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AGENDA AND SUMMARY OF RECOMMENDATIONS 

 

ACKNOWLEDGEMENT OF COUNTRY  

Statement by the Chairperson:   

"Council recognises the Traditional Owners of the lands of Hornsby Shire, the Darug 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." 

PRESENT 

NATIONAL ANTHEM 

OPENING PRAYER/S 

ACKNOWLEDGEMENT OF RELIGIOUS DIVERSITY 

Statement by the Chairperson: 

"We recognise our Shire's rich cultural and religious diversity and we acknowledge and pay respect to 

the beliefs of all members of our community, regardless of creed or faith." 

VIDEO AND AUDIO RECORDING OF COUNCIL MEETING 

Statement by the Chairperson: 

"I advise all present that tonight's meeting is being video streamed live via Council’s website and also 

audio recorded for the purposes of providing a record of public comment at the meeting, supporting 

the democratic process, broadening knowledge and participation in community affairs, and 

demonstrating Council’s commitment to openness and accountability.  The audio and video 

recordings of the non-confidential parts of the meeting will be made available on Council’s website 

once the Minutes have been finalised. All speakers are requested to ensure their comments are 

relevant to the issue at hand and to refrain from making personal comments or criticisms.  No other 

persons are permitted to record the Meeting, unless specifically authorised by Council to do so." 

APOLOGIES / LEAVE OF ABSENCE  

POLITICAL DONATIONS DISCLOSURE 

Statement by the Chairperson: 

“In accordance with Section 10.4 of the Environmental Planning and Assessment Act 1979, any 

person or organisation who has made a relevant planning application or a submission in respect of a 

relevant planning application which is on tonight’s agenda, and who has made a reportable political 

donation or gift to a Councillor or employee of the Council, must make a Political Donations 

Disclosure Statement. 
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If a Councillor or employee has received a reportable political donation or gift from a person or 

organisation who has made a relevant planning application or a submission in respect of a relevant 

planning application which is on tonight’s agenda, they must declare a non-pecuniary conflict of 

interests to the meeting, disclose the nature of the interest and manage the conflict of interests in 

accordance with Council’s Code of Conduct.” 

DECLARATIONS OF INTEREST 

Councillors are reminded of their Oath or Affirmation of Office made under section 233A of the Act 

and their obligations under the Council’s Code of Conduct to disclose and appropriately manage 

conflicts of interest. 

Clause 4.16 and 4.17 of Council’s Code of Conduct for Councillors requires that a councillor or a 

member of a Council committee who has a pecuniary interest in a matter which is before the Council 

or committee and who is present at a meeting of the Council or committee at which the matter is 

being considered must disclose the nature of the interest to the meeting as soon as practicable. The 

disclosure is also to be submitted in writing (on the form titled “Declaration of Interest”). 

4.16 A councillor who has a pecuniary interest in any matter with which the council is concerned, 

and who is present at a meeting of the council or committee at which the matter is being 

considered, must disclose the nature of the interest to the meeting as soon as practicable. 

4.17 The councillor must not be present at, or in sight of, the meeting of the council or committee: 

a) at any time during which the matter is being considered or discussed by the council or 

committee, or 

b) at any time during which the council or committee is voting on any question in relation 

to the matter. 

Clause 5.10 and 5.11 of Council’s Code of Conduct for Councillors requires that a councillor or a 

member of a Council committee who has a non pecuniary interest in a matter which is before the 

Council or committee and who is present at a meeting of the Council or committee at which the matter 

is being considered must disclose the nature of the interest to the meeting as soon as practicable. 

The disclosure is also to be submitted in writing (on the form titled “Declaration of Interest”). 

5.10 Significant non-pecuniary conflict of interests must be managed in one of two ways: 

a) by not participating in consideration of, or decision making in relation to, the matter in 

which you have the significant non-pecuniary conflict of interest and the matter being 

allocated to another person for consideration or determination, or 

b) if the significant non-pecuniary conflict of interest arises in relation to a matter under 

consideration at a council or committee meeting, by managing the conflict of interest 

as if you had a pecuniary interest in the matter by complying with clauses 4.16 and 

4.17. 

5.11 If you determine that you have a non-pecuniary conflict of interest in a matter that is not 

significant and does not require further action, when disclosing the interest you must also 

explain in writing why you consider that the non-pecuniary conflict of interest is not significant 

and does not require further action in the circumstances. 
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CONFIRMATION OF MINUTES  

THAT the Minutes of the General Meeting held on 11 March, 2026 be confirmed; a copy having been 

distributed to all Councillors. 

PETITIONS  

PRESENTATIONS 

RESCISSION MOTIONS  

MAYORAL MINUTES  

ITEMS PASSED BY EXCEPTION  

 

GENERAL BUSINESS 

OFFICE OF THE GENERAL MANAGER 

Page Number 1 

Item 1 GM3/26 DRAFT 2026-2030 DELIVERY PROGRAM, INCLUDING THE 2026/27 

OPERATIONAL PLAN, BUDGET, RATING STRUCTURE AND FEES AND CHARGES 

- ADOPTION FOR PUBLIC EXHIBITION 

 

RECOMMENDATION 

THAT: 

1. Council adopt for public exhibition the draft 2026-2030 Delivery Program and 2026/27 

Operational Plan which includes the draft Budget, Rating Structure and Fees and Charges for 

2026/27 and make available for public comment from 9 April to 11 May 2026. 

2. Council note the rating information contained in the draft 2026-2030 Delivery Program and 

2026/27 Operational Plan that aligns with Year 4 of the Independent Pricing and Regulatory 

Tribunal’s (IPART’s) Special Rate Variation approval for Hornsby Shire Council (i.e. a 5.5% 

rate increase for 2026/27).  

3. Following public exhibition, after consideration of all submissions, the 2026-2030 Delivery 

Program and 2026/27 Operational Plan, including Budget, Rating Structure and Fees and 

Charges, be referred to Council for further consideration and adoption before 30 June 2026. 

 

Page Number 9 

Item 2 GM4/26 UNREASONABLE CONDUCT POLICY 
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RECOMMENDATION 

THAT the Unreasonable Conduct Policy attached to General Manager’s Report No. GM4/26 be 

adopted. 

 

CORPORATE SUPPORT DIVISION 

Page Number 14 

Item 3 CS12/26 INVESTMENTS AND BORROWINGS FOR 2025/2026 - STATUS FOR THE 

PERIOD ENDING 28 FEBRUARY 2026 

 

RECOMMENDATION 

THAT the contents of Director’s Report No. CS12/26 be received and noted. 

 

COMMUNITY AND ENVIRONMENT DIVISION 

Nil  

PLANNING AND COMPLIANCE DIVISION 

Page Number 17 

Item 4 PC6/26 PLANNING PROPOSAL - 675-685 OLD NORTHERN ROAD, DURAL 

 

RECOMMENDATION  

THAT: 

1. Council support progression of the Planning Proposal for Nos. 675-685 Old Northern Road, 

Dural, as amended and attached to Director’s Report PC6/26 to the Department of Planning, 

Housing and Infrastructure for a Gateway determination. 

2. Subject to a Gateway Determination, a refined Planning Proposal, draft Development Control 

Plan and draft Planning Agreement be prepared to respond to Gateway conditions and be 

presented in a future report to Council for consideration prior to exhibition. 

 

Page Number 48 

Item 5 PC7/26 REPORT ON SUBMISSIONS - PROPOSED AMENDMENT TO THE SECTION 

7.12 DEVELOPMENT CONTRIBUTIONS PLAN 2019 - 2029 

 

RECOMMENDATION 

THAT: 

1. The updated Hornsby Shire Section 7.12 Development Contributions Plan 2019-2029 

attached to Director’s Report No. PC7/26 be adopted. 
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2. The adopted Section 7.12 Development Contributions Plan 2019-2029 become effective upon 

notification on Council’s website. 

3. Submitters be advised of Council’s decision. 

 

INFRASTRUCTURE AND MAJOR PROJECTS DIVISION 

Nil  

CONFIDENTIAL ITEMS 

Item 6 CS13/26 RENEWAL OF LEASE OF OPERATIONAL LAND AT CHERRYBROOK 

 

This report should be dealt with in confidential session, under Section 10A (2) (c) 

of the Local Government Act, 1993. This report contains information that would, if 

disclosed, confer a commercial advantage on a person with whom the council is 

conducting (or proposes to conduct) business. 

 

 

QUESTIONS WITH NOTICE 

Page Number 53 

Item 7 QWN2/26 1-3 JOHNSON ROAD DRAFT PLANNING PROPOSAL 

 

 

MAYOR'S NOTES 

Page Number 54 

Item 8 MN3/26 MAYOR'S NOTES 01 MARCH 2026 - 31 MARCH 2026 

 

 

NOTICES OF MOTION 

Page Number 57 

Item 9 NOM6/26 PROCESS TO CONSIDER ANY PROPOSAL TO RENAME HORNSBY 

AQUATIC CENTRE 

 

COUNCILLOR TILBURY TO MOVE 

THAT: 

1. Any proposal received by Council to rename the Hornsby Aquatic Centre be referred to an 

appropriate period of public consultation  
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2. Council consider feedback from the community, prior to formal consideration of the renaming 

of the Hornsby Aquatic Centre 

 

SUPPLEMENTARY AGENDA 

MATTERS OF URGENCY  
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General Manager's Report No. GM3/26 

Office of the General Manager 

Date of Meeting: 8/04/2026 

 

1 DRAFT 2026-2030 DELIVERY PROGRAM, INCLUDING THE 2026/27 OPERATIONAL 

PLAN, BUDGET, RATING STRUCTURE AND FEES AND CHARGES - ADOPTION FOR 

PUBLIC EXHIBITION     

 

 

EXECUTIVE SUMMARY 

• The draft 2026-2030 Delivery Program, including the 2026/27 Operational Plan, has been 

prepared and incorporates budget information, the proposed rates to be charged to 

ratepayers, and the fees applicable to the domestic waste service. Other proposed fees and 

charges for 2026/27 are detailed in a separate document.  

• The draft 2026-2030 Delivery Program, including the 2026/27 Operational Plan, is based on 

Council maintaining current levels of service in 2026/27, together with capital expenditure of 

$61.1 million. It includes a total of 159 actions across the period 2026/27 to 2029/30, of which 

149 are derived from adopted strategies and technical documents or are required to meet 

legislative obligations. Of these actions, 121 are scheduled for progression in 2026/27. 

• The draft 2026/27 Annual Budget is based on a 5.5% rate increase approved by IPART in the 

fourth and final year of Council’s Special Rate Variation and provides for a budget surplus of 

$3.13 million based on a Net Operating and Capital Result after Funding.  

• It would be financially prudent to retain this surplus throughout the financial year to respond to 

unforeseen budget shocks (i.e. natural disasters and/or asset failures) that can occur.  

 

RECOMMENDATION 

THAT: 

1. Council adopt for public exhibition the draft 2026-2030 Delivery Program and 2026/27 

Operational Plan which includes the draft Budget, Rating Structure and Fees and Charges for 

2026/27 and make available for public comment from 9 April to 11 May 2026. 

2. Council note the rating information contained in the draft 2026-2030 Delivery Program and 

2026/27 Operational Plan that aligns with Year 4 of the Independent Pricing and Regulatory 

Tribunal’s (IPART’s) Special Rate Variation approval for Hornsby Shire Council (i.e. a 5.5% 

rate increase for 2026/27).  

3. Following public exhibition, after consideration of all submissions, the 2026-2030 Delivery 

Program and 2026/27 Operational Plan, including Budget, Rating Structure and Fees and 

Charges, be referred to Council for further consideration and adoption before 30 June 2026. 
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PURPOSE  

The purpose of this report is to seek Council’s adoption of the draft 2026–2030 Delivery Program and 

2026/27 Operational Plan (including the 2026/27 Budget, Rating Structure and Fees and Charges) for 

the purpose of public exhibition. This will enable the draft documents to be publicly exhibited from 

Thursday 9 April to Monday 11 May 2026, prior to being reconsidered by Council for final adoption in 

June 2026. 

BACKGROUND 

By 30 June in the year following local government elections, councils are required to prepare a ten-

year Community Strategic Plan (CSP), a four-year Delivery Program and a one-year Operational 

Plan, together with a Resourcing Strategy. These documents form part of the Integrated Planning and 

Reporting framework mandated by the Office of Local Government.  

The framework requires councils to engage with the community to identify key priorities and 

aspirations for the future of the area, as well as the major issues and challenges facing the Shire. This 

engagement enables the community to have meaningful input into how Council, other levels of 

government and the community itself will respond to these issues and challenges. 

The planning process also requires consideration of the resources that are realistically available to 

deliver the community’s priorities and aspirations. Council’s Community Strategic Plan, Your vision | 

Your future 2035, was endorsed by Council in June 2025 (GM25/25 – 11 June 2025). 

DISCUSSION  

Draft 2026-2030 Delivery Program, including the 2026/27 Operational Plan (Attachment 1) 

The draft 2026-2030 Delivery Program represents Council’s response to the Community Strategic 

Plan, Your vision | Your future 2035, and outlines Council’s commitment to the community for its term 

of office. The principal activities to be undertaken by Council are integrated with the Plans of action in 

the Community Strategic Plan, aligned to the Strategic directions and Long-term goals, and 

consolidated into a four-year program of actions and capital projects, which will be reviewed annually 

through the budget process.  

The draft 2026/27 Operational Plan forms part of the Delivery Program and outlines the actions and 

capital projects to be undertaken during the year. It also includes Council’s detailed annual budget 

and Statement of Revenue Policy, including proposed rates, fees and charges. 

Council undertook extensive community engagement over the three-year period from 2018 to 2021, 

involving more than 15,000 stakeholders across a broad range of demographic groups. This 

engagement primarily sought community feedback to inform the development of strategies and 

technical documents that guide the long-term future of the Shire. 

Further community engagement was carried out between 2022 and 2024, with more than 10,000 

people participating. This included Community Satisfaction Surveys conducted in 2023 and 2024 to 

assess satisfaction with Council services and facilities; a Liveability Census in 2023 to identify what 

matters most to local communities and their priorities for improving neighbourhoods; and consultation 

on the Social Plan in 2024.  

The insights and feedback gathered through these engagements directly informed the development of 

the Community Strategic Plan, Your vision | Your future 2035. 

Council applies a continuous planning approach, supported by regular reviews and updates to 

maintain flexibility and responsiveness and ensure progress remains aligned with strategic objectives. 
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In 2025, Council again participated in Place Score’s Australian Liveability Census, providing local 

communities with an opportunity to share what matters most to them and offering insights into the 

performance of local neighbourhoods. More than 690 local residents participated in the survey. 

The actions outlined in the draft 2026–2030 Delivery Program, including the 2026/27 Operational 

Plan, respond directly to the priorities and feedback identified by the community. Council maintains a 

four-year rolling program of actions that is reviewed annually. 

Across the four Themes of Liveable, Sustainable, Prosperous and Collaborative, the Delivery 

Program across the period 2026/27 to 2029/30 includes a total of 159 actions, of which 149 are 

derived from adopted strategies and technical documents or are required to meet legislative 

obligations. Of these actions, 121 are scheduled for progression in 2026/27, and include: 

LIVEABLE 

• Developing Functional Design Briefs for new libraries and multi-purpose community centres at 

Hornsby and Cherrybrook Metro precinct 

• Reviewing the Community Lease and Licensing Policy 

• Commencing a review of the Pennant Hills Town Centre and surrounding corridor 

• Preparing a Medium Density Housing (townhouse) Strategy and Planning Proposal  

• Preparing an Urban Unstructured Recreation Strategy 

• Preparing a Natural Areas Recreational Strategy 

• Developing an Active Transport Strategy. 

SUSTAINABLE 

• Reviewing the Sustainable Hornsby 2040 Strategy 

• Coordinating a waste volunteer program 

• Undertaking public tendering for a new Food Organics Collection and Processing Services 

Contracts to commence 1 July 2027 

• Reviewing the Contaminated Lands Policy 

• Preparing a Coastal Management Program. 

PROSPEROUS 

• Reviewing and updating the Economic Development and Tourism Strategy 2021-2026 

• Developing an Integrated Infrastructure Plan for Hornsby Town Centre 

• Undertaking the Special Entertainment Precinct Trial for Hornsby Town Centre 

• Reviewing the Development Contributions Plans 

• Developing the Brooklyn Place Plan for adoption by Council. 

COLLABORATIVE 

• Conducting internal audits on major projects, cyber security, strategic procurement and 

DRIVES24 

• Undertaking a Community Satisfaction Survey of Council services and facilities 
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• Conducting service reviews of the Community and Cultural Facilities, Communications and 

Engagement, and Emergency Management services 

• Developing and implementing a Psychosocial Hazard and Risk Mitigation Program for staff 

• Developing the Data Strategy 2025-2029 and submitting for formal approval. 

