirements for the installation, operation, and maintenance of on-site sewage 

systems to prevent environmental contamination. This document sets out the responsibilities of 

property owners, including the need for regular inspections, maintenance, and compliance with 

local health standards. 

Another key document is the "Environmental Sustainability Strategy," which integrates water 

management practices, including effluent disposal, into broader sustainability efforts. This 

strategy emphasises the importance of protecting waterways from contamination by ensuring 

that effluent disposal systems meet stringent environmental performance standards. 

Finally, the "Waste and Recycling Services Guide" provides additional guidance on waste 

management, which intersects with effluent disposal in terms of proper handling, treatment, and 

disposal of wastewater. It highlights Council's commitment to reducing pollution and enhancing 

the health of local ecosystems through responsible waste management practices. 

Key guidelines include buffer distances for effluent disposal near water bodies and buildings to 

minimise risks, as well as specific requirements for different sewage treatment systems.  
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Key Factors & Requirements 

When establishing a suitable effluent disposal system for private lots, several key factors must be 

considered to ensure effective treatment and long-term functionality.  

• Soil conditions are critical in determining the system’s capacity to absorb and treat 

wastewater. Permeability, drainage characteristics, and depth to groundwater or rock will 

influence whether an absorption trench, subsurface irrigation, or an alternative system is 

appropriate. Without a detailed soil assessment, selecting and sizing an efficient disposal 

system remains uncertain. 

• Land slope is another essential factor, as steeper gradients can increase runoff risks, 

while flatter areas may require additional drainage solutions to prevent water pooling 

and system failure. Proper contouring and site-specific design can mitigate these risks.  

• Buffer requirements—including setbacks from groundwater wells, buildings, property 

boundaries, and waterways—ensure compliance with regulatory standards and reduce 

contamination risks. These factors must be thoroughly assessed to determine the 

appropriate disposal area size, system type, and overall capacity to handle household 

wastewater effectively while protecting environmental and public health. 

Site Based Assessment 

The key factors impacting the design of any effluent disposal system within the Glenorie 

investigation area will be the existing soil profile and the provision of adequate buffers to site 

constraints (i.e. lot boundaries, natural waterways, etc.).  

Soil Type Assumptions 

For larger residential lots (2,000–5,000 m²) in Glenorie, the soil plays a critical role in managing 

wastewater safely. Based on a desktop analysis, the Glenorie area typically has soils with layers of 

loamy topsoil over clay-rich subsoils. The topsoil (loamy) can absorb water moderately well, 

which is helpful for spreading treated wastewater. However, the subsoil (clay) drains very slowly, 

which can cause water to pool or flow sideways instead of soaking into the ground. 

This means systems need to be carefully designed: 

• Subsurface irrigation works well in the loamy topsoil for gradual water release. 

• In areas with more clay or poor drainage, options like mounded systems or aerated 

treatment systems might be necessary. 

Desktop Analysis 

Adopting the soil parameters identified in the desktop analysis, a high-level calculation was 

undertaken to determine an estimate of required effluent disposal area for an average 4,000-

5,000m2 lot.  

Based on an assumption for a single dwelling (a four-bedroom household, Design Occupancy EP 

= 6), a Design Flow allowance (L/person/day) was calculated. The outcome indicates that under 
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expected local soil conditions, an irrigation system footprint area of approximately 200m2 will be 

required. However, significant buffers are required to facilitate this area, as described below. 

Further geotechnical testing and site-specific analysis will be required throughout the 

investigation area to confirm soil types and designs of effluent disposal systems will be required 

on a site-by-site basis during any future Development Phase in accordance with Hornsby 

Councils current approvals process.  

Buffers 

On-site sewage management systems must follow strict buffer distances to ensure environmental 

and public health safety. 

Key requirements include: 

• Effluent disposal areas must be at least 15 meters from dwellings. 

• They should be 6 meters from property boundaries or driveways if the system is 

upslope, and 3 meters if downslope. 

These buffer distances prevent contamination of water sources, reduce health risks, and minimise 

the impact on neighbouring properties. They are based on guidelines from Hornsby Shire Council 

and the Australian Standard AS/NZS 1547:2012. 

Hornsby Shire Council’s Onsite Sewerage Management (OSSM) systems documentation provides 

guidance for proposed effluent disposal areas and suggest compliance with the following 

conditions:  

• To be located at least 100m from a creek or permanent surface water (natural water 

ways, such as permanently flowing rivers, streams, lakes, etc.), and outside of the 1% AEP 

flood extent;  

• Provides a minimum buffer distance of 250m to domestic groundwater wells; and  

• Provides a minimum buffer distance of 40m to other waterways (man-made structures 

such as dams, drainage channels/structures, or non-perennial intermittent waterways).  

These buffer distance guidelines are detailed further in Table 1 below.  

Table 1 – Effluent Disposal Systems 

Disposal Area Primary Treated Effluent Secondary Treated Effluent 

All Land Application 

Systems 

• 100m to permanent surface 

waters (rivers, streams, 

lakes, etc.) 

• 250m to domestic 

groundwater wells 

• 40m to other waters (dams, 

intermittent waterways, 

drainage channels, etc.) 

• 100m to permanent surface 

waters (rivers, streams, lakes, 

etc.) 

• 250m to domestic groundwater 

wells 

• 40m to other waters (dams, 

intermittent waterways, 

drainage channels, etc.) 

Surface Spray 

Irrigation 

• Not Applicable • 6m if area up-gradient and 3m if 

area down-gradient of 
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Disposal Area Primary Treated Effluent Secondary Treated Effluent 

driveways and property 

boundaries 

• 15m to dwellings 

• 3m to walkways and paths 

• 6m to swimming pools 

• 40m to any market garden 

Subsurface Drip 

Irrigation, Surface 

Drip, Trickle 

Irrigation 

• Not Applicable • 6m if area up-gradient and 3m if 

area down-gradient of any 

property boundary, swimming 

pool, driveway, path, and 

buildings 

• 20m if area up-gradient and 

10m if area down-gradient of 

any market garden 

Absorption Pits, 

Transpiration Beds, 

ETA Beds, Mounds 

• 12m if area up-gradient 

and 6m if area down-

gradient of any property 

boundary 

• 6m if area up-gradient and 

3m if area down-gradient 

of swimming pools, 

driveways, and buildings 

• 20m if area up-gradient 

and 10m if area down-

gradient of any market 

garden 

• 6m if area up-gradient and 3m if 

area down-gradient of any 

property boundary, swimming 

pool, driveway, path, and 

building 

• 20m if area up-gradient and 

10m if area down-gradient of 

any market garden 

Source: Hornsby Shire Council -OSSM-Buffer Distance Brochure  

 

It is noted that the buffers provided in Hornsby Council’s guidelines are in some cases 

conservative in comparison to the range of setback values nominated in AS/NZS 1547:2012. The 

Australian Standard provides further guidance on recommended setback distances which sees 

application in proximity to surface waters range from 15m-100m depending on a range of site-

specific factors. The AS/NZS standard also identifies that if an “intermittent stream” is determined 

on inspection to be merely a drainage depression with no defined banks (i.e. not a well-defined 

watercourse), a smaller buffer is considered acceptable from the effluent field. This could be an 

important consideration as there are several existing farm dams and minor flowpaths spread 

throughout the study area, and that shallow ephemeral gullies or drainage lines (which only carry 

minor runoff and have no constant flow or bank-full channel) pose a lower contamination risk 

than a true waterway. 

The purpose of the waterway should also be factored into the influence of the required buffer. In 

particularly sensitive areas – for instance, a stream or river that forms part of a potable water 

supply catchment, the AS/NZS 1547:2012 recommends a much larger separation. These tighter 

controls in drinking water catchments ensure maximum protection of public health. By contrast, 

waterways like those present in the Glenorie Study area which are not used for drinking supply 
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(e.g. farm dams, creeks in non-potable catchments), the AS/NZS standard may allow for the lower 

order setbacks.  

The AS/NZS 1547:2012 buffer distances are guidance values and may be adjusted based on a 

local risk assessment. The standard itself encourages designers and regulators to consider factors 

like soil type, slope, and environmental sensitivity when determining the final setbacks.  

