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Environmental Planning and Assessment Act 1979.  
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not
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Maintain or enhance the values of the Metropolitan Rural Area using place-based 
planning to deliver targeted environmental, social and economic outcomes; and 

Limit urban development to within the Urban Area. 
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There are no government plans to encourage additional growth in the investigation area.
The investigation area has some physical capability for development uplift.
Constraints arising from lack of capacity in transport and service infrastructure would be 
likely to preclude any development uplift in the investigation area. At this time there is no 
government will to invest in upgrades to these services. Private investment in 
infrastructure would be necessary to facilitate any substantial development uplift. 

PAGE 146



ORDINARY MEETING OF COUNCIL 23 JULY 2024

 

1. Council receive the report outlining the outcomes of the Urban Capability and Capacity 
Assessment for the Dural locality; 

2. Council discontinue any further investigations with respect to the rezoning of rural land 
for urban development within the Dural locality at this time; 

3. If the proponent of any future planning proposal to rezone land within the Dural locality 
is able to demonstrate that they can deliver the required local and regional 
infrastructure upgrades at no cost to Council, Council consider such a planning 
proposal and review its position with respect to rezoning within the Dural locality at that 
time; 

4. Invite Hornsby Shire Council to join with The Hills Shire Council in lobbying the State 
Government for the funding of essential upgrades to Old Northern Road / New Line 
Road to address existing road capacity problems in Dural; 

5. Approach the Roads and Maritime Services for the re-classification of Annangrove 
Road from a sub-arterial road to an arterial road to recognise the higher traffic volumes 
that are expected on Annangrove Road in the near future; and 

6. Lobby the State Government for the reservation of a corridor that will facilitate a future 
bypass road between Annangrove Road and Old Northern Road, plus a funding 
commitment for the construction of a bypass road that will be needed as a 
consequence of population increase in the North West Growth Centre. 
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Previous Advice of the Independent Planning Commission (IPC)  

The Commission notes that one of the Department’s core functions is to implement the 
District Plans and ensure that Local Strategic Planning Statements are generally 
consistent. Consequently, the Commission accepts that given the strategic context of 
the Planning Proposal, the Department’s Gateway Determination that the Planning 
Proposal lacks strategic merit was the right decision. While the Commission accepts 
that at this stage the Planning Proposal should not proceed, it does consider that the 
merits of including the Northern Site in a future housing strategy warrants investigation.

The Commission finds that the proposal has considerable site-specific merit, 
particularly the northern site as:

o It would secure a key contribution to Council’s Round Corner bypass;
o It would provide a number of key economic and social improvements by 

delivering local infrastructure improvements benefiting the school and the local 
community; 
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o The capability of the subject land to be used for agricultural pursuits is 
compromised by the proliferation of uses in the area and along Old Northern 
Road;

o The northern site is generally contiguous with the Dural Neighbourhood Village 
and if developed would provide additional housing, choice, and affordability and 
would likely support the Dural Neighbourhood Village Centre with access to jobs 
and services; 

o The view and vista impacts particularly on the Northern Site can be overcome 
with site-specific design and planning; and

o The development of the Northern Site is unlikely to have a significant impact on 
the local and regional road network. 

“the planning proposal should not proceed 
past Gateway Determination”.

The Commission accepts that a Planning Proposal must demonstrate strategic merit 
before site specific merit warrants serious consideration. However, given the benefits 
associated with the Planning Proposal, the Commission recommends that the Site, in 
the particular the Northern Site, be seriously considered for urban development and 
inclusion in the Central City District Plan when it is reviewed and updated in 2023, and 
that any subsequent update of Council’s Local Strategic Planning Statement and 
Council’s Housing Strategy reflect this position.

Legacy Property engaged with the former Greater Cities Commission to progress the 
IPC’s recommendation that the site be identified in the District Plan for future urban 
development. In November 2023, the Greater Cities Commission advised that:  

“…the Greater Cities Commission is currently reviewing the Greater Sydney Region 
Plan 2018 and Central City District Plan and preparing a new draft Six Cities Region 
Plan and draft Central River City Plan… The IPC advice will be considered in the 
preparation of these plans in the context of broader planning for the region”.

 

The merit of the future residential development of the site appears to have been 
acknowledged by the Greater Cities Commission. 
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Housing Supply Crisis 

after 
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Regional Road Network  
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“in both peak 
periods, the traffic volume in the peak direction approaches 1,000 vehicles per hour, indicating 
that Old Northern Road is currently close to capacity”

Bypass Corridor and State Government Agency Views
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local 

local 
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The Proponent installs Local Area Traffic Management Measures on all proposed 
intersections and roads to physically reduce speeds at this location and improve safety 
for students. This could include kerb outstands, pavement texture, slow points or 
speed cushions; and 

Noting the reports commentary on the low utility of imposing a 30km p/h speed limit 
along the proposed collector road (and that final approval and application of any 
alternate speed limits lies with the road authority), SINSW request that the proponent 
funds an annual 'traffic safety education programme' for future residents of the 
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development, which addresses 'pedestrian, passenger and wheels' safety around the 
existing school site. 

 
“will conduct separate discussions with TfNSW regarding the 

application of the 30km/hr speed zone around school sites” “should development be 
further intensified in the study area, SINSW will advocate for application of the above speed 
limit (30km/hr), which has been successfully tested at other school sites”.

Local Road Network
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any 

SP2 Infrastructure (Classified Road)

PN 11-002 Preparing LEPs using the 
Standard Instrument: standard zones PN 10-001 Zoning for Infrastructure in LEPs
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RE1 Public Recreation  
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The proposed development can likely be serviced. Lead-in infrastructure would need to 
be constructed for sewer serviceability.  
There is sufficient capacity within the local potable water mains network and flexibility 
in where to provide the connection point.  
There is capacity within the local provision of HV electrical infrastructure to service the 
proposed development.  
Two or more electrical substations will be required to be constructed within the site.  
Gas can be made available to the site if required.  
High speed NBN internet can be supplied to the site.  

minimum
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To protect and maintain land that provides a transition between rural and other land 
uses of varying intensities or environmental sensitivities;
To minimise conflict between land uses within this zone and land uses within adjoining 
zones;
To encourage innovative and sustainable tourist development, sustainable agriculture 
and the provision of farm produce directly to the public; and
To ensure that development does not have a detrimental impact on the rural and 
scenic character of the land. 
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State 
Environmental Planning Policy (Housing) 2021
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“The Great North Road was the finest example of modern road making in Australia of 
the 1820s and 1830s and is a towering testimonial to Heneage Finch and especially 
Sir Thomas Mitchell, to their surveyors and to the convict chain gangs who did the 
work. The combination of features, road surfaces, retaining walls, bridges, culverts, 
cisterns, work stations, make this stretch of road of national importance.”
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