Research undertaken in 2020 found that 96 per cent of Hornsby Shire residents consider their quality 

of life to be good to excellent. More recent research conducted by Place Score as part of the 2025 

Australian Liveability Census rated liveability in Hornsby Shire at 69 out of 100, three points above 

both the state and national averages. These results indicate that Hornsby Shire is a community with 

high expectations for the quality of life and the standard of services provided to residents, businesses 

and visitors. Meeting these expectations is best supported by Council continuing to deliver services at 

established levels, supported by ongoing investment in capital projects.  

Five significant projects are currently underway that will deliver transformational outcomes across 

Hornsby Shire. These projects are intended to revitalise the Hornsby CBD, provide future housing and 

employment, support economic activity, deliver a contemporary arts and cultural hub, enhance 

sporting and recreational facilities and improve public spaces and streetscapes, all contributing to the 

quality of life for residents. The projects are: 

• Hornsby Park redevelopment – transforming the former Hornsby Quarry into a major public 

parkland, providing new recreational spaces and restored bushland, with $17.8 million 

allocated in 2026/27 

• Hornsby Town Centre – strengthening future housing, employment and infrastructure growth 

while improving the public domain, liveability and accessibility of the town centre 

• Wallarobba Arts and Cultural Centre redevelopment – delivering a contemporary arts and 

cultural hub that supports local artists and creative communities, provides flexible exhibition 

and community spaces, and contributes to Hornsby Town Centre’s role as a civic and cultural 

destination, with $550,000 allocated in 2026/27 

• Westleigh Park redevelopment – providing new sport and recreation facilities and 

opportunities for unstructured recreation while protecting significant bushland, with $200,000 

in section 7.11 funding allocated in 2026/27 and subject to confirmation of NSW Government 

funding  

• Public Domain improvements - including upgrades in Galston Village to enhance streetscapes 

and public spaces and create a more attractive, accessible and pedestrian-friendly village 

centre, along with gateway and suburb signage, with $5 million and $1.2 million allocated 

respectively in 2026/27. 

In total, there are $61.1 million worth of capital projects proposed in the draft 2026/27 Operational 

Plan, of which $9.5 million is funded by grants, $13.9 million is funded by section 7.11/section 7.12 

development contributions, $12.8 million is funded by restricted assets, $5.5 million is funded by the 

Special Rate Variation and $2.4 million is funded by the Catchments Remediation Rate. As well as 

the five transformational projects mentioned above, other capital projects proposed for 2026/27 

include: 

• Local road and traffic improvements worth more than $8.7 million  

• Local footpath improvements and new shared paths worth over $3.6 million 
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• $6.9 million to improve various parks and sporting facilities including amenities upgrades at 

Normanhurst Oval and North Epping Oval; public toilet upgrade at Asquith Oval; oval and 

playground upgrade at Edward Bennett Oval, Cherrybrook and playground upgrade at Fagan 

Park, Galston 

• $3.1 million on bushland recreational and accessibility improvements 

• $2.5 million to upgrade stormwater drainage 

• $2.4 million on Catchment Remediation Rate projects including installation of gross pollutant 

devices at Kenburn Avenue and Woodgrove Avenue, Cherrybrook; and wetland systems at 

Clarinda Street, Hornsby and New Farm Road, West Pennant Hills (Walumeda) 

• $1.2 million to upgrade community centres. 

The Draft 2026/27 Budget 

Council staff commenced the preparation of the draft 2026/27 Budget in November 2025. To minimise 

some of the financial constraints and considerations impacting local government generally and 

Council specifically, and to avoid excessive bids for funding which could not be met, the draft 2026/27 

budget parameters included: 

• Alignment with the parameters and projects identified in the Long-Term Financial Plan (LTFP) 

adopted by Council at the 9 July 2025 General Meeting.  

• Initiatives agreed to in successive versions of the LTFP for inclusion in the 2026/27 budget 

including $5.0 million for Galston Public Domain, funded from surpluses set aside in previous 

years as directed by the LTFP.  

• A $653K increase in the allocation for new footpath construction from $500K to $1.153 million. 

The increase has been funded by $500K set aside from the 30 June 2025 budget surplus and 

$153K from Section 7.12 development contributions.   

• A general rate increase of 5.5% for 2026/27, representing the fourth and final year increase in 

the Special Rate Variation approved by IPART. 

• Additional funding allocated from the Special Rate Variation of $3.82 million for the renewal 

and maintenance of Council’s asset base, as supported by Council’s Asset Management 

Strategy.   

• Allocations totalling $8.27 million for Strategic Initiatives funded by the Special Rate Variation 

that align with Council’s application to IPART for the SRV. Funding is to be directed towards 

high priority actions to upgrade community infrastructure, protect bushland and improve open 

space, construct connected walking and cycling paths, improve cyber security technology and 

progress community development and climate change adaptation programs. $1.4 million to 

fund asset maintenance and renewals at Hornsby Park is also included. 

• Zero external loan borrowing and the continuation of prudent financial management. 

• A nil increase to non-contractual Divisional expenditure (net of direct labour) – price increases 

for non-contractual expenditure have been required to be offset by productivity improvements 

or reviewing service provision. 

• Direct salaries and wages based on an estimated Local Government (State) Award increase 

of 3.5% and calculated on a 50 pay week year. The two-week reduction from a full year 
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represents organisational savings which occur because of the average delay in replacing staff 

members who retire/resign/etc. and/or productivity improvements that are required. 

• The use of Council staff where possible to undertake grant funded projects and Section 7.11 

and 7.12 development contributions projects. 

After applying the parameters above the draft 2026/27 Net Operating and Capital result after funding 

is a cash surplus of $3.13 million (1.5% of the total expenditure budget), which is $242K below the 

surplus forecast in the LTFP, but remains materially in line with the Plan. The difference is because 

the LTFP included an estimated 3.0% increase to salaries and wages from the Local Government 

Award, which has since been revised up to 3.5%. The actual Award increase is expected to be known 

by June 2026 and a revised 2026/27 – 2035/36 Long Term Financial Plan will be referred to Council 

later in the year.  

A justification of the Special Rate Variation was to generate a sufficient year end budget surplus that 

could be applied to ‘budget shocks’ that can occur throughout a financial year and to meet the 

financial performance measures set by the Office of Local Government. This requires commencing 

the year with a forecast surplus to enable Council to respond in a timely manner towards 

infrastructure assets that may fail, the impact of natural disasters on local service provision and clean-

up costs, or cost shifting from other tiers of government.  

Rising fuel prices and supply disruption due to the war in the Middle East may increase the cost of 

service delivery and infrastructure construction planned in 2026/27. Council will continue to monitor 

this situation and will respond appropriately if needed.  

It is therefore financially prudent to commence the year with the forecast surplus of $3.13 million 

(1.5% of the total expenditure budget), to respond to possible budget shocks such as those outlined 

without affecting the normal continuance of service provision throughout the year.  

Capital Works Program 

The total capital works budget for 2026/27 is $61.1 million and is largely funded from external 

reserves such as grants and development contributions. 

Capital budgets have been provided by Project Managers and include budget estimates for large 

projects, with work scheduled to take place over several financial years. For these projects, the 

completion of works planned in 2026/27 is dependent upon the delivery of earlier stages currently 

programmed for delivery in the 2025/26 financial year. Projects requiring the utilisation of grant funds 

are contingent upon those funds being available. 

Fees and Charges 

The proposed Fees and Charges for 2026/27 (Attachment 2) have been reviewed and increased by 

CPI or by an amount which has regard to market conditions and the appropriate cost recovery level. 

Opportunities to recover administrative and overhead costs in respect of business activities have also 

been investigated and implemented where appropriate. Where applicable, the final price includes 

GST which does not contribute any revenue to Council but is forwarded to the Federal Government.  

Over previous years, Council’s fees and charges have not kept pace with cost increases. This is 

because annual CPI estimated for the year ahead has been lower than what has occurred due to a 

high inflationary environment, which proved difficult to predict. As a result, most fees have fallen 

behind by 8.7%, equating to around $800K in cost growth.  
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  2022 2023 2024 Total 

Council Increase 1.40 2.10 3.50  7.00 

Actual CPI (RBA) 6.10 6.00 3.60  15.70 

Difference 4.70 3.90 0.10 8.70 

 

Instead of estimating future inflation, fees will now be adjusted using actual CPI at the end of the 

previous financial year, as published by the Reserve Bank of Australia. Therefore, for 2026/27 most 

fees and charges have been increased by published actual CPI of 2.7% as at 30 June 2025.  

To maintain financial capacity the adopted Long Term Financial Plan recommended that Council 

catch up on the previous years' shortfall of 8.7%. Therefore, fees for Parks and Community Services 

will rise by an additional 2% in 2026/27, meaning an increase of 4.7% has been applied to these fees.  

In respect to the Domestic Waste Management charge, a 10% increase has been applied to the draft 

2026/27 Fees and Charges and draft 2026/27 Annual Budget. The increase is required to contribute 

to the cost of historic landfill remediation works at Foxglove Oval, contractual cost increases for waste 

collection and disposal, and the introduction of new food organics services. 

Rating Structure 

Council reviewed its rating structure at the April 2006 Ordinary Meeting when it considered Executive 

Manager’s Report No. CC20/06. That structure has applied in respect of the calculation of the rates 

since that time and it is recommended that the same rating structure continue in 2026/27. Details of 

the rate types and yields, rating categories, base amounts, minimum rates for business properties, ad 

valorem amounts, and other statutory rating information are set out in the draft Operational Plan 

document. 

The Valuer General supplied Council with new land values for properties across the Shire as at 1 July 

2024. These values have been used for the 2026/27 financial year and will continue to be used in 

2027/28. 

The rating information is in line with the 5.5% Special Rate Variation increase approved by IPART for 

2026/27. The base amount for ordinary, residential and farmland rates will increase from $740 in 

2025/26 to $781 in 2026/27. 

Council currently provides a rates rebate of $300 per annum to eligible pensioners, which is greater 

than the statutory requirement set by the NSW State Government that provides a reduction of up to 

$250.   

CONSULTATION   

The formal exhibition period for the draft 2026-2030 Delivery Program, including the 2026/27 

Operational Plan, and draft 2026/27 Fees and Charges is scheduled from Thursday 9 April to Monday 

11 May 2026.   

The draft 2026–2030 Delivery Program, including the 2026/27 Operational Plan and the draft 2026/27 

Fees and Charges, will be publicly exhibited and notified through Council’s Your Say Hornsby 

engagement website, Council eNews, social media, direct email notifications to key stakeholder 

groups and relevant agencies, and advertising in the local press. 
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Comments received during the formal exhibition period will be considered and reported to Council 

prior to adoption of the final 2026-2030 Delivery Program, including the 2026/27 Operational Plan, 

and 2026/27 Fees and Charges in June 2026.  

BUDGET 

Any budget implications have been included in the Discussion section of this Report. 

POLICY 

The draft 2026-2030 Delivery Program, including the 2026/27 Operational Plan, is Council’s principal 

instruction to the organisation and describes Council’s commitment to the community during its term 

of office and beyond.  

CONCLUSION 

The draft 2026–2030 Delivery Program, including the 2026/27 Operational Plan (incorporating the 

Budget, Rating Structure and Fees and Charges), reflects Council’s prudent and financially 

sustainable response to the community’s priorities and expected service levels. Public exhibition of 

the draft documents provides the community with an opportunity to provide feedback on proposed 

initiatives and activities over the next four years. All feedback received during the exhibition period will 

be considered by Council prior to the final adoption of the documents in June 2026. 

The budget surplus of $3.13 million forecasted at 30 June 2027 is materially in line with the current 

Long Term Financial Plan.  A revised 2026/27 – 2035/36 Long Term Financial Plan will be referred to 

Council later in the year.  

RESPONSIBLE OFFICERS 

The officers responsible for the preparation of this Report are the Chief Financial Officer – Duncan 

Chell – and the Manager, Strategy and Place – Julie Ryland – who can be contacted on 9847 6822 

and 9847 6773 respectively. 

   

 

 

 

 

NICOLA DORMAN 

Acting Director Corporate Support 

Corporate Support Division 

 

 

 

 

GLEN MAGUS 

Acting General Manager 

General Manager Division 

  

 

 

 

Attachments: 

1.  Attachment 1 - Draft 2026-2030 Delivery Program including the 2026/27 Operational Plan   

2.  Attachment 2 - Draft 2026-2027 Fees and Charges   

  

 

File Reference: F2025/00279 

Document Number: D09316991 

  

GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_16116_1.PDF
GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_16116_2.PDF
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General Manager's Report No. GM4/26 

Office of the General Manager 

Date of Meeting: 8/04/2026 

 

2 UNREASONABLE CONDUCT POLICY     

 

 

EXECUTIVE SUMMARY 

• At the General Meeting held on 10 September 2025, Council considered a Notice of Motion 

submitted by Councillor Tilbury in relation to how to manage behaviour that may constitute 

harassment, intimidation, threats, or hate speech. 

• The resolution of Council sought, in part, consideration of the development and 

implementation of a policy on harassment, defined as unwelcome conduct that offends, 

humiliates, or intimidates, and cyberbullying, defined as the use of technology, to harass, 

threaten, embarrass, or target another person, to guide elected officials and Council 

employees on the required responses to such conduct. 

• A draft Unreasonable Conduct Policy has been developed and is submitted for formal 

adoption. 

 

RECOMMENDATION 

THAT the Unreasonable Conduct Policy attached to General Manager’s Report No. GM4/26 be 

adopted. 
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PURPOSE  

The purpose of this Report is to adopt an Unreasonable Conduct Policy in response to a Notice of 

Motion considered at the Council Meeting on 10 September 2025. 

BACKGROUND 

At the General Meeting held on 10 September 2025, Council considered a Notice of Motion submitted 

by Councillor Tilbury and resolved as follows: 

THAT Council: 

1. Provide all Councillors information at an Informal Councillor Briefing on their rights and 

responsibilities when receiving communication in any form, including via social media or 

experiencing behaviour that may constitute harassment, intimidation, threats, or hate speech, 

including: 

a) Provide a comprehensive guide to both Commonwealth and State criminal and civil 

legislation covering harassment and cyberbullying in Australia. 

b) Guidance on recognising when correspondence may breach Commonwealth or NSW 

law. 

c) Outline the recommended steps for reporting conduct that demeans, intimidates, 

threatens or offends Council elected officials or employees. 

d) Support services available to Councillors and staff, specifically that which is provided 

through LGNSW and specifically designed for local councils and elected officials. 

e) Consideration of the development and implementation of a policy on harassment, 

defined as unwelcome conduct that offends, humiliates, or intimidates, and 

cyberbullying, defined as the use of technology, to harass, threaten, embarrass, or 

target another person, to guide elected officials and Council employees on the 

required responses to such conduct. 

f) Any other action or information the General Manager deems relevant. 

2. Condemn any form of threatening, intimidatory, harassing, or hateful communication or 

behaviour directed at elected officials or Council staff. 

3. Take all necessary steps that it can reasonably undertake to protect the safety, wellbeing, and 

dignity of its elected members and staff. 

DISCUSSION  

The following headings broadly align with the resolution arising from the Notice of Motion. 

Legislative Framework 

The Work Health and Safety Act 2011 (NSW) is the primary legislation designed to protect the health, 

safety and welfare of workers, contractors and visitors. In the case of Council this extends to 

councillors and volunteers. The legislation imposes a duty of care on Council to ensure health and 

safety at the workplace. 

Notably, at section 84 of the Act a worker may cease, or refuse to carry out, work if the worker has a 

reasonable concern that to carry out work would expose the worker to a serious risk to the worker’s 

health or safety, emanating from an immediate or imminent exposure to a hazard. 
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The Inclosed Lands Protection Act 1901 sets out the process for dealing with offensive behaviour or 

unlawful entry at Council premises and is the primary legislation relied upon by Council staff to ban or 

restrict access to venues such as our aquatic centres and libraries. 

The Crimes (Domestic and Personal Violence) Act 2007 (NSW) is relevant for the protection of 

Council officials who may be subject to personal violence and where an Apprehended Domestic 

Violence Order (ADVO) may be in place which protects the victim while they are at work.  

The Online Safety Act 2021 (Cth) strengthens protections for all persons against harmful online 

content. This legislation established the eSafety Commissioner as the primary regulator enabling 

rapid 24-hour removal of cyberbullying, image-based abuse and illegal content. 

The Anti-Discrimination Act 1977 (NSW) is the key legislation which renders discrimination unlawful 

and protects against discrimination on various protected attributes and prohibits conduct such as 

sexual harassment in the workplace. 

The NSW Ombudsman also publishes an overarching set of guidelines on how unreasonable conduct 

and unreasonable behaviour can be managed. 