The testing of these buffers around a 200m2 irrigation system footprint suggests that minimum 

lot sizes of at least 1,500m2 to 2,000m2 are required to support dwellings with an onsite effluent 

disposal system.   
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3.3.4 Electricity (Endeavour Energy) 

Electrical supply in the developed Glenorie area is provided by Endeavour Energy, as shown by 

the coverage map in Figure 11 below. Initial discussions with Endeavour Energy have confirmed 

that supply can be augmented for a possible expansion of the village for a limited number of 

additional lots.  

Figure 11 - Endeavour Energy Supply Area (shown yellow) 
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Figure 12 - Electrical Supply 

 

The preliminary assessment indicates that the existing network may have some available capacity 

to accommodate future proposed uplift of dwellings. However, depending on the anticipated 

increase in load, it may necessitate the extension of 11kV feeder mains from Distribution Feeder 

No. GL1233 (originating at Glenorie Zone Substation). This requirement is to be confirmed 

pending the finalisation of layout options and potential yield increase. Endeavour Energy has 

advised that a feasibility application can be submitted once the proposed outcomes are more 

clearly defined. 

3.3.5 Gas (Jemena)  

Currently Jemena has a single 110mm P.E. medium pressure 210kPa gas main along Old 

Northern Road. This is primarily fed from a district regulator station located on Gilbert Rd, Castle 

Hill (Knightsbridge). Due to the distance to the terminal end at Glenorie, there is limited capacity 

available. Discussions with Jemena have indicated that depending on the volume of growth, type 

of housing, and amount of small retail businesses, there may be some opportunity to extend this 

subject to economic viability.  

Jemena had advised that they will assess each formal application for connection based on actual 

gas appliances and load profiles before providing a formal offer for connection.  

It is considered unlikely that any future gas main upgrades will be economically viable without 

intense residential and commercial density.  
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3.3.6 Communications (NBN Co.) 

Discussions with NBN Co. have been undertaken and it has been confirmed that they currently 

has live fibre assets throughout the study area. Although NBN’s network has future capacity 

capabilities, the study has been advised that a feasibility assessment will be required to confirm 

future yield and servicing requirements. NBN’s Planning Team will undertake a fibre plan once an 

application has been submitted for any proposed development works in the area. 

 Future Infrastructure Requirements 

Based on the initial investigations detailed above, the following conclusions for the utility service 

infrastructure available to future development in the Glenorie study area can be summarised as 

follows:  

• Masterplan Considerations:  

o Sewer infrastructure capacity is limited. It is unlikely that existing sewer 

infrastructure could be extended to service new development on peri urban or 

rural residential lots. In this case, on-site effluent disposal is a likely requirement 

for larger rural development lots.  

o Based on the soil profiles in the area this effluent disposal area is likely to be in 

the order of 200m2 for each dwelling entitlement and are to be sited above the 

1% AEP and setback as required by Council from creeks/standing water courses 

boundaries and other constraints.  

o Buffers around a 200m2 irrigation system footprint suggest that minimum lot 

sizes must be at least 1,500 to 2,000m2. Site specific assessments determining soil 

type and buffer constraints will be required to confirm these assumptions. 

o Sydney Water have indicated there is potential capacity to provide water 

infrastructure for additional lots within the Hills and Hornsby LGA (subject to 

finalisation of planning layouts and ultimate yield). Further consultation with 

Sydney Water will be required to confirm opportunities for infill housing within or 

adjacent to the existing village.  

o Endeavour Energy have indicated additional capacity is available for future uplift 

and existing electricity infrastructure can be augmented for possible expansion 

and is capable of supporting additional lots. This will need to be confirmed based 

on final development layouts and yield outcomes. A formal feasibility application 

can be lodged with Endeavour Energy when this information is confirmed by 

Council.  

o It is considered unlikely that gas main upgrades would be economically viable 

without intense residential and commercial density.  

o It is anticipated that NBN’s network has future capacity. Further feasibility 

assessment will be required once the yield is known.  
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4 Infrastructure Funding Opportunities and Constraints 

 Infrastructure Provision 

A series of infrastructure requirements will be needed to facilitate the proposed Place Plan 

outcomes. They include roads and traffic infrastructure, stormwater infrastructure, and utilities 

services. A high level assessment of the infrastructure requirements to support the plan are 

detailed below. 

4.1.1 Roads & Traffic Management  

The successful implementation of the Place Plan will require a well-connected and efficient road 

network to support anticipated growth yield and movement patterns.  

Intersections 

Intersection upgrades are being considered within the Plan to improve traffic flow, safety, and 

accessibility to the central hub within the Glenorie precinct. Key options evaluated include a 

signalised intersection or alternative roundabout designs with integrated traffic calming 

measures at the intersection of Post Office Road and Old Northern Road. These upgrades are 

warranted to address existing and future traffic demands in the area. 

The need for improvements is driven by the presence of community and retail facilities, which 

generate high pedestrian activity, frequent heavy vehicle movements, and increased local traffic. 

A signalised intersection would provide controlled pedestrian crossings and enhanced traffic 

management, while roundabout options, complemented by traffic calming measures, could 

improve safety while maintaining efficient vehicle flow. The final design will be determined based 

on detailed traffic analysis, safety considerations, and consultation with stakeholders to ensure 

the best outcome for Glenorie’s community. 
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Figure 13 - Roundabout intersection option 

 

Active Transport 

Consideration will also be given to active transport infrastructure, such as pedestrian pathways 

and sharepath facilities, to promote sustainable and safe travel options. 

4.1.2 Stormwater 

Stormwater management is essential to mitigate flood risks, manage surface water runoff, and 

protect environmental assets within the proposed Plan. The infrastructure requirements will be 

relatively minor and will predominantly include the provision of culvert structures under any 

proposed roads to maintain existing flowpaths through the peri-urban and rural development 

zones.  

4.1.3 Utility Services 

The provision of essential utilities, including water, wastewater, electricity, gas, and 

telecommunications to support the proposed Place Plan outcomes has been discussed in detail 

in the previous sections of this report. Existing networks will be assessed in further detail for 

capacity, and necessary upgrades or extensions to meet future demand when the final place Plan 

strategy is endorsed by Council. At this stage, coordination with service providers can then be 

undertaken to ensure infrastructure is delivered efficiently and in line with the broader 

development framework. 
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 Enabling Infrastructure Funding 

Delivering the necessary infrastructure to support the proposed Place Plan development will 

require a coordinated funding approach. Investment in roads, stormwater management, and 

utility services will be essential to facilitate growth and ensure long-term sustainability. Potential 

funding sources may include government grants, developer contributions, and infrastructure 

agreements, with cost-sharing arrangements explored to equitably distribute financial 

responsibility. A strategic approach to funding will help ensure timely delivery while aligning with 

broader planning and development objectives. 

The following table (Table 2) highlights some key infrastructure items proposed in the Place Plan 

and provides some high level cost estimates to help inform decision making and Council budgets 

in relation to the scheme.   
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5 Recommendations 

 Strategic Recommendations for Flood Risk Management 

Based on the flood risk assessment conducted in Section 2, the following strategic 

recommendations are proposed to manage flood risk in the proposed Place Plan for Glenorie 

Village: 

Floodplain Development Controls 

• Ensure that any new dwellings within or near the floodplain complies with the 1% Annual 

Exceedance Probability (AEP) flood level plus a 500mm freeboard. This will protect 

habitable structures from flood impacts and ensure safe evacuation routes. 

• Implement zoning and setback requirements for development in flood-prone areas to 

minimise risk to life and property. 

Evacuation and Refuge Planning 

• Develop a detailed flood evacuation plan that includes alternative uphill evacuation routes 

to Old Northern Road, ensuring safe egress during extreme flood events. 

• Consider the implementation of shelter-in-place strategies for short-duration flood 

events, in line with the NSW Government’s Shelter-in-Place guidelines for flash flooding. 

Stormwater Management 

• Maintain and enhance existing stormwater infrastructure, including culverts and drainage 

systems, to manage surface water runoff effectively. 

• Ensure that new roads and developments incorporate appropriate stormwater 

management solutions, such as table drains and culverts, to prevent flooding and 

maintain natural flow paths. 

Riparian Corridor Rehabilitation 

• Promote the rehabilitation of riparian corridors, particularly in areas where vegetation has 

been cleared, to enhance both ecological and hydraulic functions. 

