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National Capital Plan –  Draft  Amendment 85   
 

 
The Ginninderra Falls Association considers Draft Amendment 85 to be inadequate 

in that it accepts, uncritically, the Riverview/ACT LDA proposal, and its supporting 

report1, to excise most of the “Hills, Ridges and Buffer Zone” in the ACT subject area 

without any replacement land being formally designated.  This is completely at odds 

with one of the central themes of the National Capital Plan (NCP) going right back to 

the original Walter Burley Griffin concept.   

 

The West Belconnen proposal involves allowing current broadacre and buffer zones 

to be rezoned for urban development.  The current buffer zones function in 

accordance with the object of the National Capital Plan to preserve and enhance “the 

landscape features which give the National Capital its character and setting”.  This is 

achieved by protecting “the undeveloped hills and ridges and open spaces which 

divide and give form to Canberra’s urban area”. 

 

The response to this criticism, implicit in the supporting Adams report, is that there 

are replacement “Hills, Ridges and Buffer Zone” areas in NSW surrounding the 

proposed development area.  This is not good enough because the National Capital 

Plan can apply only in the ACT.  If developers are to undertake cross-border 

development, then a proper statutory regime needs to be put in place to handle that 

situation before development can occur.  The environmental and conservation 

standards required in the ACT should also be required in the adjoining NSW section 

of the development. 

 

The GFA agrees that the “Hills Ridges and Buffer Zone” in this area of the ACT is, as 

the Adams report describes, “not hills or ridges but are instead a buffer bound by the 

administrative boundary of the ACT/NSW border and the Belconnen urban area 

rather than any geographic feature”.  This part of the ACT’s buffer zone is open 

space with mainly grazing and some unattractive activities.  This is an area on which 

                                                 
1 A T Adams Consulting Pty Ltd, “West Belconnen. Proposed Draft Amendment to the National 
Capital Plan”. 
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urban development is proposed.  Building on this area will remove any buffer zone 

between suburban ACT residences and unsuitable activities or buildings on the NSW 

side of the border over which the ACT has no control. 

 

We note that to answer this problem, the Adams report (Section 9.4.1 Hills, Ridges 

and Buffer Spaces), devotes considerable space to justifying this position.  Its only 

response to the problem, however, is contained in the last paragraph of that section:  
 

For these reasons it is proposed that the Hills Ridges and Buffers Spaces 

within the West Belconnen project site may be changed to allow urban use. The 

necessary protection for the landscape buffer will be afforded by the existing 

and proposed zoning controls in NSW. 
 

 “The necessary protection for the landscape buffer“ in NSW needs to be formally 

included in a statutory instrument, before approval of this DA, if we are to ensure that 

key provisions of the National Capital Plan are not completely ignored where “de-

facto” extensions of the ACT into NSW are concerned.  

 

The areas proposed to provide the “hills, ridges and buffer zone” for the West 

Belconnen development are shown in the Adams report in Figure 7 (page 21) and 

Figure 8 (page 22).  Figure 7 has the caption: 

 

Figure 7: Statutory protection for the buffer in NSW.  

-Zoning in NSW under the Yass Valley Local Environment Plan provides statutory 

protection for the buffer  
 

Figure 8 has the caption: 
 

“Figure 8: Landscape buffer zoning details.  

-The NCOSS zoning in the ACT is complemented by landscape and rural zoning in NSW.  
 

The Yass Valley Local Environment Plan provides only minimal “statutory protection” 

for these zones.  In addition, it should be noted that all the proposed substitute “Hills, 

Ridges and Buffer Zones” are on private NSW freehold land, none of it owned by 

Riverview Pty Ltd nor within the proposed development area over which Riverview 

might have some control in the future.  Private owners of these lands might be 

surprised to learn that their land is earmarked as future “Hills, Ridges and Buffer 

Zone” for what is essentially an ACT urban development on the other side of the 

river.   
 

The statutory position of the proposed “Hills, Ridges and Buffer Zone” in NSW needs 

to be much more formally identified than a passing reference to “proposed zoning 

controls in NSW”.  It should be formally identified in the planning document so as to 

cover both the ACT and NSW section of the development.  This is an illustration that 

the ACT and NSW sections cannot be considered in isolation from each other else 

key considerations will “slip through the cracks” where legislation between the ACT 

and NSW is inconsistent.  



 

In summary, the following actions need to occur in relation to the proposed “hills, 

ridges and buffer zone” in NSW before this DA is approved: 

 

1) The area proposed needs to be accurately defined on maps and formally 

included in the planning documents, vague general references in the Adams 

report are not sufficient. 

2) The relevant landholders need to be contacted and their agreement sought. 

3) Formal mechanisms need to be put in place for the future purchase of this 

land for inclusion either in the West Belconnen Conservation area or subject 

to some other instrument available in NSW such as a nature reserve or 

National Park.   

4) The subject land needs to be protected from possible urban development in 

perpetuity.  The urban development in the NSW “peninsula” (between the 

ACT border, Murrumbidgee River and Ginninderra Creek) could be used as 

a precedent for urban development elsewhere along the Murrumbidgee River 

including in the proposed “Hills, Ridges and Buffer area”, so there could be 

great pressure by landholders in future to benefit from similar activity.  

   

GFA notes that its request to the NSW Government in the past for creation of a 

National Park along this portion of the Murrumbidgee River and Ginninderra Creek, 

with its grand gorges and falls, has met with the response that it is a worthy project 

but not high on their agenda.  Preservation of these hills and ridges will involve the 

NSW Government via the Yass Valley Council taking responsibility for their 

maintenance.  Further, neither elected body will be particularly inspired to reduce the 

options available to NSW land owners for management of what is currently their 

land. 

  

In the event it is not realistically possible to achieve the required degree of certainty 

in a cross-border issue, then the only way the ACT Government can comply with the 

NCP objectives underlying the “Hills, Ridges and Buffer Zone” is to retain the existing 

area currently zoned as a buffer between the urban edge of West Belconnen and the 

NSW border where there are no hills or ridges to provide that buffer.  This buffer 

zone should be restored to reflect the natural landscape without activities other than 

grazing of animals. 

 

 

Submitted by the Ginninderra Falls Association 
 