Guidance on recognising when correspondence may breach Commonwealth or NSW law 

While there is no prescriptive guidance for every situation where laws can be breached in written 

correspondence, the proposed Unreasonable Conduct Policy (Policy) does specifically identify that 

“unreasonable behaviour” is a more extreme form of unreasonable conduct. Whereas unreasonable 

conduct broadly relates to actions such as repeated, excessive and irrelevant written correspondence, 

or provision of unfounded, speculative and false information, “unreasonable behaviour” relates to 

abusive, derogatory, racist or defamatory statements, threats of harm and intimidation or clearly illegal 

content such as pornography. It is correspondence where these unreasonable behaviours are evident 

which need to be examined more closely and referred to the Police or other investigative agency if 

warranted. 

Recommended steps for reporting conduct that demeans, intimidates, threatens or offends Council 

elected officials or employees 

The proposed Policy recommends that reports of unreasonable conduct and unreasonable behaviour 

are made through the “Nominated Manager” being the Manager most appropriate to the situation. 

This is typically the Manager with operational responsibility for the premises where the misconduct 

occurred or is otherwise the General Manager or Divisional Manager. The nominated manager can 

then ensure the incident is captured in Council’s Records Management System and Work, Health and 

Safety Reporting System and escalated as required. 

Support services available to Councillors and staff, specifically that which is provided through LGNSW 

and specifically designed for local councils and elected officials 

The LGNSW offer two training courses which would be suitable for councillors being Conflict 

Resolution and Navigating Challenging Conversations.  If requested, councillor training can also be 

facilitated through Council’s Learning & Development team. Presently two courses are available to 

staff - Managing Aggressive Behaviour and Managing Challenging Interactions. These courses can 

be made available to councillors if requested.  

With respect to mental health counselling support, councillors can access the existing employee 

assistance programme via Access EAP. 
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Policy development 

The development of a policy is supported to uphold Council’s position on dealing with unreasonable 

conduct and behaviour. A draft Policy is ATTACHED. 

Key features of the draft Policy include: 

• A statement affirming Council’s zero-tolerance towards any harm, harassment, abuse or 

threats towards Council officials or other visitors. 

• A statement confirming that unreasonable conduct will be actioned in one of three ways being 

to issue a warning, to terminate the contact, or to escalate the matter to the Police (when 

appropriate). 

• Outline of the legal framework. 

• How to distinguish between unreasonable conduct and unreasonable behaviour 

• How to manage unreasonable conduct when it occurs in person, verbally over the phone, or 

in written correspondence. This includes when contact is made outside of Council’s normal 

communication channels. 

• How an individual’s access to Council will be limited due to their unreasonable conduct. 

• Rights of appeal. 

• How to manage personal risks. 

• Recording and reporting of incidents. 

The draft Policy is now submitted for adoption. If adopted, the Policy would then be subject to review 

every two years as part of Council’s Policy Review timetable. 

CONSULTATION  

In the preparation of this Report there was consultation with Keith Redenbach, Redenbach Legal. 

BUDGET 

There are no budgetary implications associated with this Report. 

POLICY 

The draft Unreasonable Conduct Policy complements existing Determinations, Guidelines and 

Procedures within Council.  

CONCLUSION 

The adoption of an Unreasonable Conduct Policy is supported to uphold Council’s position on dealing 

with unreasonable conduct and behaviour. The Policy will have strong alignment with existing 

Determinations, Guidelines and Procedures within Council. 

RESPONSIBLE OFFICER 

The officer responsible for the preparation of this Report is the Risk and Audit Manager – Scott Allen. 
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NICOLA DORMAN 

Acting Director Corporate Support 

Corporate Support Division 

 

 

GLEN MAGUS 

Acting General Manager 

General Manager Division 

  

 

 

 

Attachments: 

1.  Draft Unreasonbale Conduct Policy   

  

 

File Reference: F2016/00332 

Document Number: D09326495 

  

GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17131_1.PDF
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Director's Report No. CS12/26 

Corporate Support Division 

Date of Meeting: 8/04/2026 

 

3 INVESTMENTS AND BORROWINGS FOR 2025/2026 - STATUS FOR THE PERIOD ENDING 

28 FEBRUARY 2026     

 

 

EXECUTIVE SUMMARY 

• This Report provides details of Council’s investment performance for the period ending 28 

February 2026 as well as the extent of its borrowings at the end of the same period. 

• Council invests funds that are not, for the time being, required for any other purpose. The 

investments must be made in accordance with relevant legislative requirements and Council’s 

policies, and the Chief Financial Officer must report monthly to Council on the details of funds 

invested. 

• All of Council’s investments have been made in accordance with the requirements of the 

Local Government Act, the Local Government (General) Regulation and Council's Investment 

of Surplus Funds Policy and Investment Strategy. 

• In respect of Council’s cash and term deposit investments, the portfolio achieved an 

annualised return for February 2026 of 4.85% which includes a positive yield of 8.94% from 

TCorp Managed Funds. On a financial year to date basis the portfolio achieved an annualised 

return of 4.71 % which includes a positive yield of 7.62% from TCorp Managed Funds. 

 

RECOMMENDATION 

THAT the contents of Director’s Report No. CS12/26 be received and noted. 
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PURPOSE  

The purpose of this Report is to advise Council of funds invested in accordance with Section 625 of 

the Local Government Act; to provide details as required by Clause 212(1) of the Local Government 

(General) Regulation and Council's Investment of Surplus Funds Policy; and to advise on the extent 

of Council’s current borrowings. 

BACKGROUND 

Legislation requires that a report be submitted for Council’s consideration each month detailing 

Council's investments and borrowings and highlighting the monthly and year to date performance of 

the investments. Initial investments and reallocation of funds are made, where appropriate, after 

consultation with Council's financial investment adviser and fund managers. 

DISCUSSION 

Council invests funds which are not, for the time being, required for any other purpose. Such 

investment must be in accordance with relevant legislative requirements and Council Policies, and the 

Chief Financial Officer must report monthly to Council on the details of the funds invested. 

Council’s investment performance for the month ending 28 February 2026 is detailed in the attached 

document. In summary, the portfolio achieved an annualised return for February 2026 of 4.85%, 

which includes a positive yield of 8.94% from TCorp Managed Funds. On a financial year to date 

basis the portfolio achieved an annualised return of 4.71% which includes a positive yield of 7.62% 

from TCorp Managed Funds. 

The returns from TCorp Managed Funds can experience market volatility due to external economic 

conditions. It is noted that this product has a medium to long term investment horizon and will, 

therefore, reflect marked to market valuations monthly. Advice provided by Council’s independent 

investment advisor, Prudential Investment Services is to continue to hold this investment. This is due 

to the anticipated net positive performance returns that will be gained over the long term. 

The Borrowings Schedule as at 28 February 2026 is attached for Council’s information, noting that 

Council became debt free on 1 July 2023 with no loans entered into since. The Borrowings Schedule 

also discloses future lease repayments for various items of plant and equipment.  

BUDGET 

Budgeted investment income for the year is $8,702,915 with an average budgeted monthly income of 

$725,243. Net investment income for the month ended 28 February 2026 was $1,155,953 which 

includes an unrealised gain of $176,426 from TCorp Managed Funds. 

Budgeted investment income year to date at 28 February 2026 is $5,801,943. Total investment 

income year to date at 28 February 2026 is $10,049,209 which includes a year-to-date unrealised net 

gain of $1,285,173 from TCorp Managed Funds. 

Approximately 42.25% of the investment income received by Council relates to externally restricted 

funds (e.g., Stronger Communities Grant funding and Section 7.11 and Section 7.12 development 

contribution funds) and is required to be allocated to those funds. All investments have been made in 

accordance with the Local Government Act, the Local Government (General) Regulation and 

Council's Investment of Surplus Funds Policy and Investment Strategy. 

CONCLUSION 

The investment of Council funds and the extent of its borrowings as of 28 February 2026 is detailed in 

the documents attached to this Report. Council’s consideration of the Report and its attachments 
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ensures that the relevant legislative requirements and Council protocols have been met in respect of 

those investments and borrowings. 

RESPONSIBLE OFFICER 

The officer responsible for the preparation of this Report is the Chief Financial Officer – Duncan Chell 

- who can be contacted on 9847 6822. 

 

 

 

 

 

 

DUNCAN CHELL 

Chief Financial Officer 

Corporate Support Division 

 

 

 

 

NICOLA DORMAN 

Acting Director Corporate Support 

Corporate Support Division 

  

 

 

 

Attachments: 

1.  HSC Investments Summary Report February 2026   

2.  HSC Borrowings Summary Report February 2026   

  

 

File Reference: F2004/06987-02 

Document Number: D09333633 

  

GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17141_1.PDF
GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17141_2.PDF
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Director's Report No. PC6/26 

Planning and Compliance Division 

Date of Meeting: 8/04/2026 

 

4 PLANNING PROPOSAL - 675-685 OLD NORTHERN ROAD, DURAL     

 

 

EXECUTIVE SUMMARY 

• An owner-initiated Planning Proposal has been received for property Nos. 675-685 Old 

Northern Road, Dural which seeks to amend the Hornsby Local Environmental Plan 2013 to 

permit a health services facility on the site with an associated increased height control.   

• The Planning Proposal was placed on preliminary (non-statutory) exhibition from 2 December 

2025 until 20 January 2026. During this period 12 community submissions were received, 

raising concerns including traffic, character and infrastructure provision. Transport for NSW 

(TfNSW), Sydney Water and The Hills Shire Council also provided comment. 

• The proposal has been amended by the proponent to address matters raised during the 

preliminary exhibition and officer assessment process. The amended Planning Proposal 

includes height and density controls responding to concerns regarding bulk and scale. The 

amended Planning Proposal would allow for a health services facility on the site that presents 

as no more than a two storey development when viewed from Old Northern Road. 

• A Letter of Offer to enter a Planning Agreement was submitted alongside the Planning 

Proposal to provide a monetary contribution of $1.1 million to Council to be used for 

community benefits such as improvements to roads and footpaths. The offer has not been 

formally considered and would be subject to further negotiations, should the Planning 

Proposal progress further. 

• It is recommended that the Planning Proposal attached to this report be submitted to the 

Department of Planning, Housing and Infrastructure for Gateway consideration. Should a 

positive Gateway Determination be received, the proponent would be requested to refine the 

Planning Proposal to satisfy any Gateway conditions, including updated Traffic Impact 

Assessment, which may require updates to the final density controls for the site. 

• A future report would then be presented to Council seeking public consultation of a refined 

Planning Proposal, draft Planning Agreement and Development Control Plan. 
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 RECOMMENDATION  

THAT: 

1. Council support progression of the Planning Proposal for Nos. 675-685 Old Northern Road, 

Dural, as amended and attached to Director’s Report PC6/26 to the Department of Planning, 

Housing and Infrastructure for a Gateway determination. 

2. Subject to a Gateway Determination, a refined Planning Proposal, draft Development Control 

Plan and draft Planning Agreement be prepared to respond to Gateway conditions and be 

presented in a future report to Council for consideration prior to exhibition. 
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PURPOSE  

The purpose of this report is to present an owner-initiated Planning Proposal (attached) for Nos. 675-

685 Old Northern Road, Dural to determine whether the proposal should be supported for progression 

to the Department of Planning, Housing and Infrastructure (DPHI) for a Gateway determination. 

BACKGROUND 

In April 2022, a Planning Proposal (PP/2/2022) for 679-677 Old Northern Road, Dural was submitted 

to Council, seeking amendments to the Hornsby Local Environmental Plan 2013 to permit a health 

services facility as an Additional Permitted Use (APU) and increase the maximum building height on 

site from 10.5m to 14m. Following consideration of PP/2/2022 Council, at its meeting on 13 July 2022 

resolved not to support progression of the proposal due to strategic merit concerns.  

In response, the proponent requested a Rezoning Review by the (then) Department of Planning and 

Environment. The Planning Proposal was reviewed by the Department and the Sydney North 

Planning Panel. The Panel determined that the Planning Proposal had not adequately demonstrated 

strategic merit and should not be submitted for Gateway determination. Concerns were raised 

regarding consistency with the Greater Sydney Region Plan, North Region Plan, Ministerial Directions 

and Council’s Local Strategic Planning Statement, Employment Lands Study and Rural Lands Study. 

The proponent has since engaged with Council officers regarding preparation of an updated Planning 

Proposal that would address the concerns raised through the assessment of the previous proposal.  

Council officers met with the proponent in May 2025. At that meeting, the proponent presented 

potential responses to concerns raised during the previous assessment process and identified that 

they had potential to purchase an additional site (683-685 Old Northern Road) which could be 

included as part of a revised proposal.  

In response to that meeting, Council officers provided feedback on documentation that would be 

required to respond to matters raised in the previous assessment. This included: 

• Analysis of the site and its surroundings, including both sides of Old Northern Road, to 

provide context for concerns regarding change in rural character 

• Concept plans and a supporting site-specific DCP, to give more certainty regarding the 

desired built form and density 

• Healthcare demand analysis and assessment of economic impacts, to determine the need for 

the health services facility land use and the potential impacts on Round Corner, the Hornsby 

Ku-ring-gai Hospital and other relevant centres 

• Updated analysis of traffic, parking and access impacts to address previous comments from 

(TfNSW) 

• Updated assessments to respond to the new site area, such as impacts to vegetation 

• Civil infrastructure assessment including sewer and stormwater management arrangements 

• Letter of offer detailing community benefit and public domain works 

On 27 November 2025, a new Planning Proposal was lodged for 675-685 Old Northern Road, Dural. 

The Planning Proposal sought to amend the Hornsby Local Environmental Plan 2013 to permit a 

health services facility as an additional permitted land use on the site, with a maximum building height 

of 15 metres for the land use. The November 2025 Planning Proposal - as submitted - and supporting 

reports are available on Council’s Your Say website. 
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After an initial assessment and preliminary exhibition as discussed in this report, Council officers 

identified matters that should be addressed prior to progression of the proposal to DPHI for Gateway 

determination and sought amendments. The updated Planning Proposal which is the subject of this 

report is attached.  

DISCUSSION 

This report considers the merit of the Planning Proposal in relation to State and local planning policies 

and the potential impacts of the proposal. Details of preliminary consultation and submissions 

received are also summarised.  

1. The Site 

The site is located on the eastern side of Old Northern Road, and to the south of the Round Corner 

Town Centre (within The Hills Shire).  

Since the previous Planning Proposal was considered, the proponent has acquired the adjoining 

property at 675-677 Old Northern Road (Lot 2 DP 39369) and the site now comprises three 

allotments: 

• Lot 2 DP 393694, Property Nos 675-677 Old Northern Road, Dural, (single story dwelling); 

• Lot 3 DP 395437, Property Nos. 679-681 Old Northern Road, Dural (two storey dwelling); and 

• Lot 1 DP 120004, Property Nos. 683-685 Old Northern Road, Dural (single storey dwelling). 

The site is rectangular in shape with an area of approximately 5,184m2, each lot with an area of 

approximately 1,700m2. The site has a frontage of approximately 75m to Old Northern Road and a 

depth of 90 metres. The site slopes down from the Old Northern Road to the eastern, rear corner 

boundary at approximately a 10% gradient. 

The site contains 42 trees in total. These comprise a combination of native and exotic species 

including, Blue Gum High Forest (BGHF) along the frontage and within the site. This vegetation 

community is predominantly located within 679-681 and 683-685 Old Northern Road and has been 

identified in the proponent’s supporting reporting to be in poor condition. The remainder of the 

vegetation within the site consists of remnant canopy above a managed understorey of turf lawn and 

historically altered land common to an urban garden environment. 

Site access is via Old Northern Road, with access driveways at Nos. 675-687, 679-681 and 683-685 

Old Northern Road. A pedestrian footpath located along a portion of the Old Northern Road frontage 

between a pedestrian refuge outside 683-685 Old Northern Road and a bus shelter outside 675-677 

Old Northern Road. 

2. Local Context 

Adjoining land uses include: 

• 687-689 Old Northern Road (north): a single storey house to the north, operating as a 

veterinary hospital; 

• 705-717 Old Northern Road (east): two to three storey buildings operating as a seniors 

housing development; 

• 669 Old Northern Road (south): DA approved for the construction of a church with a seating 

capacity for over 400 people, which is yet to be built; and 

• 671-673 Old Northern Road (south): Heritage listed dwelling (item 347). 
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The Round Corner shopping centre is located to the northwest of the site, across Old Northern Road 

within The Hills Local Government Area. It is zoned E1 Local Centre, with maximum building heights 

of 12-18m. An expansion to the shopping centre has been approved on vacant lands to the west of 

the site, at 488-494 Old Northern Road. The vacant lands are zoned E1 Local Centre and R3 Medium 

Density Residential and permit a maximum building height of 18m. Development consent for a mixed-

use development accommodating two-storeys of retail/commercial space and two basement level 

carparks on the site was approved in 2021 (The Hills Shire Council DA Reference 979/2016/HB). 

3. The Planning Proposal 

Through the assessment and initial exhibition process, Council officers identified matters regarding 

bulk and scale that should be addressed prior to progression of the proposal to DPHI for Gateway 

determination. These related to the uncertainty regarding the proposed HLEP 2013 amendment to 

allow for a height of building control of 15m across the site. 