• Retain existing dams and detention structures to assist with flow management during 

storm events. 

Community Awareness and Preparedness 

• Engage with the community to raise awareness of flood risks and provide guidance on 

emergency preparedness, including evacuation routes and shelter-in-place strategies. 
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 Prioritised Infrastructure Investments 

To support the proposed expansion of Glenorie Village and address the identified infrastructure 

constraints, the following prioritised infrastructure investments are recommended: 

Sewer Infrastructure 

• Given the limited capacity of the existing Sydney Water sewer system, prioritise the 

exploration of alternative sewer solutions, such as on-site effluent disposal systems, for 

larger rural lots. This will require detailed soil assessments and compliance with Hornsby 

Shire Council’s On-Site Sewage Management (OSSM) Policy. 

• Consider the feasibility of expanding the Glenorie Priority Sewerage Program (PSP) 

through commercial arrangements with Sydney Water, although this option is likely to be 

cost-prohibitive. 

Water Supply 

• Proceed with the extension of water mains to service new lots, leveraging the existing 

capacity in the Dural Elevated Water Supply Zone. Further consultation with Sydney Water 

will be required to confirm the feasibility of servicing additional lots. 

Electrical Infrastructure 

• Augment the existing electrical infrastructure to support additional lots, potentially 

extending 11kV feeder mains from the Glenorie Zone Substation. A formal feasibility 

application should be lodged with Endeavour Energy once the final development layout 

and yield are confirmed. 

Road and Traffic Management 

• Invest in the construction of new rural-style roads and intersection upgrades to improve 

traffic flow and accessibility. Key intersections, such as Post Office Road and Old Northern 

Road, should be prioritised for signalisation or roundabout installation to enhance safety 

and efficiency. 

• Incorporate active transport infrastructure, such as pedestrian pathways and sharepaths, 

to promote sustainable travel options. 

Stormwater Infrastructure 

• Ensure the provision of culvert structures under new roads to maintain existing flow paths 

and mitigate flood risks. Detailed stormwater modelling will be required to determine the 

appropriate size and location of culverts. 
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Communications 

• Coordinate with NBN Co. to assess the feasibility of extending fibre optic infrastructure to 

support future development. This will require a formal application once the development 

yield is confirmed by Council. 

Funding and Delivery 

• Develop a coordinated funding strategy that leverages government grants, developer 

contributions, and infrastructure agreements to ensure timely delivery of essential 

infrastructure. Cost-sharing arrangements should be explored to equitably distribute 

financial responsibility among stakeholders. 
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6 Conclusion 

The Glenorie Village Investigation has identified both opportunities and constraints for future 

development in the area. The flood risk assessment highlights the importance of managing 

development within flood-prone areas, ensuring that new structures are protected from flood 

impacts and that safe evacuation routes are available. The assessment also underscores the need 

for strategic infrastructure investments to support the expansion of the village. 

Key findings from the infrastructure and utilities assessment indicate that while there is some 

capacity in the existing water and electrical networks, significant upgrades will be required to 

support additional development. The sewer system, in particular, presents a major constraint, with 

limited capacity and high costs associated with expansion. Alternative solutions, such as on-site 

effluent disposal, will need to be explored for larger rural lots. 

The proposed Place Plan provides a framework for future development, but its successful 

implementation will depend on the timely delivery of essential infrastructure, including roads, 

stormwater management, and utility services. A coordinated approach to funding and delivery, 

involving both public and private stakeholders, will be critical to achieving the vision for Glenorie 

Village. 

In conclusion, the recommendations outlined in this report provide a roadmap for managing 

flood risk and prioritising infrastructure investments to support sustainable growth in Glenorie 

Village.  
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Appendix D: Feedback Summary 

Report 
Available on Hornsby Shire Council Your Say: 

https://yoursay.hornsby.nsw.gov.au/download_file/1943/806 
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Appendix E: Moores Road Bushfire 

Report 
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Glenorie Village – Additional Area 240933B 

1.0 Executive Summary 
 
Hornsby Shire Council is progressing the recommendations of the Hornsby Rural Lands Study 2022 
(Hornsby RLS). The Hornsby RLS sets the strategic direction for the future of the Shire’s rural lands, 
providing key principles and recommendations for the ongoing management of rural land. 
 
This report addresses the bushfire planning considerations and identifies the constraints and 
opportunities for further subdivision and development into smaller rural lots within the area east of 
Moores Road as per a recommendation in the Hornsby RLS. The investigation is limited to land on 
the eastern side of Moores Road which have a current minimum Lot size of 10 hectares that could 
benefit from the planning proposal. 
 
The study area is within the Hornsby Shire Council area consists of predominantly privately owned 
allotments which are zoned C3: Environmental Management and RU4: Primary Production Small 
Lots. The area east of Moores Road is unique as it has a 10ha minimum subdivision size compared 
to the 2ha subdivision size applying the to RU4 Zone in the rest of Glenorie.  
 
The study area is depicted on Council’s Bushfire Prone Land Map as containing Category 1 and 2 
Vegetation and Vegetation Buffer. The subject site is therefore considered ‘bushfire prone land’. 
 
The Hornsby RLS investigation of the Study Area is to examine whether and under what 
circumstances the land could be subdivided into smaller rural lots, noting that such an outcome 
would require a Planning Proposal (PP) to amend the current minimum lot size controls in Hornsby 
Local Environmental Plan 2013.   
 
In support of a Planning Proposal, it is also noted that a bushfire assessment is required to be 
submitted which demonstrates compliance with the s9.1(2) Directions and Planning for Bush Fire 
Protection 2019 (PBP). As part of the assessment process the relevant authority must consult with 
the NSW Rural Fire Service (RFS).  
 
Where the proposal is of a strategic nature (ie requiring a Planning Proposal), the bushfire 
assessment should take the form of a Strategic Bush Fire Study as outlined in section 4.2 of PBP. 
While the proposal is not considered to be of a strategic nature the Strategic Bush Fire Study was 
considered. In relation to the PP, Hornsby Shire Council is required to apply section 9.1(2) of the 
Environmental Planning and Assessment Act 1979 including Direction 4.3 Planning for Bushfire 
Protection.  
 
Direction 4.3 Planning for Bushfire Protection identifies matters for consideration for proposals that 
affect or are in proximity to land mapped as bushfire prone. Under these directions the following 
objectives apply: 
 

i. to protect life, property and the environment from bush fire, by discouraging the 
establishment of incompatible land uses in bush fire prone areas; and 
 
ii. to encourage sound management of bush fire prone areas. 

 
As an outcome of the NSW Bushfire Inquiry into the 2019-20 bushfire, the NSW Department of 
Planning, Housing and Infrastructure (the Department), in conjunction with the RFS, has developed 
a draft Bush Fire Prone Land Package to ensure that bush fire risk is further considered in strategic 
land use planning in NSW to respond to climate change, decrease the cost of recovery and 
rebuilding, and ensure communities are more resilient to bushfire. 
 
As part of the draft Bush Fire Prone Land Package the objectives of Direction 4.3 Planning for 
Bushfire Protection are proposed to be amended to: 
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Glenorie Village – Additional Area 240933B 

a. Reduce exposure and vulnerability from bush fire hazard, to protect life and safety 
and to enhance bush fire resilience of existing and future communities when 
considering future growth and development.  
 

b. Ensure that development on or where in proximity to bush fire prone land is consistent 
with the NSW Bush Fire Policy for Land-use Planning and Chapter 4 ‘Strategic 
Planning’ of Planning for Bush Fire Protection, 2019.  

 
The draft package is proposed to be supported by amended content within the strategic planning 
chapter (Chapter 4) of PBP. At the time of preparing this report, the amended content within the 
strategic planning chapter of PBP was not available.  
 
We have considered the coverage of existing vegetation throughout the study area and broader 
landscape. Further enhancement of vegetated corridors within the study area needs to be carefully 
considered to ensure they do not result in an unsatisfactory bushfire safety outcome.    
 
While predominately framed by rural / agricultural lands, significant fire catchments exist to the 
northwest, northeast, east and south of the study area.  
 