The proponent was requested to revise the proposed HLEP 2013 amendment to be an Additional 

Local Provision with specific height and density controls. The controls should be limited to those 

required to achieve the built form outcomes described in the supporting Urban Design Report to 

provide more certainty for Council and the community.  

The Planning Proposal attached to this report now contains a proposed amendment to the Hornsby 

Local Environmental Plan 2013 to include a new Part 6 Additional Local Provision to: 

• Permit a health services facility on the site; 

• Enable delivery of the concept design’s built form specifying a ‘Reduced Level’ height control 

that would restrict a future development to result in no more than a two storey development to 

Old Northern Road; and 

• Specify a maximum floor space ratio (FSR) of 1.2:1, allowing for a floorspace of 

approximately 6,300m2. 

A Reduced Level (RL) is a height measurement that shows how high a point is compared to a 

reference point. This establishes a height plane that does not change if ground level on a site rises or 

falls. In this case, an RL would be beneficial as it would establish a uniform height across the site that 

would allow for a two-storey frontage to Old Northern Road, where there is the highest sensitivity to 

views and character (and where the ground level is the highest). Where the land slopes down at the 

rear, the RL measurement (height plane) would stay at the same level, meaning a building could 

include more lower floors where there is less impact. 

The Planning Proposal now proposes a maximum height across the site within an RL of 220 to 222m 

(equivalent to approximately 14m to 15m in height). It is proposed that the precise level would be 

determined through the post-Gateway process and reported to Council prior to public exhibition. 

The concept design includes the following uses: 

• Health services facility including: 

o retail uses (café) and pharmacy; 

o consulting suites; 

o day hospital, imaging, laboratory or diagnostics; and 

o lobby areas; 
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• Landscaped courtyard; 

• Servicing, loading and ambulance bay; 

• Three levels of basement car parking accommodating 168 spaces; and 

• Vehicular ingress and egress to Old Northern Road. 

The concept plans show a single entry and exit point to the site from Old Northern Road at the 

northern frontage of the site. This would provide access to an internal road with drop off, loading area 

and car parking. 

A Letter of Offer to enter a Planning Agreement was submitted alongside the Planning Proposal. The 

initial offer suggested that the Planning Agreement would result in public domain and pedestrian 

accessibility works. These included provision of a footpath at the front of the site to Kenthurst Road, 

potential road works at the front of the site, a refurbished pedestrian refuge, relocated bus shelter and 

street planting. An estimated value of the works was not provided and the offer was based on waiving 

future development contributions associated with the health services facility land use. 

Since lodgement, Council requested clarification regarding the value of the initial offer and the 

exclusion of future development contributions. An updated Offer Letter (attached to this report) has 

subsequently been received which would provide a monetary contribution of $1.1 million to Council to 

be used for community benefits such as improvements to Council infrastructure including roads and 

footpaths. The offer has not been formally considered and would be subject to further negotiations.  

Certain aspects of the Letter of Offer are discussed in this report based on initial review. The terms 

and contents of a resulting Planning Agreement would be negotiated following a Council resolution 

regarding the Planning Proposal. Subject to Gateway Determination being received, a report would be 

prepared for Council’s consideration presenting a draft Planning Agreement exhibition concurrently 

with the Planning Proposal.  

Supporting documentation and technical studies submitted in support of the proposal (and available to 

view on Council’s Your Say website) are listed below. These have not been updated to reflect the 

change in the implementation of built form controls in the amended Planning Proposal as they still 

relate to the same built form outcome.  

Should the Planning Proposal receive a positive Gateway Determination, some reports may be 

required to be updated, such as the Urban Design Report and Transport Impact Assessment. These 

would be reported back to Council prior to the statutory public exhibition process.  

• Urban Design Report – COX Architecture 

• Landscape Architecture Concept Report - Taylor Brammer Landscape Architects 

• Economic Impact Assessment – Atlas Urban Economics 

• Statement of Heritage Impact – Weir Phillips Heritage 

• Feasibility Study – Health Projects International 

• Stormwater Management Plan – CHRISP Consulting 

• Arboricultural Impact Assessment Report – Urban Arbor 

• Flora and Fauna Assessment Report - Narla Environmental 

• Acoustic Assessment - Norrebro Design 
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• Visual Impact Assessment – Architectus 

• Transport Impact Assessment – The Transport Planning Partnership 

• Survey Plan - Richard & Loftus 

• Sewage Management Plan – CHRISP Consulting 

• Draft Site-specific Development Control Plan - Keylan Consulting 

• Stakeholder Letters of Support – Updated – Various 

• Landowners’ consent 

4. Strategic and Statutory Context  

Relevant policies and legislation are discussed below.  

Greater Sydney Region Plan - A Metropolis of Three Cities  

A Metropolis of Three Cities – the Greater Sydney Region Plan (Region Plan) has been prepared by 

the NSW Government and provides a strategic framework to guide land use planning decisions to 

2056. It is the current region plan for Greater Sydney, noting that the draft Sydney Plan has been 

placed on public exhibition, and is discussed in a following section. 

The Region Plan sets broad priorities and actions to accommodate Sydney’s future population growth 

and sets key targets such as housing supply, infrastructure planning, liveability, sustainability and 

productivity. The Region Plan outlines objectives to achieve these priorities. 

The table below summarises objectives from the Region Plan that are relevant to the Planning 

Proposal and a consideration of the Planning Proposal’s consistency. 

Objectives/ Strategies Response 

O7: Communities are healthy, 

resilient and socially connected 

Strategy 7.1: Deliver healthy, safe 

and inclusive people of all ages 

and abilities that support active, 

resilient and socially connected 

communities by… 

co-locating schools, health, aged 

care, sporting and cultural facilities 

The site is approximately 100-200m walking distance to the 

existing Round Corner Town Centre. The centre is zoned to 

expand into the vacant lots opposite the site. The site is also 

adjacent to an existing seniors housing development.  

The co-location of the proposed land uses, in connection to the 

Round Corner Centre, would encourage healthy, resilient and 

socially connected local communities.  

The proposal is therefore broadly consistent with the objective 

and strategy 

O12: Great places that bring 

people together 

Strategy 12.1: Using a place-

based and collaborative approach 

throughout planning, design, 

development and management, 

deliver great places by… 

providing fine grain urban form, 

diverse land use mix, high amenity 

and walkability in and within a 10-

The site is opposite a planned expansion to the Round Corner 

Town Centre, with existing pedestrian connectivity via a 

pedestrian refuge and a signalised intersection.  

Immediately surrounding rurally zoned lands are a mix of land 

uses which are broadly more urbanised in nature, including 

seniors housing, low density residential, commercial and an 

approved church (approx. 400 seats) on an adjoining site. 

The proposed land use could be considered as an expansion of 

the adjoining Round Corner Town Centre, with the services 

being within a short walking distance of the existing centre. This 
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Objectives/ Strategies Response 

minute walk of centres outcome aligns with the strategy of delivering diverse land uses 

and promoting walkability within a 10-minute walk of centres. As 

such, the Planning Proposal is consistent with the objective. 

O29: Environmental, social and 

economic values in rural areas are 

protected and enhanced 

Strategy 29.1: Maintain or 

enhance the values of the 

Metropolitan Rural Area using a 

place-based approach to deliver 

targeted environmental, social and 

economic outcomes 

Strategy 29.2: Limit urban 

development to within the Urban 

Area, except for the investigation 

areas at Horsley Park, Orchard 

Hills and east of The Northern 

Road, Luddenham. 

The site is predominately zoned RU2 Rural Landscape and is 

mapped within the Metropolitan Rural Area. The site is not 

within an investigation area. 

The site contains dwellings, with an average lot size of under 

2,000m2. The site and the surrounding lands include 

townhouses, seniors living and an approved 400 seat church. 

Importantly, the Region Plan allows for place-based planning 

that enhances the economic values of rural lands, where there 

are no adverse impacts on the amenity of the local area and 

development provides incentives to maintain and enhance 

economic values. It specifically excludes rural-residential 

development as an economic value. 

The Planning Proposal includes three fragmented residential 

land properties, with one of those being added since the 2022 

Planning Proposal was considered. The Planning Proposal 

would result in a transition away toward a use that would deliver 

greater social and economic value to the area.  

The Planning Proposal is supported by an Urban Design Report 

and Visual Impact Assessment. As shown in those reports, the 

proposed health services facility would generally be consistent 

with the larger and more urban built form outcomes that exist or 

have been approved on surrounding lands.  

Council’s Rural Lands Study includes an analysis of the different 

types of rural landscape areas across the Shire, with principles 

for their management. The site is located on the northern 

periphery of the Georges Creek landscape area, which is 

described as having a wide variety of land uses, including urban 

services, retirement living and rural lifestyle properties. It 

identifies that there are mixed uses along Old Northern Road 

and New Line Road, with rural land uses down smaller local 

roads.  

As such, redevelopment of the site to a health services facility 

land use would align with the described mixed use character of 

the area in immediate proximity to the Round Corner centre and 

would not result in an outcome that is inconsistent with the 

objective and strategies. 
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North District Plan 

The North District Plan is a guide for implementing the strategic objectives and directions outlined in 

the Greater Sydney Region Plan at a District level and is a bridge between regional and local 

planning. 

The table below summarises these Planning Priorities and subsequent Actions identified in the North 

District Plan relevant to the Planning Proposal. 

Planning Priority/Actions Response 

N9 Growing and investing in 

health and education precincts 

Action 29. Facilitate health and 

education precincts that: 

a. create the conditions for the 

continued co-location of health 

and education facilities, and 

services to support the precinct 

and growth of the precincts 

N10: Growing investment, 

business opportunities and jobs in 

strategic centres 

Action 43. Strengthen Hornsby 

through approaches that: (in part): 

e. Support health related land 

uses and infrastructure around 

Hornsby-Ku-ring-gai Hospital 

Council’s Employment Land Study supports the direction to 

create a health and social services precinct in and around the 

Hornsby Ku-ring-gai Hospital, rather than isolated sites. 

The Planning Proposal would allow for a health services facility 

in Dural. This would result in health related land uses being 

established further away from the Hornsby Ku-ring-gai Hospital 

precinct. The precinct is approximately 15km driving distance 

from the site. 

The proponent has supplied economic and feasibility reports 

with the Planning Proposal. These have considered the demand 

for the facility in the local catchment. They identify that there are 

no day surgeries or hospitals within a 5km radius or to the north 

of Dural.  

The feasibility modelling indicates that there is currently an 

undersupply of 109 acute inpatient day care/day procedure 

places, which is anticipated to increase to 552 places by 2045. It 

also projects ongoing additional demand for four GP 

consultation rooms per year to cater for residents located within 

a 15 minute drive. 

The Planning Proposal notes that the NSW Health report Future 

Health: Guiding the Next Decade of Care in NSW 2022–2032 

Strategy advocates for patients to be treated closer to home and 

outside of the hospital environment where suitable. It also calls 

for improved access to health facilities for rural populations. 

The NSW Health report is a relevant State policy that provides 

additional context for health services planning in the State. 

Given the location and type of facility the Planning Proposal 

would permit, it has the potential to help achieve the objectives 

of the report. 

The Planning Priorities and Council’s Employment Lands Study 

support the development of the Hornsby Ku-ring-gai Hospital 

and the surrounding precinct. The objective does not exclude 

the potential for smaller scale health service facilities to be 

developed in centres where the land use is permissible or 

introducing permissibility where there is demonstrated demand. 

Given these considerations, there is some potential for the 

https://www.greater.sydney/greater-sydney-region-plan
https://www.greater.sydney/greater-sydney-region-plan
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Planning Priority/Actions Response 

Planning Proposal to draw demand from the Hornsby-Ku-ring-

gai Hospital precinct. However, economic reporting provided by 

the proponent suggests that this would not be a significant 

impact. Further input and clarification may be sought from NSW 

Health through a Post-Gateway exhibition. 

N18: Better managing rural areas 

Action 69: Maintain or enhance 

the values of the Metropolitan 

Rural Area using place-based 

planning to deliver targeted 

environmental, social and 

economic outcomes.  

Action 70: Limit Urban 

Development to within the Urban 

Area.  

The site is located within land mapped as the Metropolitan Rural 

Area (MRA). It is not located within an urban investigation area. 

Council’s Rural Lands Study addresses planning priorities and 

actions through a place-based planning approach that identifies 

the character of the Georges Creek Landscape Area. This is 

discussed further in the Rural Lands Study section below. 

In principle, transition of rural lands to urbanised land uses is not 

supported. If any transition is proposed, it should be supported 

by place-based planning, similar to that undertaken to support 

Council’s Rural Lands Study (RLS), to provide context for the 

change on the site and the surrounding area. 

The Planning Proposal is supported by Urban Design and Visual 

Impact reporting that show that there are no current agricultural 

uses on the site or adjacent areas, and that the proposal is 

compatible with the surrounding land uses.  

The Planning Proposal includes three fragmented residential 

land properties, with one of those being added since the 2022 

Planning Proposal was considered. The inclusion of this site 

means that the Planning Proposal would not result in an isolated 

rural residential lot. This would better align with the character 

established by the surrounding and adjacent Seniors Living, 

approved church and the planned development of the Round 

Corner centre opposite the site. It would also be broadly 

consistent with the RLS’s character statement for the Georges 

Creek landscape area, which acknowledges the presence of 

economic land uses along main roads. 

 

Draft Sydney Plan 

The draft Sydney Plan was placed on public exhibition on 10 December 2025. Once finalised, this 

plan will replace the current Region Plan.  

In accordance with DPHI’s Local Environmental Plan Making Guideline (August 2023) draft regional 

plans are a matter for consideration in determining Planning Proposals. The proponent was provided 

an opportunity to provide an addendum letter considering the draft Sydney Plan (December 2025), in 

relation to the Planning Proposal.  

The proponent’s addendum letter demonstrates that the proposal is consistent with the key strategic 

priorities, objectives and outcomes in the draft Sydney Plan.  



Hornsby Shire Council Report No. PC6/26 Page 11 

 

General Meeting  8 April 2026  Business Paper Page 27 

 

I
T
E
M

 4
 

Urban Footprint Policy Guidance 

The Draft Sydney Plan’s Response 11: Manage land uses beyond urban footprint identifies the 

existing MRA set out in the 2018 Greater Sydney Region Plan. It states that:  

The Department will finalise the draft urban footprint map and policy in collaboration with 

councils and relevant NSW Government agencies. Until this occurs, the Metropolitan Urban 

Area identified in the 2018 Greater Sydney Region Plan applies as the urban footprint. 

Additionally, the Draft Sydney Plan recognises that some rural zoned lands could transition to 

alternative productive use if existing uses are no longer viable. 

Most zoned rural land is used for productive rural purposes and should be protected from 

fragmentation and urban encroachment. Some rural lands could transition to other productive 

uses if existing uses are no longer viable, and if land can be serviced and development ready. 

Any future land uses must consider required infrastructure investments and compatibility with 

existing settings and land uses. 

The Draft Sydney Plan sets out NSW Government and local government actions for Response 11. It 

includes a requirement for local governments to review the interface between the urban and rural 

lands to inform the urban footprint. The Draft Sydney Plan introduces strategic guidance that indicates 

certain rural lands may transition to other productive uses. 

The site accommodates rural residential land uses on fragmented lots, with a low likelihood of 

consolidation and delivery of agricultural land uses on the site or surrounding sites. As such, the Draft 

Sydney Plan may present an option for transition to another economic land use. 

The site is serviced by utilities and the Planning Proposal is supported by a Sewage Plan. The 

Sewage Plan shows how the site may be connected to existing sewer network near Round Corner, 

approximately 100m north of the site. The Planning Proposal was provided to Sydney Water for 

review, which identified capacity in the network and that connection would be subject to a feasibility 

application. As such, the Planning Proposal can be serviced by infrastructure, meeting the 

requirement of the Draft Sydney Plan. 

Section 9.1 Local Planning Directions 

Section 9.1 of the EP&A Act allows the Minister for Planning and Public Spaces (the Minister) to 

provide direction to Council in relation to the preparation of draft local environmental plans.  

The Planning Proposal has been considered against the following Directions relevant to the proposal. 

Direction 1.1: Implementation of Regional Plans  

The objective of the direction is to give legal effect to the vision, land use strategy, goals, directions 

and actions contained in Regional Plans. The direction requires a planning proposal to be consistent 

with a Regional Plan released by the Minister for Planning. A Planning Proposal may be inconsistent 

if that inconsistency is of minor significance and if it achieves the overall intent of the Region Plan and 

does not undermine the achievement of the Region Plan’s vision, land use strategy, goals, directions 

or actions. 

As discussed above, the Planning Proposal is largely consistent with the Region and District Plans, 

particularly regarding delivery of an economic and social facility adjacent to an existing centre with 

access to rural areas.  

Regional Plans support the development of the Hornsby Ku-ring-gai Hospital Precinct. The Planning 

Proposal is supported by economic and feasibility studies that demonstrate local demand for the 
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health services facility land and that delivery of the facility would have minimal impacts on the 

precinct. 

While the Planning Proposal introduces an urban land use within the Metropolitan Rural Area, the 

Planning Proposal is considered acceptable, as it is generally in consistent with the broader strategic 

planning framework of the Greater Sydney Plan. The identified variations in the proposal do not 

undermine the overall intent of the Plan and therefore the proposal is not inconsistent with this 

direction. 

Direction 1.4: Site Specific Provisions  

The objective of the direction is to discourage unnecessarily restrictive site-specific planning controls. 

The direction prescribes that a planning proposal must either: 

a) Allow that land use to be carried out in the zone the land is situated on, or 

b) Rezone the site to an existing zone already in the environmental planning instrument that 

allows that land use without imposing any development standards or requirements in addition 

to those already contained in the zone 

c) Allow that land use on the relevant land without imposing any development standards or 

requirements in addition to those already contained in the principal environmental planning 

instrument being amended. 

The Planning Proposal seeks to allow for a health services facility on the site with no change to the 

underlying RU2 Rural Landscape zone. The amended Planning Proposal incorporates built form 

controls regarding height and density. Together, these would enable development of the proposed 

land use as described in the accompanying concept designs. 

Land use and height controls are development standards that are consistent with those contained 

HLEP 2013. As such, application of those controls to the site would not be inconsistent with this 

direction.  

A site specific DCP has also been submitted, which is proposed to be exhibited and adopted 

alongside amendments to HLEP 2013. The site specific DCP contains provisions to give effect to the 

concept plan. A future DCP amendment would be separate to an amendment to HLEP 2013 and 

would not be inconsistent with the direction. 

Direction 3.2: Heritage Conservation 

The objective of the direction is to conserve items, areas, objects and places of environmental 

heritage significance and indigenous heritage significance. The direction requires planning proposals 

contain provisions that facilitate the conservation of items of heritage significance to the area.  

The site is not listed as a heritage item and is not located within a Heritage Conservation Area under 

Schedule 5 of HLEP 2013. 

The site is in proximity to the following heritage items: 

• Heritage item No. 347 - House at Nos. 671-673 Old Northern Road, Dural 

• Heritage item No. 488 - Roadside Trees, Old Northern Road 

• Archaeological item No. A12 (The Hills Shire LEP 2019) - Old Northern Road, between Dural 

and Wisemans Ferry 
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A review of the proponent’s technical reports and description of proposed changes to the site 

indicates that the Planning Proposal would have no direct impact on the significant aspects of the 

adjacent heritage or archaeological items. 

The Planning Proposal is consistent with this direction. 

Direction 4.3: Planning for Bushfire Protection 

The objective of the direction is to protect life, property and the environment from bush fire hazards, 

by discouraging the establishment of incompatible land uses and encouraging sound management of 

bushfire prone areas. The direction applies to planning proposals that will affect or are in proximity to 

bushfire prone land.  

The site is not identified as bushfire prone land. It is approximately 100m away from land mapped as 

being bushfire prone. Should a positive Gateway determination be issued, the NSW Rural Fires 

Service may be required to be consulted prior to undertaking community consultation to determine 

whether the proposal is acceptable with respect to bushfire risk and whether further information, such 

as a bushfire risk assessment is required.  

Direction 4.4: Remediation of Contaminated Land 

The objective of the direction is to reduce the risk of harm to human health and the environment by 

ensuring that contamination and remediation are considered. The direction prescribes that a change 

of use/zoning cannot be made unless the planning proposal authority has considered whether the 

land is contaminated and any suitable mitigation measures if required. 

The site is in a rural zone and appears to have been previously used for agriculture. The Managing 

Land Contamination: Planning Guidelines – SEPP 55 Remediation of Land indicate that agricultural 

activities may result in land contamination. 

The Planning Proposal indicates that the previous proposal was accompanied by a Preliminary Site 

Investigation which identified that the has potential for contamination due to past and present site 

activities, and that future testing should be undertaken, as part of a future development application. 

The report relates to Lot 1 DP 120004 and Lot 3 DP 395437. The report suggests that the site is 

suitable for the proposed use, subject to the recommendations from the report’s findings. 

As noted above, the site now includes 675-677 Old Northern Road (Lot 2 DP 393694). As such, the 

Preliminary Site Investigation does not consider the entire site. 

Should a Gateway determination be issued, the proponent should be required to update the 

Preliminary Site Investigation incorporating the new lot to be fully consistent with the direction, prior to 

public exhibition.  

Should the Planning Proposal result in an amendment to HLEP 2013, a future development 

application would be accompanied by a Detailed Site Investigation, with a Remedial Action Plan if 

remediation works are required. 

Direction 5.1: Integrating Land Use and Transport  

The objective of the direction is to ensure that urban structures, building forms, land use locations, 

development designs, subdivisions and street layouts achieve planning objectives regarding 

improving access, increasing transport choice, reducing travel demand and distance travelled and 

supporting public transport operation.  

The objective requires planning proposals to be consistent with the aims, objectives and principles of:  

• Improving Transport Choice – Guidelines for planning and development (DUAP 2001), and 
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• The Right Place for Business and Services – Planning Policy (DUAP 2001). 

Planning Proposals should not result in out of centre development that would encourage and be 

largely reliant on private vehicle usage. The use may encourage private vehicle usage to access the 

services. The impact of this is offset by being within a walkable catchment of the Round Corner Town 

Centre which is serviced by existing Sydney Bus lines. The proximity of the site to the centre and 

public transport may encourage active and public transport use resulting in reduced travel demand. 

Development of a facility within proximity to the Round Corner Town Centre also has the potential to 

result in the combination of trips.  

As demonstrated by the proponent’s economic and feasibility reporting, there is local demand for 

health services facilities, meaning that development on the site could reduce the distance travelled to 

regional level health precincts. As such, while the land use is likely to increase local traffic generation, 

it could also mitigate regional traffic to larger facilities that are further away. 

On balance, the Planning Proposal would be consistent with the Direction. 

Direction 9.1: Rural Zones  

The objective of the direction is to protect the agricultural production value of rural land. The direction 

prescribes that a planning proposal does not rezone land from a rural to a residential, business, 

industrial, village or tourist zone and does not contain provisions that will increase the permissible 

density of land within a rural zone (other than land within an existing town or village).  

The Planning Proposal seeks to permit the health service facility land use on a rural zoned lot with 

increased height controls for that land use. It does not seek to rezone the site to an inconsistent zone.  

The proposed use does not remove any opportunity for development in accordance with the permitted 

uses under the RU2 Rural Landscape zone. However, the additional permitted use would have a 

similar impact to rezoning, as it would allow for an urban use and increase the potential density of 

development on the site. As such, it would reduce the likelihood of productive agricultural and rural 

land uses on the site in the future. 

The Planning Proposal is supported by an Urban Design Report and Visual Impact Assessment that 

considers the existing land uses on the site and the surrounding context. The site in its current form 

does not support rural uses.  

It also shows that increased height and scale of development on the site would be consistent with the 

nearby Round Corner centre and immediately surrounding existing and approved more urbanised 

land uses. Further, given the fragmented residential land uses on the site and surrounding urbanised 

land uses in the immediate vicinity, it is unlikely the site would be capable of supporting agricultural or 

other productive rural land uses. 

As such, the proposed increase in density on the site and proposed land use has the potential to be 

inconsistent with the direction. However, the immediately surrounding urbanised land uses, isolation 

of the site from rural land uses and fragmentation of the site provides suitable justification for the 

inconsistency. 

Hornsby Local Strategic Planning Statement  

Hornsby’s Local Strategic Planning Statement (LSPS) sets out a 20-year vision for land use in 

Hornsby Shire, identifying the special character and community values that are to be preserved as 

well as how Council will manage growth and change.  
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Under the theme of ‘Productivity’, the LPSP identifies that Council will investigate options to enhance 

the provision of the local health and education services and ensure that any new health and education 

facilities and services are delivered alongside any expected growth. Regarding health facilities, the 

LSPS states: 

“Locating health and other social infrastructure within the Hornsby Town Centre has a number 

of advantages including proximity to larger health providers, high accessibility for people of all 

ages and abilities and clustering services that cater to people’s needs at different stages of 

life.” 

LSPS recommends that the health services facilities are to be developed around the Hornsby Ku-ring-

gai Hospital, to ensure that appropriate access is provided in well serviced areas of the Hornsby 

Shire. This does not necessarily exclude the potential for smaller scale health service facilities to be 

developed in centres where the land use is permissible or introducing permissibility where there is 

demonstrated demand. 

The Planning Proposal is accompanied by an Economic Impact Assessment and a Demand Analysis 

for Health Services. Both reports find that the proposed use responds to an unmet need for acute and 

non-acute care, operating theatres, outpatient care and medical imaging demand and responds to the 

rapid acceleration of the ageing population within the catchment area well beyond the State average.  

Given this additional context regarding the catchment, development of a health services facility on the 

site would not be inconsistent with the LSPS. 

The LSPS also outlines priorities that would guide the preparation and finalisation of supporting 

strategic studies. Relevant priorities are listed below:  

• Priority SP8: Maintaining and enhancing the environmental, economic and scenic values of 

the 

• Priority PP3: Focussing economic development in and around existing centres and 

employment precincts in the Shire, with a key focus on the strategic centre. 

• Priority PP5: Prioritising local employment opportunities and improvements to services, 

amenities, and infrastructure to support the future population. 

These priorities resulted in the finalisation of Council’s Hornsby Rural Lands Study (SP8) and 

Employment Lands Study (PP3 and PP5). The relevant recommendations and actions of those 

studies, and the Planning Proposal’s alignment, are discussed in the sections below. 

Hornsby Rural Lands Strategy 2022  

The Hornsby Rural Lands Strategy (RLS) has been prepared to set the strategic direction for the rural 

lands within Hornsby Shire. It addresses actions in the North District Plan to use place-based planning 

to maintain the values of the area and deliver targeted environmental, social and environmental 

outcomes.  

The place-based planning approach involves the identification of landscape areas and a character 

statement for each. A landscape area is a place with shared characteristics such as landform, 

vegetation, land uses and other unique qualities. The place-based approach enables the Study to 

provide recommendations specific to each landscape area, having regard to the unique landscape 

qualities and opportunities.  

The RLS has identified 13 landscape areas, and the site is located within the Georges Creek 

landscape area. The area comprises a variety of land uses within the suburbs of Dural and 
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Glenhaven, bounded by Old Northern Road, New Line Road and Hastings Road. The character 

statement for Georges Creek included in the Rural Lands Strategy is:  

‘Georges Creek winds through this landscape area and provides a densely treed backdrop 

which lends a green and rural feel to the area. In this location, remnant native vegetation is 

tall, and the dominant vegetation communities are Blackbutt Gully Forest, Turpentine Ironbark 

Forest and Blue Gum High Forest. 

There is a wide variety of land uses in this landscape area, including urban services (garden 

centre, auto repairs), retirement living, and rural lifestyle properties. These activities are 

clustered along Old Northern Road and New Line Road, across from the South Dural Service 

Centre. The feel along main roads is one of mixed uses, while travelling down smaller local 

roads gives a sense of arrival in a rural lifestyle area. 

The landscape area abuts nearby urban areas of Glenhaven and Castle Hill. The open space 

and scattered vegetation, marks a transition to Hornsby Shire's rural area.’ 

The RLS recommends the Georges Creek landscape area avoid further fragmentation of productive 

agricultural lands and preserve non-urban breaks between villages by avoiding ribbon development 

on major roads.  

The assessment of the previous Planning Proposal recommended that the health services facility not 

be in the Georges Creek landscape area, as it would conflict with the RLS’s preference for supporting 

agricultural activities.  

The revised Planning Proposal has incorporated an additional fragmented site, forming a discreet 

extension of the urban area immediately surrounding Round Corner. The agricultural potential of 

these sites is very limited. Opportunities are further constrained when considering immediately 

adjacent uses including a veterinary clinic immediately to the north, a large seniors housing 

development to the north east, a heritage listed house and an approved church to the south. 

Further, Round Corner’s expansion is planned opposite the site on Old Northern Road on land 

currently zoned at E1 Local Centre with maximum heights of 14m of 18m. 

While the proposed land use is inconsistent with the Georges Creek landscape area’s values, it is 

appropriate to assess it in the context of the existing and emerging land uses on the periphery of the 

landscape area. On balance, the Planning Proposal’s introduction of an urban use on its periphery 

would have a negligible effect on the landscape area in this context. 

Hornsby Employment Lands Study 2021  

Council’s Employment Lands Study (ELS) provides a strategic framework to facilitate and 

accommodate future employment growth within Hornsby Shire in the context of the North District 

Plan. The ELS was endorsed by Council in May 2021. 

The ELS identifies health care and social services as a standout growth industry and is one of the 

largest contributors to Hornsby Shire’s economy, with a concentration of this land use type focused on 

key employment centres including Hornsby and Asquith. The ELS also identifies that Hornsby Shire 

has experienced an ageing of the population. According to Forecast .id, the number of persons aged 

65 years and older within Hornsby in 2021 was approximately 27,000 people (or 18 per cent of the 

population). This is anticipated to increase in 2046 to approximately 42,000 people (or 23 per cent of 

the population), an increase of approximately 15,000 people. This would increase the demand for 

health-related services across the Shire. 
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The ELS includes several strategies related to employment lands. The following are most relevant to 

the Planning Proposal: 

• Strategy 4.2: Support the growth of agriculture, manufacturing and tourism; 

• Strategy 4.4: Partnerships with the health and social services industry; and 

• Strategy 5.1: Road networks are appropriate to accommodate growth. 

The ELS recommends protecting and supporting the productivity of rural lands, including undertaking 

meaningful engagement with local producers and industries to determine pathways to further support 

the productivity of rural lands as part of the RLS and Economic Development and Tourism Strategy. 

The Planning Proposal to permit a health services facility on a rural zoned lot would introduce a large-

scale commercial operation onto rural zoned land, which would typically be inconsistent with Council’s 

strategic approach to rural lands and economic development.  

As discussed above, the Planning Proposal is supported by an Urban Design Report and Visual 

Impact Assessment that considers the existing land uses on the site and the surrounding context. The 

site in its current form does not support rural uses, and it is unlikely that the site would be able to 

transition to another rural land use. Inclusion of three fragmented residential properties into the 

Planning Proposal means that there would not be an isolated site. Given this urban context, delivery 

of a health services facility within a two-storey built form would not be inconsistent with the ELS 

directions regarding rural land uses. 

The ELS recommends focusing health and social service industries in, and around, the current 

Hornsby Hospital site, to encourage a concentration of health-related land uses that are accessible 

and well serviced. However, it also acknowledges that expansion opportunities around the hospital 

are limited due to surrounding residential land uses.  

The Planning Proposal intends to provide a diversified health facility on rural zoned lands within 

Dural/Round Corner area. The Economic Impact Assessment provided with the Planning Proposal 

suggests that the demand for specialist health services exceeds what is available locally. As a result, 

the proposal would capture visitors from outside the immediate catchment, including those currently 

travelling more than 10 km to access similar services. 

The ELS recommends protecting and supporting the productivity of rural lands, including undertaking 

meaningful engagement with local producers and industries to determine pathways to further support 

the productivity of rural lands. However, given the existing land uses on these sites and immediately 

surrounding area, the lands are unlikely to be used for productive agricultural or agritourism land 

uses. 

Therefore, the Planning Proposal is unlikely to result in an outcome that is directly inconsistent with 

the ELS.  

Economic Development and Tourism Strategy 2021-2026 

The Economic Development and Tourism Strategy 2021-2026 has been prepared to provide Hornsby 

Shire Council, in its role as a promoter and a facilitator of economic development, with a well-

articulated plan of action to support the vibrancy, diversity and sustainability of the Hornsby Shire. The 

Strategy was endorsed by Council in May 2021. 

As highlighted in the Strategy, Hornsby Shire currently hosts approximately 9000 jobs in Health Care 

and Social Assistance sector, provided by over 1,000 businesses. The local employment capacity in 

the Health Care and Social Assistance sector is approximately 0.8 – which suggests that the new jobs 
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created by the development would benefit local people working in the sector who are currently 

travelling outside of the Shire to work. The industry added value of Health Care and Social Assistance 

is more than $600 million per annum - which is 12% of total industry added value – highlighting the 

importance of the sector to the local economy. 

The Strategy advocates for intensification of the Hornsby Ku-ring-gai Health Precinct, with the 

potential establishment of a university campus or broader education component. 

The proposal seeks to establish a health services facility which may build on the economic strengths 

of the Health Care and Social Assistance sector within Hornsby Shire. Development of large scale 

health services facilities outside of the Hornsby-Ku-ring-gai precinct would be inconsistent with the 

Strategy. However, as described in the economic and feasibility reporting provided with the Planning 

Proposal, there is significant local demand for the facility as described and it would be unlikely to 

impact the overall demand for regional health facilities. 