These catchments, along with the broader landscape in and around the township of Glenorie, were 
impacted by a significant bushfire event during the 2002/03 fire season. The conclusion of this event 
culminated in three (3) sperate fires (Cornelia, Chilvers and Red Gables) combining to impact a total 
area of over 45,000 hectares. This event resulted in 31 homes, 47 structures being destroyed and 
many more damaged.1  
 
Vehicle access to the study area is predominately via Old Northern Road from the north or south 
and then via Munros Land, Harrisons Lane and Cairnes Road. Old Northern Road provides a vital 
access corridor for residents and emergency services and is susceptible to being ‘cut’ from fire north 
of the study area. 
 
The next phase of the investigation must include a study of the existing road network both within and 
external to the study area. This study is to be undertaken by a suitably qualified traffic engineer and 
include:  
 

• The capacity for the existing road network to deal with evacuating residents and responding 
emergency services, based on the existing and proposed community profile; 

• The location of key access routes and direction of travel; and 
• The potential for development to be isolated in the event of a bush fire. 

 
This analysis will assist in establishing the suitability of increased density in the study area to both 
existing and future residents.   
 
Subject to satisfactory outcomes from the traffic analysis we have identified the greatest opportunity 
for increased density from a bushfire planning perspective within the study area exists along the 
northern and middle sections of Moores Road. This land provides the greatest separation from the 
significant fire catchment, while also providing multiple egress routes and subsequently results in 
future development being in relatively low risk areas.  
 
While still susceptible to indirect bushfire impacts (i.e. embers), these forms of impact can be 
mitigated by means of relatively straight forward construction measures.  
 
The lower risk location, in conjunction with application of other onsite bushfire protection measures 
(construction, Static Water Supplies), will facilitate residents to be more self-sufficient and reduce 
the likelihood of late evacuation, contributing to traffic congestion during a bushfire emergency.    
 
1 The Hills Bushfire Risk Management Plan 2019  
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Glenorie Village – Additional Area 240933B 

2.0 Introduction 
The Bushfire Constraints and Opportunities Assessment has been prepared by Andrew Muirhead, 
Senior Bushfire Consultant at Building Code & Bushfire Hazard Solutions Pty Ltd who is recognised 
by the NSW Rural Fire Service (RFS) as qualified in bushfire risk assessment and has been 
accredited by the Fire Protection Association of Australia as a Level 3 BPAD qualified practitioner 
(BPAD46966). 
 
The Bushfire Constraints and Opportunities Assessment has been reviewed by Stuart McMonnies, 
Director / Manager Bushfire Section at Building Code & Bushfire Hazard Solutions Pty Ltd who is 
recognised by the NSW Rural Fire Service (RFS) as qualified in bushfire risk assessment and has 
been accredited by the Fire Protection Association of Australia as a Level 3 BPAD qualified 
practitioner (BPAD9400). 
 
Hornsby Shire Council is progressing the recommendations of the Hornsby Rural Lands Study 2022 
(Hornsby RLS). The Hornsby RLS sets the strategic direction for the future of the Shire’s rural lands, 
providing key principles and recommendations for the ongoing management of rural land. 
 
This report addresses the bushfire planning considerations and identifies the constraints and 
opportunities for further subdivision and development into smaller rural lots within the area east of 
Moores Road as per a recommendation in the Hornsby RLS. The investigation is limited to land on 
the eastern side of Moores Road which have a current minimum Lot size of 10 hectares that could 
benefit from the planning proposal. 
 
Properties considered to be ‘bushfire prone’ are determined from the local Bushfire Prone Land Map 
as prepared by Council and / or the Rural Fire Service. All development within affected areas is 
subject to the application of the relevant specifications and requirements detailed in PBP.  
 
Bushfire prone areas are defined as those areas; 

 
• containing or being within 100 metres of designated Category 1 Vegetation; or 
• containing or being within 30 metres of designated Category 2 or 3 Vegetation. 

 
The subject site is depicted on Council’s Bushfire Prone Land Map as containing Category 1 and 2 
Vegetation and Vegetation Buffer and is therefore considered ‘bushfire prone land’. 
 
In support of a Planning Proposal, it is also noted that a Hornsby Shire Council is required to apply 
section 9.1(2) of the Environmental Planning and Assessment Act 1979. Direction 4.3 Planning for 
Bushfire Protection identifies matters for consideration for proposals that affect or are in proximity to 
land mapped as bushfire prone. Under these directions the following objectives apply: 
 

i. to protect life, property and the environment from bush fire, by discouraging the 
establishment of incompatible land uses in bush fire prone areas; and 
 
ii. to encourage sound management of bush fire prone areas. 

 
A key consideration for PPs in bushfire prone areas is limiting or excluding incompatible development 
commensurate with the level of risk.  
 
As future development applications will include the subdivision of bushfire prone land which can be 
lawfully used for residential purposes, they will be classified as integrated development under section 
4.46 of the Environmental Planning and Assessment Act 1979 and any future local development 
application will be captured under section 100B of the Rural Fires Act 1997 and must obtain a Bush 
Fire Safety Authority from the Commissioner of the NSW Rural Fire Service (RFS).  
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Glenorie Village – Additional Area 240933B 

In a bushfire planning context the various land uses present different risk profiles and as such are 
assessed differently under PBP. Special Fire Protection Purpose (SFPP) development is one which 
is occupied by people who are considered to be at-risk members of the community. In a bushfire 
event, these occupants may be more susceptible to the impacts of bush fire and as a consequence 
attracts large minimum required Asset Protection Zones. While there are currently no SFPP 
development proposed as part of the current proposals, they have taken it into account should a 
proposal for one occur in the future. 
 
Residential development (increased density, subdivision, multi-storey buildings etc) presents the 
next highest risk profile and accordingly also attracts minimum required Asset Protection Zones as 
outlined in Chapter 5 of PBP.  
 

In addition to the aim and objectives detailed in Chapter 1 ‘Introduction’ the proposal must satisfy 
Chapter 4 ‘Strategic Planning’ and the specific objectives and bushfire protection measures detailed 
in Chapter 5 ‘Residential and Rural Residential Subdivisions’ and Chapter 8 ‘Other Development’ of 
PBP. 
 

 
 

Figure 01: Extract from Council’s Bush Fire Prone Lands Map 
1km Buffer (blue dotted outline) 

  N 
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Glenorie Village – Additional Area 240933B 

3.0 Purpose 
The purpose of this report is to outline the bushfire planning constraints and opportunities that would 
be applicable to the proposed rezoning and subsequent delivery of the additional investigation area 
east of Moores Road in Glenorie. 
 

This document is for information purposes only to guide consideration of the risks associated with 
bushfire in the Study Area. It is not suitable for submission as supportive documentation for any 
Planning Proposal, Development Application or State Significant Development Application and will 
require updating once any future proposal for the area is known. 
 

Representatives of Bushfire Hazard Solutions undertook detailed site inspections on Wednesday 
17th July 2024 and 1st April 2025. In addition to the collected site data this assessment has relied on: 
 

• Aerial imagery of the subject area (NSW Spatial Services & Nearmap); 
• 1 metre contour mapping of the subject area (Elevation and Depth Foundation Spatial Data 

– Geoscience Australia)  
• NSW Planning Portal Spatial Viewer 
• NSW State Vegetation Type Map (DPE 2022) 

 

4.0 Location 
The study area is within the Hornsby Shire Council area and consists of predominantly privately 
owned allotments which are zoned as C3: Environmental Management and RU4: Primary Production 
Small Lots. The area east of Moores Road is unique as it has a 10ha minimum subdivision size 
compared to the 2ha subdivision size applying the to RU4 Zone in the rest of Glenorie.  (refer to 
Figure 02).  
 

 
 

Figure 2 Study Area over land use zonings  
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Glenorie Village – Additional Area 240933B 

Glenorie Village is located on the western boundary of the Local Government Area, approximately 
15 kilometres northwest of the Hornsby CBD. The built environment of the Village is largely located 
within the Hornsby LGA east of Old Northern Road. However, a western portion of the Village is 
located within the Hills Local Government Area. 
 
The proposed additional investigation area is located approximately 1.5 kilometres to the east of 
Glenorie Village. 
 
The subject site is within the Hornsby Ku-ring-gai Bush Fire Management Committee (BFMC) area 
and Greater Sydney Region Fire Weather District.  
 