Hornsby Local Environmental Plan 2013 

The proposal does not propose to change the zoning of the site from RU2 Rural Landscape or SP2 

Infrastructure – Road.  

The objectives of the RU2 Rural Landscape zone are: 

• To encourage sustainable primary industry production by maintaining and enhancing the 

natural resource base. 

• To maintain the rural landscape character of the land. 

• To provide for a range of compatible land uses, including extensive agriculture. 

• To encourage land uses that support primary industry, including low-scale and low-intensity 

tourist and visitor accommodation and the provision of farm produce direct to the public. 

• To ensure that development does not unreasonably increase the demand for public 

infrastructure, services or facilities.  

The objectives of the SP2 (Infrastructure - Road) zone are: 

• To provide for infrastructure and related uses. 

• To prevent development that is not compatible with or that may detract from the provision of 

infrastructure. 

Land uses permitted in the RU2 Rural Landscape zone include, but are not limited to, aquaculture, 

animal boarding or training establishments, community facilities, dwelling houses, dual occupancies 

(attached), eco-tourist facilities, extractive industries, farm buildings, garden centres, intensive 

livestock agriculture, intensive plant agriculture, roadside stalls, rural industries and tourist and visitor 

accommodation.  

The proposed health services facility land use and associated land uses are prohibited in the zone.  

The definition for the health services facility land use is provided below. 

health services facility means a building or place used to provide medical or other services relating 

to the maintenance or improvement of the health, or the restoration to health, of persons or the 

prevention of disease in or treatment of injury to persons, and includes any of the following –  

a) a medical centre, 
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b) community health service facilities, 

c) health consulting rooms, 

d) patient transport facilities, including helipads and ambulance facilities, 

e) hospital. 

The definition of the hospital land use is provided below 

hospital means a building or place used for the purpose of providing professional health care 

services (such as preventative or convalescent care, diagnosis, medical or surgical treatment, 

psychiatric care or care for people with disabilities, or counselling services provided by health care 

professionals) to people admitted as in-patients (whether or not out-patients are also cared for or 

treated there), and includes ancillary facilities for (or that consist of) any of the following— 

a) day surgery, day procedures or health consulting rooms, 

b) accommodation for nurses or other health care workers, 

c) accommodation for persons receiving health care or for their visitors, 

d) shops, kiosks, restaurants or cafes or take away food and drink premises, 

e) patient transport facilities, including helipads, ambulance facilities and car parking, 

f) educational purposes or any other health-related use, 

g) research purposes (whether or not carried out by hospital staff or health care workers or for 

commercial purposes), 

h) chapels, 

i) hospices, 

j) mortuaries. 

The Planning Proposal describes the planned future development as a ‘23-hour hospital services 

encompassing specialist and allied health services’ with a mix of inpatient and outpatient facilities and 

ancillary supporting facilities. Services described include day surgery and operating theatres, short 

stay surgical beds, GP medical centre, specialist consulting suites, pathology collection and imaging 

and allied health services. 

The health services facility land use, including the subordinate hospital land use, appropriately 

describe the discussed land uses and activities. 

The amended Planning Proposal now includes improved height and density controls that respond to 

concerns raised regarding bulk and scale and would allow for facility with an FSR of up to 1.2:1 and 

no more than a two storey frontage to Old Northern Road. The updated controls would allow for a 

building envelope described in the concept designs provided with the Planning Proposal.  

The specific wording of an Additional Local Provision would be finalised through the Post-Gateway 

and finalisation processes, in line with DPHI and Parliamentary Counsel’s Office guidelines. 

Hornsby Development Control Plan 2024 

The Hornsby Development Control Plan 2024 (HDCP) applies to all land within Hornsby Shire and is 

a comprehensive framework for the development of land. The HDCP aims to outline procedures, 

processes and responsibilities to ensure that development is consistent with Council’s vision of 
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maintaining an environment which is sustainable and liveable. Future development applications would 

be considered in the context of the provisions of the HDCP. 

To support progression of the Planning Proposal, the proponent has prepared a site specific DCP 

amendment. The objectives and provisions generally seek to formalise the outcomes of the concept 

design, such as: 

• Built form, height and design; 

• Setbacks; 

• Privacy; 

• Design details; 

• Security and crime prevention; 

• Sunlight access;  

• Landscaping and open space and 

• Vehicular access and parking.  

The indicative concept designs for a future health services facility on the site are provided for clarity 

on the form anticipated under the new controls applicable to the site. 

Adoption of a site specific DCP similar to that submitted by the proponent would give some additional 

certainty to development outcomes. If the Planning Proposal proceeds to Gateway determination, the 

site specific DCP would be considered further as a Post-Gateway matter.  

5. Impacts of the Proposal 

The potential impacts of the Planning Proposal are discussed below, along with the supporting 

documentation and technical studies submitted by the proponent in support of the proposal.  

Traffic 

Old Northern Road is a classified State arterial road under the jurisdiction of TfNSW.  

A portion of the proposed development site (No. 679–681 Old Northern Road) along the front, north-

western portion of the site is zoned SP2 Infrastructure and is identified on the HLEP 2013 Land 

Reservation Map for the purpose of Classified Road. The proposal does not propose for any works to 

occur within the SP2 Infrastructure portion of the site which would future proof any future road 

widening works by TfNSW.  

The proponent’s Traffic Impact Assessment (TIA) has been based on traffic generation rates provided 

by TfNSW, consistent with the nearby Dural Medical Centre. The rates associated with this premises 

are high and not reflective of the type and scale of the facility considered in the concept plan. As such, 

the TIA modelling shows potentially significant impacts on the surrounding road network. 

TfNSW was consulted as part of preliminary exhibition and have confirmed that, on reflection, the 

rates are likely too high and that more detailed land use based traffic generation rates should be 

used.  

TfNSW recommends that additional traffic analysis be completed prior to finalisation of an amendment 

to HLEP 2013. The updated analysis should be informed by a more detailed land use analysis based 

on similar health services facilities. The submission states that the reporting is not required 

immediately, but that it is to be completed following receiving appropriate preliminary approvals (eg 
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Gateway determination). TfNSW has reiterated that it should be consulted as part of a future 

exhibition period where it would consider the updated information. 

Council officers concur with TfNSW’s position.  

Importantly, an updated TIA may not support the revised Planning Proposal’s FSR of 1.2:1 and may 

only support a smaller facility. TfNSW has established a clear position that the reporting should be 

undertaken after preliminary approvals from Council and DPHI are secured.  

It would be acceptable for a Gateway determination to include a requirement for an updated TIA be 

prepared, prior to public exhibition of a Planning Proposal, and for its findings to be incorporated into 

a revised Planning Proposal for Council’s consideration prior to public exhibition.  

Parking  

The proponent’s concept plan suggests that three levels of underground parking are required to 

support the proposed health services facility. This would include 168 car parking spaces in the 

basement car parking areas as part of the future development.  

TfNSW and internal referrals have requested that an updated TIA confirm parking demand based on 

land use and linked to relevant TfNSW and Hornsby DCP parking standards.  

This information should be provided as part of a Post-Gateway TIA update, should the Planning 

Proposal progress. 

Vehicular Access 

In response to the TfNSW request as part of the previous Planning Proposal for the site, the concept 

design proposes the construction of a left in left out (LILO) driveway at the northern frontage of the 

site. This would require relocation of the existing bus shelter towards the southern boundary of the 

site to increase the distance to the new access driveway.  

Detailed refinement of the concept plan as part of a future development application would be required 

to consider pedestrian and vehicle movements, potential conflicts and TfNSW traffic management 

requirements related the to the proposed LILO driveway. 

Pedestrian and Active Transport Accessibility 

There is currently a footpath that connects an existing bus shelter to a pedestrian refuge along a 

portion of the site’s frontage. There is not a formal footpath along much of the Old Northern Road 

frontage or on adjoining frontages. This would limit the attractiveness and safety of active transport to 

and from the site via Round Corner and nearby properties. 

A future development application may be required to incorporate a continuous footpath along the 

frontage, as well as an improved pedestrian crossing. This would be linked to safe and accessible 

movements associated with the land use. 

Built form and scale  

The proponent has submitted Indicative Architectural Plans, an Urban Design and Visual Impact 

Statement, and Landscape Plan providing an overview of a potential development at the site. The 

proponent’s indicative design includes: 

• a built form ranging from two-four storeys, with a two-storey frontage to Old Northern Road 

• three-below ground levels of basement carparking accommodating 168 car spaces 

• a left in- left out driveway to Old Northern Road 
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• indicative only building setbacks for front, side and rear site boundaries 

• landscaping, including a courtyard at the front of the site 

Based on the submitted plans and technical reports, the concept plan appears to be capable of 

delivering an acceptable built form with manageable amenity impacts. 

The Urban Design Report submitted with the original Planning Proposal indicates that the 

development will deliver a building with a two storey presentation to Old Northern Road, with 

additional height at the rear as the land falls away (due to the site’s natural topography).  

The original Planning Proposal submitted to Council in November 2025, requested an increased 

height control of 15m associated with the land use. However, given the site’s natural topography, it 

has been identified that the proposed built form could be better controlled through the use of a 

reduced level (RL) height control, rather than a through a maximum building height control.  

As discussed above, a Reduced Level (RL) is a height measurement that shows how high a point is 

compared to a reference point which is approximately sea level. This establishes a height plane that 

does not change if ground level on a site rises or falls. In this case, an RL would be beneficial as it 

would establish a uniform height across the site that would allow for a two-storey frontage to Old 

Northern Road, where there is the highest sensitivity to views and character. Where the land slopes 

away to the rear, the building could include more lower floors. 

This is preferred over a maximum height of building control, which could facilitate a larger building 

when viewed from Old Northern Road.  

Based on updated section diagrams provided by the proponent, it is envisaged that the RL control 

required to enable a development with a two storey presentation to Old Northern Road is between 

220m to 222m. The exact RL will be finalised as part of post-Gateway concept design refinement. 

A copy of an updated section diagram is attached to this report. The diagram is useful in 

demonstrating how the natural topography of the site lends itself to the need for a height limit over the 

existing height control of 10.5m and how the use of a RL can assist in controlling the built form 

outcomes for the site, in keeping with the two storey development as viewed from Old Northern Road 

illustrated in the accompanying concept plans. 

The amended Planning Proposal also includes a maximum Floor Space Ratio control of 1.2:1 for the 

health services facility land use. This would allow for development of approximately 6,300m2. 

A future development application would be supported by technical reporting that reflected a refined 

design and alignment with the Hornsby DCP. 

Heritage 

The property is not listed as a heritage item or located within a Heritage Conservation Area listed 

under Schedule 5 of HLEP 2013. 

The property is however located within the immediate vicinity to: 

• Heritage item No. 347 – House at No. 671-673 Old Northern Road, Dural 

• Heritage item No. 488 – Roadside Trees, Old Northern Road 

• Archaeological item No. A12 (The Hills Shire LEP 2019) – Old Northern Road, between Dural 

and Wisemans Ferry 
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The proponent has submitted a Heritage Impact Statement (HIS) discussing potential impacts. The 

HIS states that there is nil archaeological potential on the site, given heavy disturbance associated 

with residential development. The HIS identifies that the Planning Proposal and proposed 

development design would not have significant impact on the adjacent heritage items. 

Council’s Heritage officers have reviewed the HIS. The Planning Proposal is considered to meet the 

desired outcomes and prescriptive measures for development in the vicinity of heritage. It 

appropriately responds to the surrounding commercial context and to the site’s topography. Future 

development would also incorporate standard practice mitigation measures to address any potential 

heritage impacts (e.g. unexpected finds).  

Natural environment 

The Planning Proposal is supported by an Agricultural Impact Assessment and Flora and Fauna 

Assessment Report. The Planning Proposal has found that the site contains a combination of native 

and exotic species including, Blue Gum High Forest (BGHF) along the frontage and within the site 

and a portion of the site has been mapped as containing BGHF. This vegetation community 

predominantly located within 679-681 and 683-685 Old Northern Road and has been identified by the 

Planning Proposal’s supporting reports to be in poor condition. 

The remainder of the vegetation within the site consists of remnant canopy above a managed 

understorey of turf lawn and historically altered land common to an urban garden environment, which 

has been extensively cleared. 

The Flora and Fauna Assessment Report considers the potential impacts associated with future 

development on site. The concept design may result in the removal of approximately 27 trees and 

three groups of trees which are in the likely footprint of the future development. A total of 

approximately 0.4ha of vegetation would be required for removal within the site. Of the vegetation to 

be removed within the site, 0.34ha is of Urban Native/Exotic vegetation, and 0.06ha is representative 

of NSW Biodiversity Conservation (BC) Act 2016 listed Blue Gum High Forest, which are found to be 

in poor health. Several other trees are recommended for retention with tree sensitive designs and 

protection. 

The Concept Urban Design and Landscape Plans indicate an intention to provide screening 

vegetation and deep soil areas along Old Northern Road within the front setback and along the side 

boundaries to mitigate privacy and overlooking impacts.  

A future development application would confirm a finalised design’s impact on biodiversity element 

and confirm that it would not have a significant impact on matters listed under the BC Act, as well as 

tree canopy provision. 

Land Contamination  

The Planning Proposal relies on a preliminary site investigation submitted with the previous Planning 

Proposal on the site. The investigation considered Lot 1 DP 120004 and Lot 3 DP 395437, but not Lot 

2 DP 393694, which is now part of the Planning Proposal. 

The preliminary investigation discussed the potential land contamination on the site. It found potential 

for contamination due to past and present activities and recommended that sampling and testing 

should be carried out at Development Application stage to address the potential contaminants. 

To meet the requirements of Ministerial Direction 4.4 and State Environmental Planning Policy 

(Resilience and Hazards) 2021, the preliminary site investigation should be updated sooner. This may 

occur as part of Post-Gateway determination reporting. It is recommended that a Gateway 
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determination require this to be undertaken to the satisfaction of the consent authority for the Planning 

Proposal.  

Any future Development Applications would also be required to be accompanied by a Detailed Site 

Investigation (DSI), and a Remedial Action Plan if the DSI identifies remediation works are required to 

make the site suitable for purpose. 

Sewage Management 

The site is located within the metropolitan rural area of Sydney and is not connected to reticulated 

sewerage infrastructure provided by Sydney Water. 

The proponent has provided a Sewage Management Plan which outlines the strategy for connecting 

the proposed health services facility to existing Sydney Water infrastructure, with a new main 

connection.  

Sydney Water’s response to the recent exhibition of the Planning Proposal has confirmed that 

wastewater servicing is currently unavailable to the site. However, a preliminary assessment of the 

relevant sewage pumping station has identified capacity to accept discharge from the development. 

Sydney Water has not assessed the viability of the proposed connection, and this should be informed 

by a proponent-led feasibility application with Sydney Water.  

It is recommended that, should the Planning Proposal be referred to DPHI for a Gateway 

determination, Sydney Water’s advice would be included for consideration, and that further 

consultation with Sydney Water be undertaken as part of any future public exhibition of the Planning 

Proposal. 

Stormwater Management 

The proponent has submitted a Stormwater Management Plan which proposes that the development 

can be appropriately served by an onsite stormwater detentions (OSD) system designed to maintain 

post-development flows to pre-development conditions.  

Key elements include: 

• Provision of an OSD tank with a storage capacity of approximately 220m3, located along the 

southern lot boundary.  

• The drainage easement along the rear of the site would be formalised at the development 

application stage under a Deed of Agreement. 

The design of an on-site detention system would be required to be in accordance with Council’s 

Specification for On-Site Stormwater Detention and the permissible discharge rate would be restricted 

to the 5 year ARI storm for the pre development site conditions for all storms up to the 50 year ARI 

storm. 

Should a Gateway Determination be issued, an agreement with the adjoining properties affected by 

the proposed easement would be required for consideration by Council’s engineer. 

Acoustics 

The site adjoins the following sensitive receivers: 

• 669 Old Northern Road, Dural (Site of approved church); 

• 687-689 Old Northern Road, Dural (Veterinary hospital); 

• 691-693 Old Northern Road, Dural (Dwellings); 
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• 705-717 Old Northern Road, Dural (Seniors living facility); 

• 719-729 Old Northern Road, Dural (Dwelling); and 

• 3 Franlee Road, Dural (Dwelling). 

The Planning Proposal would result in a health-related land use adjoining sensitive receivers. The 

proposed development would include retail tenancies with outdoor seating, as well as hospital 

services incorporating an ambulance bay. 

The Planning Proposal is supported by an Acoustic Assessment that identifies the acoustic criteria 

stipulated in the relevant codes and guidelines. The Assessment found that the existing noise levels 

were generally high, and any future mechanical plant can be acoustically treated to achieve 

compliance. This is supported by noise monitoring at the front of the site. 

A future development application would be required to be supported by an acoustic report that 

outlines the impacts of a finalised design and includes long term noise monitoring and specific 

mitigation measures as required.  

Waste Management 

Council’s Waste Management requirements for the proposed use identifies key considerations that 

will need to be addressed should the Planning Proposal receive a Gateway determination.  