There are 23 lots that are located within the 10ha minimum lot size east of Moores Road. These lots 
range from 8,082m2 to 21.28ha, with an average lot size is 5.27ha. Only two (2) of the lots in this 
area do not include some C3 Environmental Management Zone land, which itself has a minimum 
subdivision size of 40ha. The C3 zoned land generally aligns with the extents of steeper bushland 
land adjacent to Colah Creek. There are clusters of trees within lots and along boundaries in the 
RU4 zoned land on some lots. 
 

  
 

Figure 03: Aerial view of the subject area 
(Nearmap, October 2024)  

 N 
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Glenorie Village – Additional Area 240933B 

5.0 Strategic Bush Fire Study 
 
Where a Planning Proposal is of a strategic nature, the bushfire assessment should take the form of 
a Strategic Bush Fire Study (SBFS) as outlined in section 4.2 of PBP. While the proposal is not 
considered to be of a strategic nature due its size and nature, the Strategic Bush Fire Study was 
considered.   
 
The SBFS provides opportunity to assess the broader landscape and ultimately whether the further 
subdivision of land, even into larger “rural” sized lots and proceeding development is appropriate in 
the bushfire hazard context.  
 
The broad principles which apply to the SBFS analysis are: 
 

• ensuring land is suitable for development in the context of bush fire risk; 
• ensuring new development on BFPL will comply with PBP; 
• minimising reliance on performance-based solutions; 
• providing adequate infrastructure associated with emergency evacuation and firefighting 

operations; and 
• facilitating appropriate ongoing land management practices. 

 
Once these strategic issues have been addressed in the SBFS, an assessment of whether the 
proposal can comply with PBP must then be carried out.  
 
The following assessment details the components in Table 4.2.1 of PBP which must be addressed 
in a SBFS.  
 

Bushfire Landscape Assessment 
 
The Bushfire Landscape Assessment component considers the likelihood of a bushfire and its 
potential severity and intensity and the potential impact on life and property in the context of the 
broader surrounding landscape.  
 

Vegetation: 
 

The vegetation structure, connectivity and attributes are fundamental contributors to bushfire 
behaviour and its movement through the landscape.  
 
As part of this assessment, we have considered the potential bushfire runs that currently exist into 
the site, as well as the potential fire behaviour and impacts from the retained vegetation within the 
site.  
 
The vegetation within the subject site was found to comprise of two distinct groups, being either 
highly modified (grazed pastures, managed land) or bushland (natural and small areas of exotic 
incursion).  
 
To assess the potential fire runs into the site we have considered all bushfire hazards within 1 
kilometre of the subject site. Refer to Figure 04 for the bushfire hazards within this area, which have 
been derived from Council’s Bush Fire Prone Lands Map (Category 1 and 2 Vegetation). 
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Glenorie Village – Additional Area 240933B 

We have considered the coverage of existing vegetation throughout the study area and broader 
landscape. Further enhancement of vegetated corridors within the study area needs to be carefully 
considered to ensure they do not result in an unsatisfactory bushfire safety outcome.    
 
While predominately framed by rural / agricultural lands significant fire catchments exist to the 
northwest, northeast, east and south of the study area.  
 
Prevailing weather conditions associated with the bush fire season in the Hornsby/Ku-ring-gai BFMC 
area are strong northwest winds, low humidity and high temperatures (Hornsby/Ku-ring-gai Bush 
Fire Risk Management Plan, 2016). 
 
The comprehensive road network and surrounding developments also provide exposure for the early 
detection of any unplanned fires in the broader landscape, facilitating an early response and 
ultimately suppression / containment by attending fire services.   
 
The largest fire catchment was identified to be from the north (northeast and northwest). There have 
been multiple recorded wildfires within this catchment (source NPWS Fire History dataset, 120 year 
record period). These fires have occurred in 1984/85, 1994/95, 1997/98, 2002/03 and 2008/09 with 
only the 2002/03 impacting the study area. 
 
The other identified catchment, to the east and southwest, provides a significantly narrower fire run 
and would be burning against prevailing weather conditions to impact the study area.  
 

 
 

Figure 04: Aerial view of the subject area 
1km buffer (blue dotted line), mapped vegetation (green shaded area) 

 N 
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Glenorie Village – Additional Area 240933B 

In accordance with Appendix 1 ‘Site Assessment Methodology’ of PBP we have undertaken an 
assessment of all vegetation formations within 140 metres of the development site for each aspect 
as per Keith (2004).  
 
Consideration has been given to Figure 2 Constraints for the study area prepared by Cumberland 
Ecology (2024). It is acknowledged that this mapping is for the earlier Glenorie Place Plan 
Investigation area however some areas are within the 1 km buffer for the additional area. 
 
The Constraints mapping includes Biodiversity Values Mapping, Terrestrial Biodiversity, Potential 
Koala Habitat and Watercourse Buffers. Some of the resultant constrained land comprises of narrow 
corridors and fragmented pockets.  
 
In this regard consideration has been given to A1.10 ‘Low threat vegetation – exclusions’ and A1.11 
‘Assessing remnant bushland and narrow vegetation corridors’ of PBP and where appropriate 
vegetation deemed low threat has been excluded from assessment. This is particularly important for 
the first order creek to the southeast of Cairnes Road which has the ability to meet the requirements 
of A1.10 ‘Low threat vegetation – exclusions’. 
 
It has been assumed that all areas outside the mapped constrained land will be managed in 
accordance with an Asset Protection Zone or developed.  
 

 
 

Figure 04: Extract of Figure 2 Constraints for the study area  
(Cumberland Ecology) 

 
All areas within the assessment area are within 700 metres of mapped Category 1 Vegetation and 
therefore when considering the draft Bush Fire Prone Land Package, the entire study area is 
considered to be in proximity to land mapped bush fire prone land.  
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Glenorie Village – Additional Area 240933B 

Slope: 
The slope of the land under the classified vegetation has a direct influence on the forward rate of 
spread, fire intensity and radiant heat exposure. The effective slope is considered to be the slope 
under the classified vegetation which will most significantly influence bushfire behaviour toward the 
development site.  
 
The slope that would most significantly influence bushfire impact was determined using 1 metre 
LiDar contour mapping of the subject area. 
 
Generally, the slope within the identified bushfire hazard was found to have incised and well defined 
gullies associated with the existing watercourses.  

 

 
 

Figure 06: Slope categorisation for the subject site and surrounding area  
(yellow dash outline 1km buffer from the study area) 

  

 N 
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Glenorie Village – Additional Area 240933B 

Fire Weather: 
The Fire Dangar Index (FDI) required to be used for development assessment purposes is based 
on local government boundaries, being Hornsby Shire Council in this instance. 
 

In accordance with the NSW Rural Fire Service publication ‘NSW Local Government Areas FDI’ 
(2017) Hornsby Shire Council forms part of the Greater Sydney Region Fire Weather District and 
attracts an FDI of 100.  
 

As there are identified rural allotments in which could be grassland hazards identified within the 
assessment area, Table 5.1.4a of PBP was also used to determine a Grassland Fire Danger Index 
(GFDI) of 130 for this hazard.  
 

Previous Bushfire History: 
 

There are areas within NSW which have significant fire history and are recognised as known fire 
paths. The fire history is more commonly considered as part of strategic planning (to ensure future 
development is not exposed to an unacceptable risk), but is useful to consider at a Development 
Application phase to ensure the land is suitable for development in the context of bushfire risk. 
 

While predominately framed by rural / agricultural lands significant fire catchments exist to the 
northwest, northeast, east and south of the study area.  
 

These catchments, along with the broader landscape in and around the township of Glenorie, were 
impacted by a significant bushfire event during the 2002/03 fire season. The conclusion of this event 
culminated in three (3) sperate fires (Cornelia, Chilvers and Red Gables) combining to impact a total 
area of over 45,000 hectares. This event resulted in 31 homes, 47 structures being destroyed and 
many more damaged. 
 

Prevailing weather conditions associated with the bush fire season in the Hornsby/Ku-ring-gai BFMC 
area are strong northwest winds, low humidity and high temperatures (Hornsby/Ku-ring-gai Bush 
Fire Risk Management Plan, 2016). 
 

 
 

Figure 06: Aerial view of the subject area with previous wildfire history layer   
1km buffer (yellow dotted line) 
(source NPWS Fire History)  

 N 
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Glenorie Village – Additional Area 240933B 

  
 

Figure 08: Plot of Chilvers Fires (04/12/2002) (www.australiasevereweather.com) 
 

Glenorie 
Village 
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Glenorie Village – Additional Area 240933B 

Access & Suppression  
 
Access for attending fire services to undertake early suppression is a key factor in whether a fire has 
opportunity to develop into a quasi-steady state at which point the opportunity to control / extinguish 
the fire becomes far more challenging.  
 
Where good access is available, it provides opportunity to control / extinguish a fire in its growth 
phase before developing further and consequently becoming more difficult to conduct direct attacks. 
 
Vehicle access to the study area is predominately via Old Northern Road from the north or south 
and then via Munros Lane, Harrisons Lane and Cairnes Road. Old Northern Road provides a vital 
access corridor for residents and emergency services and is susceptible to being ‘cut’ from fire north 
of the study area. 
 
In reviewing the existing roads, it is acknowledged that many of the local roads within the area 
provide a loop access back to the Old Northern Road. Munros Lane and Cairnes Road were found 
to exceed the road width requirements for non-perimeter roads (5.5m), with the Old Northern Road 
exceeding the perimeter road width requirements (8m). Harrisons Lane was found to be slightly less 
than the road width requirements for non-perimeter roads (4.5-5m). 
 
It was also observed that the only dead-end roads that exceed 200 metres from a public through 
road, which is undesirable from a bushfire planning perspective, are to the north of Cairnes Road 
and Moores Road to the south of Munros Lane. 
 
While it is acknowledged that there are no proposed or additional roads as part of the proposal it 
would be advantageous to provide an Indicative Layout Plan (ILP).  
 

Land Use Assessment 
 
The Land Use Assessment identifies the most appropriate locations in the Masterplan area for the 
proposed land uses.  
 
In this instance the proposal does not relate to a mix of land uses but rather a site specific ‘spot 
rezoning’ to reduce the minimum 10ha lot size to permit smaller rural subdivision of 2ha or possibly 
less if a cluster subdivision approach were adopted. 
 
Regardless for completeness we have identified the considerations relevant to the different land 
uses. 
 
Special Fire Protection Purpose (SFPP): 
 
SFPP development is one which is occupied by people who are considered to be at-risk members 
of the community. In a bushfire event, these occupants may be more susceptible to the impacts of 
bush fire. 
 
SFPP consequently attract the highest Bushfire Protection Measures commensurate to the risk 
profile. Most notably SFPP development, attracts large minimum required Asset Protection Zones, 
which in instances can preclude future development. 
 
The minimum required APZs have been determined from Table A1.12.1 of PBP or specialist bushfire 
design modelling to ensure the radiant heat level is no greater than 10 kW/m2.  
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Glenorie Village – Additional Area 240933B 

Residential:  
 

Residential development (increased density, subdivision, multi-storey buildings etc) presents the 
next highest risk profile and accordingly also attracts minimum required Asset Protection Zones.  
 

The minimum required APZs have been determined from Table A1.12.2 of PBP or specialist bushfire 
design modelling to ensure the radiant heat level is no greater than 29 kW/m2.  
 

We have proposed larger setbacks from the identified hazards being 100 metres as these areas 
would be considered low risk and be determined to be BAL Low in accordance with A1.12.5 of PBP 
and therefore have no bushfire construction requirements. 
 

We have identified the greatest opportunity for increased density from a bushfire planning 
perspective within the study area exists along the northern and middle sections of Moores Road. 
This land provides the greatest separation from the significant fire catchment, while also providing 
multiple egress routes and subsequently results in future development being in relatively low risk 
areas.  
 

While still susceptible to indirect bushfire impacts (i.e. embers), these forms of impact can be 
mitigated by means of relatively straight forward construction measures.  
 

The lower risk location, in conjunction with application of other onsite bushfire protection measures 
(construction, Static Water Supplies), will facilitate residents to be more self-sufficient and reduce 
the likelihood of late evacuation, contributing to traffic congestion during a bushfire emergency.    
 

 
 

Figure 09: Aerial showing the area to the east of Moores Road located >100m from high hazards. 
 

 N 
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Glenorie Village – Additional Area 240933B 

 
 

Figure 09: Glenorie Area current minimum Lot Size. 
 

Commercial: 
 

Commercial development (excluding SFPP, hazardous industries or that which includes a managers 
residence) is considered to have the lowest risk profile of a built environment.  Under the existing 
RU4 zoning which is not proposed to change, there is limited opportunity for commercial premises 
in the study area. 
 

The National Construction Code (NCC) does not provide for any bush fire specific performance 
requirements for Class 5 to 8 structures and as such Australian Standard 3959 ‘Construction of 
buildings in bushfire-prone areas’ does not apply as a set of ‘deemed to satisfy’ provisions.  
 

Whilst bushfire is not captured in the NCC for Class 5-8 buildings, the following objectives will be 
applied in relation to access, water and services, and emergency and evacuation planning under 
PBP:  
 to provide safe access to/from the public road system for firefighters providing property 

protection during a bush fire and for occupant egress for evacuation;  
 to provide adequate services of water for the protection of buildings during and after the 

passage of bush fire, and to locate gas and electricity so as not to contribute to the risk of 
fire to a building;  

 to provide suitable emergency and evacuation (and relocation) arrangements for occupants 
of the development; and  

 consideration of storage of hazardous materials away from the hazard wherever possible.  
In addition to the above the infill residential development provisions detailed in Chapter 7 of PBP are 
also applied as the base for a package of measures any commercial development. 
 

Land Use:  
 

Subject to satisfactory outcomes from the traffic analysis we have identified the greatest opportunity 
for increased density from a bushfire planning perspective within the study area exists along the 
northern and middle sections of Moores Road (Figure 09). This land provides the greatest separation 
from the significant fire catchment, while also providing multiple egress routes and subsequently 
results in future development being in relatively low risk areas.  
 

.   
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Glenorie Village – Additional Area 240933B 

Access and Egress 
 
It is important to assess the capacity of both the existing and proposed roads both within and external 
to the assessment area.  
 
The future submission must include a study of the existing road network both within and external to 
the site layout. While a broad assessment will be undertaken by us, the overall assessment should 
include input from a suitably qualified traffic consultant. 
 
This assessment is to include:  
 

• The capacity for the proposed road network to deal with evacuating residents and responding 
emergency services, based on the existing and proposed community profile; 

• The location of key access routes and direction of travel; and 
• The potential for development to be isolated in the event of a bush fire. 

 
Emergency Services 

 
In some circumstances the scale of a planning proposal warrants a need to include provisions for a 
new fire station.  
 
The study area is located with a NSW Rural Fire Service area, with a station located in Glenorie to 
the northwest.   
 
In consideration of the relatively modest size of the future development the existing fire service 
coverage is considered adequate.  
 

Infrastructure 
 
An assessment of the issues associated with infrastructure and utilities must be undertaken. In urban 
areas this assessment is to include the ability of the reticulated water system to deal with a major 
bushfire event in terms of pressures, flows and spacing of hydrants.  
 
Any future development must comply with the water supply requirements detailed in Planning for 
Bush Fire Protection. These requirements can be achieved in two ways, being: 
 

• reticulated water is to be provided to the development, where available. 
• a static water supply is provided where no reticulated water is available. 

 
There are hydrants available along the existing public roads within the study area. 
 
It should be verified that the pressures and flows of the hydrant network achieve the operational 
needs of fire services, including increased demand as a result of the proposal.  
 
The subject site does not contain any high voltage power lines or gas supply lines.   
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Glenorie Village – Additional Area 240933B 

6.0 Planning for Bush Fire Protection 
As the strategic issues can be addressed in the SBFS, an assessment of whether the proposal can 
comply with PBP is required. This section addresses the future development’s capacity to comply 
with the relevant specifications and requirements of PBP. 
 

The draft Local Planning Direction 4.3 Planning for Bushfire Protection has the following directions 
in which a planning proposal must comply with: 
 

(a) have regard to Planning for Bushfire Protection 2019,  
(b) introduce controls that avoid placing inappropriate developments in hazardous areas, 
and  
(c) ensure that bushfire hazard reduction is not prohibited within the Asset Protection Zone 
(APZ). 