Given the rural context of the site, all services will need to take place onsite. Accordingly, future 

development would need to be designed for Heavy Rigid Vehicle waste collection vehicles entering 

and exiting the site in a forward direction. Appropriate waste collection design, vehicle access, and 

compliance with relevant waste legislation will be essential components of any future development on 

the site. 

The proposed café identified in the concept plan would also be required to provide food organics bins 

to comply with the Protection of the Environment Operations Act. These requirements can be 

addressed in the Operational Waste Management Plan at the Development Application stage. 

Public Benefits 

The Planning Proposal was accompanied by a Letter of Offer outlining potential items the proponent 

may include in a future Planning Agreement. This offer has been the subject of early negotiations, in 

line with Council’s Planning Agreements Policy. Negotiations have sought to develop an updated offer 

that can serve as the basis for further development in parallel with Gateway and post-Gateway 

activities. 

Following the early negotiations, the proponent has provided an updated Letter of Offer for a Planning 

Agreement, which is attached to this report. The Letter of Offer suggests a monetary contribution of 

$1.1 million to assist Council with the delivery of public benefit works in the Dural locality. The 

monetary contribution would be allocated to upgrades and improvements to infrastructure, 

streetscape, public domain amenity, active and public transport, accessibility and safety. 

Input has been provided by Council’s Infrastructure Planning team, which has identified opportunities 

for works along Old Northern Road and in the Dural area that would improve active and public 

transport infrastructure, safety and amenity. As such, the proposed monetary contribution would allow 

Council’s delivery teams to program and prioritise works as funding was received. 

Overall, the current offer would assist in the delivery of infrastructure in Council’s rural areas without 

risking the delivery of development contribution funding projects elsewhere in the Shire.  
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It is recommended that further negotiations regarding the Planning Agreement occur in parallel with 

Gateway and Post-Gateway activities, with a draft Planning Agreement reported to Council along with 

an updated Planning Proposal for consideration prior to public exhibition (should a positive Gateway 

determination be received). 

6. Preliminary Notification 

In accordance with the Hornsby Community Participation Plan, preliminary exhibition of owner 

initiated planning proposals is undertaken prior to consideration by Council. The notification allows for 

the local community and relevant agencies to provide feedback and assist Council in deciding 

whether to support progression of the Planning Proposal to Gateway determination. 

The original Planning Proposal was placed on preliminary (non-statutory) exhibition from 2 December 

2025 until 20 January 2026. The proposal was available for viewing on Council’s Your Say webpage. 

Letters were sent to over 650 property owners within Hornsby and The Hills Shire inviting them to 

comment on the Planning Proposal. Public authorities were invited to comment as part of the 

preliminary notification and included The Hills Shire Council, TfNSW and Sydney Water.  

In response, 12 community submissions were received objecting to the proposal in its current form. 

Submissions were also received from TfNSW, Sydney Water and The Hills Shire Council. The issues 

are summarised below.  

Community Submissions 

The following concerns are raised in community submissions: 

• Traffic impacts, including congestion in and around peak hour and potential need to 

infrastructure improvements; 

• Active and public transport accessibility and safety; 

• Need for onsite car parking; 

• Height impacts at Old Northern Road; 

• Impacts on local rural character; 

• Lack of demand for the facility; and 

• Currency of the submitted documentation to support the proposal from the proponent. 

Previous sections of this report have considered, responded to and provided recommendations 

regarding traffic and transport, bulk and scale and character. If followed, these recommendations 

would provide additional information and potentially resolve issues raised in the community 

submissions. 

Should the proposal be submitted to Gateway and receive a positive determination, an additional 

statutory public exhibition would be required. Submitters would be notified of that exhibition and 

provided with a further opportunity to make a submission. 

Public Authority Submissions 

Submissions from public authorities from TfNSW, Sydney Water and Hills Shire Council are 

summarised, with Council officer responses.  

Transport for NSW  

Regarding the Planning Proposal’s Traffic Impact Assessment, the TfNSW submission advises: 
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• The proponent has incorporated traffic generation rates based on the Dural medical facility as 

requested, but this shows traffic impacts that are unrealistically high for the proposed 

development. 

• Transport impacts should be informed by a detailed land‑use analysis and traffic generation 

estimates based on a comparable facility. Comparable development examples should be 

reviewed and incorporated into a future assessment. 

• Transport impacts should consider if land uses on surrounding lands may transition to more 

intensive use, with cumulative impacts on the transport network. 

• Transport impacts should be assessed before HLEP 2013 is amended to justify the proposed 

LEP amendments. 

• Additional modelling should not be undertaken until Council or DPHI have provided a 

preliminary approval (eg Gateway determination). 

• Additional modelling may show that only a smaller scale development is justified. 

Regarding other matters, the TfNSW submission: 

• Supported the proposed left-in/left-out driveway. 

• Recommended further refinement of the specific land uses proposed prior to the planning 

agreement being refined to consider local and regional transport infrastructure improvements. 

Council Officer response: 

• The TfNSW position provides a clear requirement for design refinements and consideration of 

impacts as part of the Post-Gateway Determination process, prior to public exhibition. This 

would provide acceptable certainty for impact identification and mitigation. 

• The updated assessment should consider an acceptable density control for the site, up to the 

concept design’s FSR of 1.2:1. If only a lower density control is acceptable, that should be 

reflected in the refined Planning Proposal presented to Council for consideration, prior to 

public exhibition. 

Sydney Water 

Regarding the Planning Proposal, Sydney Water submission advises the following:  

Regarding water servicing: 

• The proposed development is within the Dural Elevated Water Supply Zone (WSZ).  

• Preliminary assessment suggests that the WSZ currently has sufficient capacity for this 

development. 

Regarding wastewater servicing 

• Wastewater servicing is currently unavailable to the site and it is within the Castle Hill 

Wastewater Catchment. The wastewater flows from the development will be discharged into 

sewage pumping station SP1111.   

• SP1111 currently has capacity to accept the discharge from this development.   
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• The viability of a new sewage rising main connection as outlined in proponent’s Sewerage 

Management Plan has not been assessed. Therefore, potential odour issues should be 

investigated as part of a proponent-led direct Feasibility application with Sydney Water.  

Trade wastewater requirement 

• If this proposed land use is anticipated to generate trade wastewater, the proponent must 

apply for an approval to discharge trade wastewater to Sydney Water’s wastewater system 

and obtain a permit before commencing operation.  

Council officer response: 

• Should the Planning Proposal be submitted to DPHI for Gateway determination, it is 

recommended that Sydney Water be included as part of public agency consultation. 

The Hills Shire Council 

A submission was received from The Hills Shire Council. The submission notes that the comments 

are from officer level and have not been reported to the elected Hills Council for a formal resolution.  

The Hills Shire Council raises concerns with the appropriateness of the site for the proposed land use, 

primarily having regard to the insufficient infrastructure capacity to facilitate such development in the 

area.  

The submission acknowledges that The Hills LSPS identifies Round Corner as a town centre and the 

planned expansion site at Nos. 488-494 Old Northern Road, Dural will service future retail demand in 

the area. No further expansion is planned for the Round Corner Town Centre. 

The submission also notes that the Planning Proposal references a future planning proposal for the 

Round Corner Town Centre, no such proposal has been formally lodged or assessed by The Hills 

Shire Council. The submission recommends that this assertion not be treated as established context 

or used to justify the current proposal. 

The submission notes that a hospital is planned to be delivered in Rouse Hill, approximately 8.8 km 

west of the site. The submission recommends that the Planning Proposal should demonstrate 

consideration of planned hospital and justify the need for the proposed facility. 

The submission raises concerns regarding potential traffic implications of the Planning Proposal on 

the capacity of Old Northern Road and the surrounding road network. It notes that significant road 

upgrades would be required to support regional traffic, but would be very costly due to high land 

values, steep terrain and environmental constraints.  

The submission also notes that the proposed development will rely on intersection upgrades to be 

delivered as a part of the Round Corner Town Centre Expansion DA (979/2016/HB). The Planning 

Proposal should consider the expected timing and delivery of these upgrades and any associated 

impacts on the road network, if the proposed development is delivered prior to any intersection 

upgrades. 

Council officer response: 

• It is agreed that Council’s assessment of the Planning Proposal should not give weight to 

unlodged planning proposals. Only existing planning controls have been considered. 

• Council officers agree that consideration of the Rouse Hill Hospital should be considered. It is 

recommended that DPHI address this through a referral to NSW Health as part of a future 

Gateway determination. 
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• Council officers agree with The Hills Shire Council regarding traffic impacts and recommend 

that these be resolved as part of a Post-Gateway assessment, in line with TfNSW 

recommendations. 

7. Statutory Considerations 

The preparation of a Planning Proposal is the first step in the process of requesting changes to a 

planning instrument. Should Council resolve to proceed with the Proposal to Gateway Determination, 

the DPHI would confirm whether any technical studies are required and relevant parts of the Planning 

Proposal to be updated or amended prior to public exhibition. 

As part of the Gateway Authorisation process, Section 2.4 of the EP&A Act allows the Minister and 

the Director-General to delegate functions to a Council and/or an officer or employee of a Council. 

When submitting a Planning Proposal, Council is required to identify whether it wishes to Exercise 

Delegation (the Authorisation). Authorisation delegates the following plan making powers to Council: 

• to make and determine not to make an LEP; 

• to defer inclusion of certain matters; and 

• to identify which matters must be considered and which stages of the plan making process 

must be carried out again. 

Should Council resolve to progress the Planning Proposal, it is recommended that Council identifies 

that it intends to delegate the plan making functions to the General Manager.  

Subject to a Gateway Determination being received, a further report would be prepared for Council’s 

consideration presenting a draft Voluntary Planning Agreement and draft Development Control Plan 

amendments to be placed on public exhibition concurrently with the revised Post-Gateway Planning 

Proposal.  

CONSULTATION 

Local Planning Panel Advice  

The Planning Proposal was referred to the Hornsby Local Planning Panel for advice on 26 February 

2026, in accordance with Section 2.19(1)(b) of the EP&A Act. That section requires the Local 

Planning Panel to provide advice on a Planning Proposal before Council considers whether to forward 

it to the DPHI for a Gateway determination. 

The Panel advised that it agrees in principle that the Planning Proposal has sufficient strategic merit 

to progress to Gateway determination. The Panel raised concerns with the ability of the Planning 

Proposal’s proposed HLEP 2013 amendment to achieve the outcomes of the concept design. The 

Panel supported a refined Additional Local Provision that included FSR and utilising Reduced Level to 

prescribe the height control applying to the site. 

The Panel also agreed that, should a Gateway determination be successful, it include conditions 

requiring the completion of an updated traffic assessment, preliminary contamination assessment and 

concept design. These would inform an updated Planning Proposal and development control plan for 

public exhibition. 

The updated Planning Proposal aligns with the advice of the Panel. 

Planning Proposal Consultation Strategy 

Should the Planning Proposal receive a positive Gateway determination, it is likely that it would need 

to be updated and reported to Council prior to public exhibition. The future report would also include a 
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consultation strategy, following the requirements of the Gateway determination, the Hornsby Shire 

Community Engagement Plan and the public exhibition requirements of the NSW Government’s Local 

Environmental Plan Making Guidelines.  

Recommended consultation for the Planning Proposal would include: 

• Letters to affected and adjoining property owners and those that made submissions to the 

non-statutory exhibition of the proposal 

• Advertisement on Council’s ‘Your Say Hornsby’ website 

• Advertisement in Council’s electronic newsletter 

• Consultation with public authorities, including Hills Shire Council, Sydney Water, TfNSW and 

Health NSW, as well as other identified in the Gateway Determination. A copy of the Planning 

Proposal and relevant supporting material would be provided. 

BUDGET 

Costs associated with this Planning Proposal are covered through the proponent’s application fee. 

The matter has no direct financial impact upon Council’s adopted budget or forward estimates.  

POLICY 

The Local Planning Panels Direction – Planning Proposals requires that the Local Planning Panel 

must give its advice on the Planning Proposal before Council considers whether or not to forward it to 

the Minister in accordance with Section 9.1 clause (2)(b1) of the EP&A Act.  

Council’s Planning Agreement Policy (2024) provides an overview of the planning agreement process 

for Council, providing a clear explanation of the steps and obligations relating to the preparation of a 

planning agreement. These obligations relate to Councillors, Council officers and landowners. The 

Policy supports State legislation, regulation and guidelines. Negotiations regarding the proposed 

planning agreement have and will be guided by the policy. 

CONCLUSION 

The report presents an owner-initiated Planning Proposal for 675-685 Old Northern Road, Dural. It 

discusses the assessment of the planning proposal and, as relevant, how the amendment of the 

Planning Proposal has responded to issues raised during the assessment. 

The amended Planning Proposal seeks to amend the Hornsby Local Environmental Plan 2013 to 

permit a health services facility on the site and now includes improved height and density controls that 

respond to concerns raised regarding bulk and scale, allowing for a facility with an FSR of up to 1.2:1 

and no more than a two storey frontage to Old Northern Road. 

Preliminary exhibition of the proposal resulted in 12 community submissions objecting to the proposal 

and three agency submissions. TfNSW’s submission raises specific concerns regarding the potential 

density of the development and the implications on the local and regional road network.  

Based on the assessment, including consideration of submissions and agency comments, it is 

considered that the amended Planning Proposal has sufficient strategic merit to progress to Gateway 

determination.  

In order to address concerns regarding traffic and density, it is recommended that an updated Traffic 

Impact Assessment be required as part of post-Gateway reporting in line with advice from TfNSW. It 

should also clearly identify an acceptable density for the site, which may be an FSR lower than 1.2:1. 
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The proponent for the Planning Proposal has provided an updated letter of offer for a Planning 

Agreement. The offer suggests a monetary contribution of $1.1 million to assist Council with the 

delivery of public benefit works in the Dural locality including but not limited to upgrades and 

improvements to infrastructure, streetscape, public domain amenity, active and public transport, 

accessibility and safety. This offer provides a sound basis for continued negotiations with the goal of 

securing positive public benefit outcomes for the local community. It is recommended that Council 

officers continue to negotiate the terms of the Planning Agreement in accordance with its Planning 

Agreements Policy. 

The revised Post-Gateway Planning Proposal updated draft Planning Agreement and Development 

Control Plan would be reported to Council prior to statutory public exhibition. 

RESPONSIBLE OFFICER 

The officer responsible for the preparation of this Report is the Acting Manager, Strategic Landuse 

Planning – Louise Higginson - who can be contacted on 9847 6798. 

   

 

 

 

 

 

LOUISE HIGGINSON 

Acting Manager, Strategic Landuse Planning 

Planning and Compliance Division 

 

 

 

 

KATHERINE VICKERY 

Director - Planning and Compliance 

Planning and Compliance Division 

  

 

 

 

Attachments: 

1.  675-685 Old Northern Road Dural Planning Proposal (Amended)   

2.  Updated Letter of Offer: 675-685 Old Northern Road Dural Planning Proposal   

3.  Section Plan: 675-685 Northern Road Dural Planning Proposal   

  

 

File Reference: PP/1/2025 

Document Number: D09331552 

  

GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17134_1.PDF
GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17134_2.PDF
GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17134_3.PDF
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Director's Report No. PC7/26 

Planning and Compliance Division 

Date of Meeting: 8/04/2026 

 

5 REPORT ON SUBMISSIONS - PROPOSED AMENDMENT TO THE SECTION 7.12 

DEVELOPMENT CONTRIBUTIONS PLAN 2019 - 2029     

 

 

EXECUTIVE SUMMARY 

• A proposed amendment to the current Section 7.12 Development Contributions Plan 2019-

2029 was placed on public exhibition from 20 February to 20 March 2026.  

• The proposed amendment relates to updating the works schedule to enable the delivery of 

new gateway and suburb signage across the Shire. 

• In response to the public exhibition, a total of 13 submissions were received. Out of the 

submissions received, 10 were objections, two in support, and one comment.  

• Matters raised in submissions are addressed in this report and include support for improving 

local identity and sense of place within the Shire, concerns over the project’s costs and 

requests for funds to be spent on other projects such as cycleways or to be put towards 

maintenance of existing infrastructure.  

• The new gateway and suburb signage project is an existing project endorsed by Council in 

2019, to be completed with signage installation in keeping with the Shirewide signage design 

palette endorsed by Council at that time.  

• Council has already installed 36 new signs in this new style. Opportunities to deliver the 

remaining signage was identified to be funded either through Section 7.11 and 7.12 project 

funds. 

• No changes to the exhibited amendment are proposed as a result of the submissions 

received.  

• It is recommended that Council adopt the amendment to the current Section 7.12 

Development Contributions Plan 2019-2029 Plan as exhibited. 

RECOMMENDATION 

THAT: 

1. The updated Hornsby Shire Section 7.12 Development Contributions Plan 2019-2029 

attached to Director’s Report No. PC7/26 be adopted. 