 

Therefore, by complying with the following the proposal will be able to satisfy the above directions. 
 

Asset Protection Zones:  
 

An Asset Protection Zone (APZ) is an area between the development (in this instance nominated 
building envelopes) and the identified bushfire / grassfire hazards where the fuels are maintained to 
a minimum to reduce the spread of fire between a hazard and a future building.  
 

The APZ is generally the most significant BPM when it comes to site restrictions, environmental 
impact and viability of future development. 
 

The width of the APZs is determined by the vegetation structure (within the hazard for a distance of 
140m), Fire Danger Index (FDI or GFDI), effective slope (within the hazard for a distance of 100 
metres) and the type of development (residential, other development or SFPP). 
 

 Opportunity – Maximising the APZ:  
 

The minimum required APZs are applicable to the corresponding building.  
 

Non-habitable (Class 10) structures, car parking, play equipment, active open space, tennis courts, 
swimming pools, managed detention basins, and the like are permitted within the APZs.  
 

Perimeter roads should also be provided adjacent to hazards which will maximise the land 
designated as an Asset Protection Zone as well as achieving the preferred road design of the NSW 
RFS.  
 

Opportunity – Bushfire Design Modelling:  
 

The reported Asset Protection Zones have been determined from table A1.12.5 of Planning for Bush 
Fire Protection 2019 to be communicate with BAL Low. The required APZs for increased density 
(subdivisions) are determined from table A1.12.2 of Planning for Bush Fire Protection 2019 
 

These tables detail the deemed-to-satisfy APZs to which the NSW RFS will seek to apply in the first 
instance.  
 

Technical compliance can however also be achieved with the use of specialist bushfire design 
modelling which demonstrates the calculated radiant heat impact will not exceed 10kW/m2 for SFPP 
development and 29kW/m2 for residential development at the closest point of the building footprint.  
 

Where the proposal seeks to demonstrate compliance with PBP via an alternative solution (bushfire 
design modelling) this can lead to extended assessment periods by the NSW Rural Fire Service to 
facilitate their verification process.  
 

This can be somewhat mitigated by formally lodging a request for Pre-DA Advice, however this 
process is currently taking 3-6 weeks.   
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Glenorie Village – Additional Area 240933B 

Access 
 
Planning for Bush Fire Protection addresses design considerations for internal roads for properties 
determined to be bushfire prone.  
 
There is opportunity to satisfy the access requirements by way of either demonstrating compliance 
with the Acceptable Solutions or Performance Criteria (alternate solution). It is strongly encouraged 
that in the first instance compliance with the Acceptable Solutions is targeted.  
 
It is understood that Council is not proposing any road upgrades or new perimeter roads as part of 
the proposal. Regardless for completeness the Acceptable Solutions for Residential Development 
under section 5.3.2 of PBP include; 
 
General Requirements: 
 

• property access roads are two-wheel drive, all‑weather roads; 
• perimeter roads are provided for residential subdivisions of three or more allotments; 
• subdivisions of three or more allotments have more than one access in and out of the 

development; 
• traffic management devices are constructed to not prohibit access by emergency services 

vehicles; 
• maximum grades for sealed roads do not exceed 15 degrees and an average grade of not 

more than 10 degrees or other gradient specified by road design standards, whichever is the 
lesser gradient; 

• all roads are through roads; 
• dead end roads are not recommended, but if unavoidable, are not more than 200 metres in 

length, incorporate a minimum 12 metres outer radius turning circle, and are clearly sign 
posted as a dead end; 

• where kerb and guttering is provided on perimeter roads, roll top kerbing should be used to 
the hazard side of the road; 

• where access/egress can only be achieved through forest, woodland and heath vegetation, 
secondary access shall be provided to an alternate point on the existing public road system; 
and 

• one way only public access roads are no less than 3.5 metres wide and have designated 
parking bays with hydrants located outside of these areas to ensure accessibility to 
reticulated water for fire suppression. 

• the capacity of perimeter and non-perimeter road surfaces and any bridges/causeways is 
sufficient to carry fully loaded firefighting vehicles (up to 23 tonnes); bridges/ causeways are 
to clearly indicate load rating. 

• hydrants are located outside of parking reserves and road carriageways to ensure 
accessibility to reticulated water for fire suppression; 

• hydrants are provided in accordance with the relevant clauses of AS 2419.1:2005 - Fire 
hydrant installations System design, installation and commissioning; and 

• there is suitable access for a Category 1 fire appliance to within 4m of the static water supply 
where no reticulated supply is available.   
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Glenorie Village – Additional Area 240933B 

Perimeter Roads: 
 

• are two-way sealed roads; 
• minimum 8m carriageway width kerb to kerb; 
• parking is provided outside of the carriageway width; 
• hydrants are located clear of parking areas; 
• are through roads, and these are linked to the internal road system at an interval of no 

greater than 500m; 
• curves of roads have a minimum inner radius of 6m; 
• the maximum grade road is 15 degrees and average grade of not more than 10 degrees; 
• the road crossfall does not exceed 3 degrees; and 
• a minimum vertical clearance of 4m to any overhanging obstructions, including tree 

branches, is provided. 
 
Non-Perimeter Roads: 
 

• minimum 5.5m carriageway width kerb to kerb; 
• parking is provided outside of the carriageway width; 
• hydrants are located clear of parking areas; 
• roads are through roads, and these are linked to the internal road system at an interval of 

no greater than 500m; 
• curves of roads have a minimum inner radius of 6m; 
• the road crossfall does not exceed 3 degrees; and 
• a minimum vertical clearance of 4m to any overhanging obstructions, including tree 

branches, is provided. 
 
Property Access: 
 

• There are no specific access requirements in an urban area where an unobstructed path 
(no greater than 70m) is provided between the most distant external part of the proposed 
dwelling and the nearest part of the public access road (where the road speed limit is not 
greater than 70kph) that supports the operational use of emergency firefighting vehicles. 

 
In circumstances where this cannot occur, the following requirements apply: 
 
• minimum 4m carriageway width; 
• in forest, woodland and heath situations, rural property  access roads have passing bays 

every 200m that are 20m long by 2m wide, making a minimum trafficable width of 6m at the 
passing bay; 

• a minimum vertical clearance of 4m to any overhanging obstructions, including tree 
branches; 

• provide a suitable turning area in accordance with Appendix 3; 
• curves have a minimum inner radius of 6m and are minimal in number to allow for rapid 

access and egress; 
• the minimum distance between inner and outer curves is 6m; 
• the crossfall is not more than 10 degrees; 
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Glenorie Village – Additional Area 240933B 

• maximum grades for sealed roads do not exceed 15 degrees and not more than 10 
degrees for unsealed roads; and  

• a development comprising more than three dwellings has access by dedication of a road 
and not by right of way. 

 
Note: Some short constrictions in the access may be accepted where they are not less than 
3.5m wide, extend for no more than 30m and where the obstruction cannot be reasonably 
avoided or removed. The gradients applicable to public roads also apply to community style 
development property access roads in addition to the above. 
 

 
 

Figure 09: Multipoint turning options detailed in A3.3 of PBP 
 
The draft Local Planning Direction 4.3 Planning for Bushfire Protection has a direction for two-way 
access roads which links to perimeter roads and/or to fire trail networks.  
 
Although this area is already developed and there is no provision for road upgrades as part of the 
proposal, we have reviewed the local road network.  
 
While there are no defined perimeter roads to all the hazards the existing access does provide two-
way access for the attending emergency services and provides egress for the residents. Future 
proposed works as part of any subdivisions shall need to comply with above requirements with PBP. 
These additional measures include but not limited to perimeter roads for three or more allotments 
and possible secondary access.  



Hornsby Shire Council Attachment to Report No. PC12/25 Page 261 
 

 

General Meeting  9 July 2025  Attachments Page 484 
 

A
T
T
A

C
H

M
E
N

T
 1

 -
 I

T
E
M

 7
   

 
 
 
 
 

 

Building Code & Bushfire Hazard Solutions Pty Limited Page 23 of 27 
 

Glenorie Village – Additional Area 240933B 

Services 
 
Water Supply: 
 
Any future development must comply with the water supply requirements detailed in Planning for 
Bush Fire Protection. These requirements can be achieved in two ways, being: 
 

• reticulated water is to be provided to the development, where available. 
• a static water supply is provided where no reticulated water is available. 

 
In consideration of the size of the future allotments it is likely that future development applications 
will need to include a Static Water Supply and associated firefighting equipment for each future 
dwelling. In this regard the following are the relevant Acceptable Solutions applicable for static water 
supplies: 
 

• That a 20,000 litre static water supply be provided within the subject property, where this 
supply is a water tank it shall comply with the following;  

 
 a connection for firefighting purposes is located within the IPA or non-hazard side and 

away from the structure; 65mm Storz outlet with a ball valve is fitted to the outlet;  
 ball valve and pipes are adequate for water flow and are metal;  
 supply pipes from tank to ball valve have the same bore size to ensure flow volume;  
 underground tanks have an access hole of 200mm to allow tankers to refill direct from 

the tank;  
 a hardened ground surface for truck access is supplied within 4m;  
 above-ground tanks are manufactured from concrete or metal;  
 raised tanks have their stands constructed from non-combustible material or bush 

fire-resisting timber (see Appendix F of AS 3959);  
 unobstructed access can be provided at all times;  
 underground tanks are clearly marked;  
 tanks on the hazard side of a building are provided with adequate shielding for the 

protection of firefighters;  
 all exposed water pipes external to the building are metal, including any fittings;  
 that a 5hp or 3kW petrol or diesel-powered pump and 19mm internal diameter fire 

hose capable of reaching all points of the building is provided 
 fire hose reels are constructed in accordance with AS/NZS 1221:1997, and installed 

in accordance with the relevant clauses of AS 2441:2005. 
 
Planning for Bush Fire Protection also addresses the installation of services (i.e. electricity and gas) 
within bushfire prone areas. The following are the requirements for the relevant services.  
 
Electricity: 
 

• where practicable, electrical transmission lines are underground, and 
• where overhead, electrical transmission lines are proposed as follows: 

 
o lines are installed with short pole spacing (30m), unless crossing gullies, gorges or 

riparian areas, and 
o no part of a tree is closer to a power line than the distance set out in accordance 

with the specifications in ISSC3 Guideline for Managing Vegetation Near Power 
Lines  
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Glenorie Village – Additional Area 240933B 

Gas: 
 

• reticulated or bottled gas is installed and maintained in accordance with AS/NZS 1596:2014 
- The storage and handling of LP Gas, the requirements of relevant authorities, and metal 
piping is used; 

• all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m and 
shielded on the hazard side; 

• connections to and from gas cylinders are metal; 
• polymer-sheathed flexible gas supply lines are not used; and 
• above-ground gas service pipes are metal, including and up to any outlets. 

 
Construction 

 
Australian Standard 3959 – 2018 ‘Construction of buildings in bushfire-prone areas’ (AS3959) 
specifies construction standards for buildings within various Bushfire Attack Levels as determined 
by Planning for Bush Fire Protection – 2019. 
 
AS3959 provides for six (6) levels of building construction these being BAL - Low, BAL - 12.5, BAL 
- 19, BAL - 29, BAL - 40 and BAL - FZ.  
 

Bushfire Attack 
Level 

Maximum radiant heat impact 
(kW/m2) 

Level of construction 
under AS3959-2018 

Low  No special construction 
requirements 

12.5 ≤12.5 BAL - 12.5 
19 12.6 to 19.0 BAL - 19 
29 19.1 to 29.0 BAL - 29 
40 29.1 to 40.0 BAL - 40 

Flame Zone >40.0 BAL FZ No deemed to satisfy 
provisions 

Table 01: Correlation between bushfire impact and AS3959 
The Bushfire Attack Level is determined from Table A1.12.5 of PBP or bushfire design modelling 
consistent with Method 2 of AS3959. 
 
Typically, the highest Bushfire Attack Level permitted to any future building is BAL 29 and therefore 
future buildings will require compliance with sections 3 and 7 of Australian Standard 3959 
‘Construction of buildings in bushfire-prone areas’ 2018 as a minimum.  
 
We have identified the greatest opportunity for increased density from a bushfire planning 
perspective within the study area exists along the northern and middle sections of Moores Road. 
This land provides the greatest separation from the significant fire catchment, while also providing 
multiple egress routes and subsequently results in future development being in relatively low risk 
areas.  
 
Development in the identified area, subject to no further vegetation enhancement, would result in a 
Bushfire Attack Level of BAL Low.  
 
While still susceptible to indirect bushfire impacts (i.e. embers), these forms of impact can be 
mitigated by means of relatively straight forward construction measures (Bal 12.5 construction).  
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Glenorie Village – Additional Area 240933B 

7.0 Conclusion 
 

In this instance the subject site is depicted on Hornsby Shire Council’s Bushfire Prone Land Map as 
containing designated Category 1 and 2 Vegetation and Vegetation Buffer and is therefore 
considered ‘bushfire prone’.  
 

In relation to a planning proposal Hornsby Shire Council is required to apply section 9.1(2) of the 
Environmental Planning and Assessment Act 1979. Direction 4.3 Planning for Bushfire Protection 
identifies matters for consideration for proposals that affect or are in proximity to land mapped as 
bushfire prone. Under these directions the following objectives apply: 
 

i. to protect life, property and the environment from bush fire, by discouraging the 
establishment of incompatible land uses in bush fire prone areas; and 
 

ii. to encourage sound management of bush fire prone areas. 
 

A bushfire assessment is required to be submitted which demonstrates compliance with the s9.1(2) 
Directions and Planning for Bush Fire Protection 2019 (PBP). 
 

Subject to satisfactory outcomes from the traffic analysis we have identified the greatest opportunity 
for increased density from a bushfire planning perspective within the study area exists along the 
northern and middle sections of Moores Road. This land provides the greatest separation from the 
significant fire catchment, while also providing multiple egress routes and subsequently results in 
future development being in relatively low risk areas.  
 

While still susceptible to indirect bushfire impacts (i.e. embers), these forms of impact can be 
mitigated by means of relatively straight forward construction measures.  
 

The lower risk location, in conjunction with application of other onsite bushfire protection measures 
(construction, Static Water Supplies), will facilitate residents to be more self-sufficient and reduce 
the likelihood of late evacuation, contributing to traffic congestion during a bushfire emergency.    
 

Comments provided are based on advice received from the NSW Rural Fire Service, Fire Protection 
Association of Australia, and the requirements of the Environmental Planning and Assessment Act 
1979, the Rural Fires Act 1997, the Rural Fires Regulations 2022, Planning for Bush Fire Protection 
2019, and Australian Standard 3959 ‘Construction of buildings in bushfire-prone areas’ 2018.  
 

Should you have any further questions please do not hesitate in contacting myself. 
 
Prepared by      Reviewed by 
Building Code & Bushfire Hazard Solutions  Building Code & Bushfire Hazard Solutions P/L 

  
  

Andrew Muirhead     Stuart McMonnies 
Senior Bushfire Consultant     Director / Manager Bushfire Section 
Graduate Diploma in Bushfire Protection WSU    G. D. Design in Bushfire Prone Areas. 
Bachelor of Engineering Technology Mastering in Civil UniSQ Certificate IV Fire Technology  
FPA Australia BPAD Level 3 Accredited Practitioner   FPA Australia BPAD Level 3 Accredited Practitioner 
BPAD Accreditation No. BPAD46966    BPAD Accreditation No. BPAD9400 
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Quote from Planning for Bush Fire Protection 2019, ‘While the material within this publication is current at the time of writing changes in 
circumstances after the time of publication may impact on the accuracy of the material. Individuals are responsible for ensuring they have 
the most current version of this publication.  

The NSW RFS disclaims any liability (including but not limited to liability by reason of negligence) to the users of the material for any loss, 
damage, cost or expense whether direct, indirect, consequential or special, incurred by, or arising by reason of, any person using or 
relying on the material and whether caused by reason of, any error, omission or misrepresentation in the material or otherwise. Users of 
the Website will be responsible for making their own assessment of the material and should verify all relevant representations, statements 
and information with their own professional advisers.’ 

Similarly the interpretations and opinions provided by Building Code and Bushfire Hazard Solutions in regard to bushfire design, protection 
and mitigation are also given in the same good faith.  
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