2. The adopted Section 7.12 Development Contributions Plan 2019-2029 become effective upon 

notification on Council’s website. 

3. Submitters be advised of Council’s decision. 
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PURPOSE  

The purpose of this report is to present and discuss matters raised in submissions received during the 

exhibition of the amendment to the current Section 7.12 Development Contributions Plan 2019-2029 

(current Section 7.12 Plan) and to seek its adoption. 

BACKGROUND 

At its meeting on 11 February 2026 Council considered Director’s Report PC1/26 which outlined an 

amendment to the current Section 7.12 Plan seeking to update the works schedule to enable the 

delivery of three new gateway and 35 suburb signs.  

In response to the report, Council resolved that:  

1. The draft Section 7.12 Development Contributions Plan 2019-2029 attached to Director’s 

Report No. PC1/26 be placed on public exhibition for a minimum of 28 days. 

2. Should Council receive no submissions, the draft Section 7.12 Development Contributions 

Plan 2019-2029 be adopted upon the conclusion of the public exhibition period. Should 

submissions be received, a report on submissions be presented to Council for consideration. 

In accordance with Council’s resolution, the draft Section 7.12 Development Contributions Plan was 

placed on public exhibition from Friday 20 February to Friday 20 March 2026.  

In response to the exhibition, 13 submissions were received resulting in the need for a report on 

submissions to be presented to Council for consideration.  

DISCUSSION 

This report discusses the submissions received in response to the exhibition of the amendment to the 

current Section 7.12 Plan.  

Two submissions were supportive of place making initiatives such as this project, noting that well 

designed signs help reinforce local identity and sense of place. The design of new signs which have 

already been installed was also supported for their appropriateness for the bushland shire.  

Key issues raised in submissions in objection are discussed below. 

1. High cost for low impact, low priority project   

Some submissions raise concerns that the cost for the signs was high and did not represent value for 

money. Submissions state that signs are a “nice to have” item rather than essential infrastructure 

particularly with the increased use of Google maps.   

Comment 

The estimated cost of works to enable the delivery of the new signs is $1,270,000. Since 2019, 

funding allocated to this project has been minimal with $317,000 allocated in 2019/20 and $317,000 in 

2020/21. Previous project funding allocation has delivered some signage in accordance with the 

Shirewide signage design palette endorsed by Council in 2019. However, there is now a diversity of 

sign styles across the LGA and this presents an inconsistent image and brand for Council. 

Methods of funding to complete this project were identified in November 2019, in Deputy General 

Manager’s Report No. IR1/19. The report noted that funding to enable implementation of new suburb 

and gateway signage would be included within the Long Term Financial Plan with other opportunities 

identified through Section 7.11 and 7.12 project funds. The current Section 7.12 Plan has adequate 

funds to finish the signage project which can be delivered before the plan is retired. 
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While “apps” such as Google maps are a useful aid in navigation, Council signage plays an important 

role in helping to identify suburb boundaries and in directing people to key destinations such as 

community facilities. Signage infrastructure is important for new residents moving to the Shire, as well 

as drivers, cyclists and pedestrians, in delineating entryways into suburbs and improving their 

wayfinding experience. 

Council’s Delivery Program 2025-2029 (current DPOP) identifies the improvement of the public 

domain as a key priority. It is considered that completing this project is an important step towards 

improving the public domain and providing a clear and consistent image and brand for Council.  

Recommendation 

That no change be made to the exhibited Plan. 

2. Spend available funds on other alternate infrastructure projects or active transport 

signage  

Some submissions request that funds be directed to higher priority projects, reallocated to existing 

shareway/cycleway projects or alternatively used to fund the installation of cycleway suburb signage.  

Comment 

Delivery of this project is a high priority for Council to assist in improving the public domain and local 

identity for the Hornsby Shire. Installation of additional, consistent gateway and suburb signage will 

contribute to improving the Shire’s public domain and local identity and delivery of this key priority and 

is part of an endorsed Council signage design palette.  

Council is currently undertaking a wider, comprehensive review of its Section 7.11 and 7.12 

Development Contribution Plans and the associated infrastructure work schedules. This review aims 

to align funding with future growth and proposed infrastructure. This review will offer the opportunity to 

identify a range of new public infrastructure projects required to support the population of Hornsby 

including active transport and associated infrastructure projects. This will be in addition to the adopted 

Hornsby Town Centre Precinct Section 7.12 Development Contributions Plan 2025 which aims to 

collect $1,161,790 for enhancement of the town centre cycle network. 

Recommendation 

That no change be made to the exhibited Plan. 

3. Money should be put towards repair and maintenance projects 

Two submissions request funding be spent on traffic control and road upgrades, maintenance of parks 

and playgrounds or be put towards graffiti removal or the clean-up of dumped trolleys.  

Comment 

Development contributions cannot be used on maintenance or repair works. The Environmental 

Planning and Assessment Act, Regulation and Guidelines for local infrastructure contributions set out 

that the funds collected can only be put towards new infrastructure projects required to meet the 

needs of population increases.  

Recommendation 

That no change be made to the exhibited Plan. 

4. Increase the  Section 7.12 Plan contribution rate and invest additional funds in missing 

links in the local walking network  
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A submission recommends that Council seek to increase the Section 7.12 Plan contribution rate up to 

3% and consider the allocation of additional funds for improvements to footpaths and identified 

missing links between parks, shops and public transport.  

Comment 

The current Section 7.12 Plan collects funds at a maximum rate of 1% of development costs in 

accordance with the Environmental Planning and Assessment Regulation 2021. Increasing the 

contribution rate beyond this amount requires approval from the State Government and is generally 

undertaken as part of the development of a new plan, not when adding an additional item to a works 

schedule of an existing plan. 

Council is currently undertaking a wider, comprehensive review of its Section 7.11 and 7.12 

Development Contribution Plans and the associated infrastructure work schedules. As part of this 

review Council will work with the State Government to explore the opportunity for an increased 

contribution rate and to identify new public infrastructure required, including active transport projects 

that will enhance and improve local connectivity.  

Recommendation 

That no change be made to the exhibited Plan. 

CONSULTATION 

The amendment to the Section 7.12 Plan was exhibited for 28 days, from Friday 20 February to 

Friday 20 March 2026 via Council’s Your Say page.  

BUDGET 

If the proposed amendment is adopted by Council, existing funds collected by the current Section 

7.12 Plan will be utilised to progress the signage project over the next 12 months. 

POLICY 

If the proposed amendment is adopted by Council, the current Section 7.12 Plan will be repealed and 

replaced by the revised version. It is intended that the updated Section 7.12 Plan become effective 

upon notification on Council’s website.  

CONCLUSION 

This report addresses matters raised in submissions received during the exhibition of the amendment 

to the current Section 7.12 Plan which seeks to update the works schedule to enable the delivery of 

an additional project.  

The shire-wide gateway and suburb signage project will contribute to Council’s priority of improving 

the public domain and local identity. The completion of this project is dependent on additional funding 

being made available. Inclusion of this project in the current Section 7.12 Plan will provide the 

additional funding required to install three new gateway and 35 suburb signs across the Shire and 

finalise the project.  

The amendment to the current Section 7.12 Plan was exhibited for 28 days, from Friday 20 February 

to Friday 20 March 2026. The exhibition documents were made available for viewing on Council’s 

Your Say page.  

A total of 13 submissions were received during exhibition, 10 were objections, two in support, and one 

comment. 
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Matters raised in submissions have been addressed in this report. It is recommended that Council 

adopt the amendment to the current Section 7.12 Plan as exhibited. 

RESPONSIBLE OFFICER 

The officer responsible for the preparation of this Report is Louise Higginson, Acting Manager, 

Strategic Land Use Planning - who can be contacted on 02 9847 6798. 

   

 

 

 

 

 

LOUISE HIGGINSON 

Acting Manager, Strategic Landuse Planning 

Planning and Compliance Division 

 

 

 

 

KATHERINE VICKERY 

Director - Planning and Compliance 

Planning and Compliance Division 

  

 

 

 

Attachments: 

1.  Hornsby Shire Section 7.12 Development Contributions Plan 2019-2029   

  

 

File Reference: F2024/00352 

Document Number: D09333337 

  

GM_08042026_AGN_ExternalAttachments/GM_08042026_AGN_Attachment_17140_1.PDF
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Question with Notice No. QWN2/26 

Date of Meeting: 8/04/2026 

 

7 1-3 JOHNSON ROAD DRAFT PLANNING PROPOSAL     

 

 

ASKED BY COUNCILLOR TILBURY  

 

TO The General Manager: 

What is the total amount spent on the draft rezoning proposal for 1 – 3 Johnson Road, Galston, 

between July 2022, when Council resolved to develop a feasibility analysis to convert Council land 

into industrial units, to 11 March 2026, when Council abandoned the rezoning proposal. 

 

 

  Attachments: 

There are no attachments for this report.  

 

File Reference: F2023/00047-003 

Document Number: D09346330 
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Mayor's Note No. MN3/26 

Date of Meeting: 8/04/2026 

 

8 MAYOR'S NOTES 01 MARCH 2026 - 31 MARCH 2026     

 

 

Sunday 1st March 2026 – The Mayor attended the annual awards and reports meeting for 1st Dural 

Scout Group, in Galston. 

Tuesday 3rd March 2026 – The Mayor attended the Seniors Week Hornsby Wellbeing Expo at 

Hornsby RSL. 

Wednesday 4th March 2026 – The Mayor attended a photo opportunity at Hornsby Library for the first 

rate book for Council on display, to celebrate the 120th anniversary of the proclamation of Hornsby 

Shire Council. 

Thursday 5th March 2026 – The Mayor attended a heritage walk photo opportunity in Brooklyn. 

Friday 6th March 2026 – The Mayor attended Hornsby Ku-Ring-Gai Woman’s Shelter’s International 

Women’s Day Lunch, at Roseville Golf Club. 

Friday 6th March 2026 – The Mayor attended the opening of the senior’s art exhibition at Wallarobba 

Arts and Cultural Centre. 

Friday 6th March 2026 – On behalf of the Mayor, Deputy Mayor Cllr McClelland attended Asquith High 

School’s International Women’s Day Breakfast. 

Saturday 7th March 2026 – The Mayor attended the opening of Mark Taylor Oval Pavilion in Waitara. 

Saturday 7th March 2026 – On behalf of the Mayor, Deputy Mayor Cllr McClelland attended the Art 

North Exhibition at Grace Cossington Smith Gallery, Abbotsleigh. 

Tuesday 10th March 2026 – The Mayor attended Soroptimist International of Hornsby’s International 

Women's Day Breakfast in Turramurra. 

Tuesday 10th March 2026 – The Mayor attended Hello Hornsby’s Senior & Student SING event, held 

at the Galston Club, Arcadia. 

Wednesday 11th March 2026 – The Mayor attended Country Women’s Association morning tea in 

Galston. 

Wednesday 11th March 2026 – The Mayor attended Ida Street, Hornsby footpath and Bellamy Street, 

Pennant Hills Shared Pathway photoshoot. 

Thursday 12th March 2026 – The Mayor attended the Metropolitan Local Aboriginal Land Council 

Repatriation of Aboriginal ancestor back to Bujwa Bay, in Cowan. 

Friday 13th March 2026 – The Mayor attended Food Truck Friday in Galston. 

Sunday 15th March 2026 – The Mayor attended the premier screening of What Shall I Do With This 

Island? The people of Dangar Island, at Mooney Mooney Chapel. 

Sunday 15th March 2026 – On behalf of the Mayor, Deputy Mayor Cllr McClelland attended a 

welcome picnic and smoking ceremony at Jack and Jill Kindergarten, Hornsby. 
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Sunday 15th March 2026 – The Mayor attended the Persian community meeting at Pennant Hills 

Community Centre. 

Monday 16th March 2026 – The Mayor attended a photo opportunity at the New Bub Bushcare at 

Mount Colah Community Hall. 

Wednesday 18th March 2026 – The Mayor attended the Rotary Club of Wahroonga’s Rotary Peace 

Pole Dedication, at PCYC Hornsby. 

Wednesday 18th March 2026 – The Mayor hosted three Citizenship ceremonies at Councils’ 

Administration Building, Hornsby. 

Thursday 19th March 2026 – The Mayor attended the re-opening of Tony’s Woodfire restaurant in 

Beecroft. 

Friday 20th March 2026 – The Mayor attended Food Truck Friday in Berowra. 

Friday 20th March 2026 – On behalf of the Mayor, Deputy Mayor Cllr McClelland attended MTC Future 

Ready’s Harmony Day Celebrations in Hornsby. 

Sunday 22nd March 2026 – The Mayor attended Thornleigh Sports Club Community Day at Ruddock 

Park, Westleigh. 

Sunday 22nd March 2026 – The Mayor attended 40 years of Christian education celebration at 

Berowra Baptist Church, Berowra. 

Tuesday 24th March 2026 – The Mayor attended Hornsby Chamber of Commerce’s Chamber 

publication launch, at Event Cinemas Hornsby. 

Wednesday 25th March 2026 – The Mayor attended Women’s Shed Hornsby Ku-Ring-Gai Harmony 

Day event in Waitara. 

Thursday 26th March 2026 – The Mayor attended the 2026 Hornsby/Ku-ring-gai District Medal 

Presentation Ceremony, in Cowan. 

Thursday 26th March 2026 – On behalf of the Mayor, Cllr Greenwood attended the Annual General 

Meeting, held by Beecroft Cheltenham Civic Trust in Beecroft. 

Friday 27th March 2026 – The Mayor attended the official opening of the new access steps at Berowra 

District Hall, Berowra. 

Saturday 28th March 2026 – The Mayor attended the Hornsby Park Opening, first reveal, at Hornsby 

Park Crusher Plant, Hornsby. 

Sunday 29th March 2026 – The Mayor attended a photoshoot for the opening of Montview Oval 

amenities, Montview Oval, Hornsby Heights. 

Sunday 29th March 2026 – The Mayor attended Glenorie District Cricket Club's End of Season 

Awards Presentation, at Glenorie RSL. 

Sunday 29th March 2026 – On behalf of the Mayor, Cllr Greenwood attended the Beecroft Orchestra’s 

Mozart’s Sister performance, at Mount St Benedict College, Beecroft. 

Monday 30th March 2026 – The Mayor attended the Mars Hornsby Community Heroes Awards in 

Asquith. 

Monday 30th March 2026 – On behalf of the Mayor, Deputy Mayor Cllr McClelland attended Harmony 

Day Celebration & Zonta Awards Presentation at Hornsby TAFE. 



Hornsby Shire Council Report No. MN3/26 Page 3 

 

General Meeting  8 April 2026  Business Paper Page 56 

 

I
T
E
M

 8
 

Tuesday 31st March 2026 - On behalf of the Mayor, Cllr Seaglove attended the James Gillooly's 

Australian Scout Award Presentation at 1st Berowra Scout Group, Berowra. 

 

Note:  These are the functions that the Mayor, or his representative, has attended in addition to the 

normal Council Meetings, Workshops, Mayoral Interviews and other Council Committee Meetings. 

   

File Reference: F2004/07053-002 

Document Number: D09346686 
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Notice of Motion No. NOM6/26 

Date of Meeting: 8/04/2026 

 

9 PROCESS TO CONSIDER ANY PROPOSAL TO RENAME HORNSBY AQUATIC CENTRE     

 

 

COUNCILLOR TILBURY TO MOVE 

THAT: 

1. Any proposal received by Council to rename the Hornsby Aquatic Centre be referred to an 

appropriate period of public consultation  

2. Council consider feedback from the community, prior to formal consideration of the renaming 

of the Hornsby Aquatic Centre 

 

Note From Councillor 

In recent weeks I have seen reports on social media and in local publications involving the local 

Federal MP for Berowra, Julian Leeser, encouraging residents to sign a petition to support the 

renaming of one of Hornsby Shire Council’s most visited amenities, the Hornsby Aquatic Centre.  

My understanding is no such petition or renaming proposal has yet been formally or informally 

received by Council yet.  

Some residents have raised concerns directly with me regarding the process currently being 

undertaken by our Federal MP, with his renaming proposal for one our most highly valued Council 

assets. 

Others have suggested the name should be left unchanged as it clearly associates with the area, in 

the same way as Hornsby Park, Hornsby Railway Station and Hornsby Library.  

After investigating the formal process for Council to consider such a renaming proposal for Hornsby 

Aquatic Centre, it alarmed me that there is no compulsory public consultation associated with the 

proposal, especially considering the informal feedback I am receiving.  

Hornsby Aquatic Centre could simply be formally renamed by a resolution of Council, without the 

public having the opportunity to provide any formal feedback.  

Irrespective of my personal opinion on any renaming proposal, the absence of compulsory public 

consultation on a proposal to rename such a prominent and much-loved public facility, such as the 

Hornsby Aquatic Centre, greatly concerns me and this has prompted me to move this motion.  

 

  Attachments: 

There are no attachments for this report.  

 

File Reference: F2004/08949-008 

Document Number: D09346331 
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