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1. Executive Summary 

APP Corporation (APP) act on behalf of the Lyon Group and Folkestone Joint Venture (LG&F) who are the lead 
proponent for the South Dural Planning Proposal and represent owners of land within the area identified in the 
recent Gateway Determination.  South Dural is a significant opportunity that will provide approximately 2,900 
additional dwellings without requiring government infrastructure investment and can deliver the first homes by 
2021. 
 

Of significance to the South Dural project, the Draft North District Plan espouses: 
 

 Housing Diversity  to provide a greater mix in the types of homes available, including apartments or 
. 

 Innovative Transport Solutions - to reduce travel time, and through Sydney Metro and NorthConnex, 
drawing Sydney CBD and the Districts centres closer together to create new job opportunities close to 
home. 

 Leverage investment in Transport Infrastructure  to align land use planning and infrastructure planning 
for essential infrastructure decision-making. 

 The Natural environment - Protect the natural environment such as bushland and sensitive river 
environments on the Hawkesbury. 

 

The South Dural project is consistent with those objectives and will contribute to the proposed aims by providing: 
 

 An additional 2,900 new homes in the Hornsby Shire LGA;  
 A financial commitment and plan to contribute to essential upgrades to road network infrastructure of New 

Line Road and Old Northern Road in the vicinity of the site.   This will contribute to the growth of the North 
District; and 

 Permanent protection of the natural environment in the upper reaches of Georges Creek, which feeds into 
the Hawkesbury waterway by providing a riparian buffer around the existing natural waterway. 

 

  
Subsequently Hornsby Shire Council and the Department of Planning and Environment (DPE) supported the 
project with the issue of a Gateway Determination in March 2014.  The planning proposal has recently been on 
public exhibition and Lyon Group/Folkestone has been advancing negotiations to provide funding contributions for 
the state road infrastructure around New Line Road.   
 
Hornsby Council has paused in it evaluation of the South Dural Planning Proposal until a commitment has been 
provided by the State Government for an infrastructure plan including costings and timeframes for both New Line 
Road and Old Northern Road, which caters for existing and future development. 
 
In relation to the Draft District Plan, APP on behalf of LG&F is seeking amendments to the Draft District Plan that 
will include: 
 

1. Recognising South Dural as a future residential community provisioning for 2,900 homes; 
2. Recognising that state road network infrastructure in the District is a priority investment item for 

Government, and is essential to accelerate housing supply; 
3. Providing certainty to the land owners and residents of the North District community of the future housing 

areas. 
 
Additionally, our submission supports and endorses Hornsby Shire 
Commission (GSC) that planned priority road and infrastructure delivery is necessary to support future urban 
development in the area.    
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2. Introduction 

 
The Draft District Plans released by the Greater Sydney Commission (GSC) on 21 November 2016 present an 
ideal opportunity to ensure that growth planned throughout Greater Sydney is delivered sustainably and is aligned 
with current and planned for infrastructure investments. 
 

This submission relates specifically to the Draft North District Plan and land located within the suburbs of Dural, 
Castle Hill and Glenhaven .   APP has reviewed the draft North District Plan 
currently on exhibition and proposes consideration of rezoning of land owned by the above parties. 
 

 
Source: Draft North District Plan 

Figure 1: The South Dural location in relation to the Draft North District Plan 
 
 
 

South Dural 
Site 
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2.1 BACKGROUND 
 

The South Dural project had its genesis in March 2013
Planning and Infrastructure.  The Department

Program earmarked the site  The multiple land 
owners, fragmented ownership, long lead times and potential cost of infrastructure to the government posed a 
challenge for delivery.   
 
South Dural was considered a strategic location for housing due to Council support and urban proximity.  The site 
is bounded on three sides by existing urban development with potential to contribute to the planned pattern of 
growth for 
proximity to Castle Hill and to the planned North West Rail Link stations at Castle Hill and Cherrybrook. 
 
A proposal was submitted to Hornsby Shire Council and later endorsed by Council in December 2013.  
Subsequently a Gateway Determination issued in March 2014 to proceed with the planning proposal.    
 
The Planning Proposal was submitted to Hornsby Shire Council in September 2016.  LG&F have been in 
negotiations with State Government to ascertain funding contributions the development would make to the 
upgrades to New Line Road and Old Northern Road.  As part of the Planning Proposal investigations it was 
established much of the existing road network is at or near capacity. 
 
Our submission supports major issues identified by Council that would form submission to the 
Greater Sydney Commission including, inter alia: 
 

 Ensuring that priority road and open space projects to support future population growth are 
incorporated in the revised Plan. This would include identifying New Line Road and Old Northern 
Road being identified for future road upgrade; 

 Ensuring the staging of the 20 year dwelling targets to align with local housing strategies and 
infrastructure delivery plans. The identification of South Dural as a future housing area should be 
identified; and 

 Supporting the strategic approach for urban development in the rural area, subject to the NSW 
Government assisting the development of a clear vision and infrastructure plan. 
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2.2 REZONING BENEFITS 

The existing land is currently zoned RU2  Rural Landscape, with an ecological area zoned E3 - Environmental 
Management.  The land is largely surrounded by urban land comprising residential land, industrial and business 
zones, which suggest the RU2 land could be appropriately rezoned as residential.  Additionally, the nearby 
construction of the Sydney Metro Rail Link with stations at Cherrybrook, Showground and Castle Hill affords 
opportunities for additional residential development.   

 

 

 

 

Housing Targets 
South Dural is an opportunity to support of increased dwelling targets for Sydney and the North region.  With the 
ability to provide up to 2,900 additional dwellings South Dural would be a vital contributor to housing supply in the 
region.  The 2,900 dwellings proposed for South Dural can be delivered at no cost to government with the first 
homes delivered by 2021. 
 
South Dural can accommodate nearly 20% of the 20 year target for the Hornsby Local Government area and would 
be a significant contributor to the North  should be 
recognised within the North District Plan in both the 2021 Strategy and the 20 year Housing Strategy. 
 
Further, South Dural offers a rare opportunity in the North for a new master planned community with a diversity in 
housing choice, from detached dwellings, townhouses to apartments. This opportunity is rare in the North and 
offers a beneficial contrast to the Metro high density communities that are to be developed. 
 

Road and Infrastructure Upgrade Strategy to Unlock Future Potential 
Under existing conditions, Old Northern Road and New Line Road are both at or exceeding capacity.  The North 
District Plan should take a strategic approach to critical infrastructure upgrades to benefit existing residents who 
struggle with current congestion and future growth areas.  These essential upgrades should be included as critical 
items in the North District Plan.  The District Plan should also consider the timing and funding of the upgrades for 
these significant roads. 
 

Completion of the Sydney Metro will encourage increased public transport use and additional housing in the area.  
South Dural is equidistant from Showground, Castle Hill and Cherrybrook stations.  The District Plan should 
con its capacity to accommodate urban growth. 
 

Environment 
Rezoning of South Dural could provide protection to the existing natural vegetation and environment of the 
Georges Creek riparian area. Currently approximately 20 hectares of the site is within the Environmental 
Management Zone, however this does not extend over the entire vegetated area, which incorporates significant 
stands of endangered ecological environments.  More than 60 hectares of native vegetation and environmental 
land could be protected in perpetuity, while the balance of the land would provide a variety of housing types, if the 
District Plan identifies South Dural as a release area. Without urban rezoning for housing the natural vegetation 
cannot be protected through the current zoning. 
 
 

This submission describes the site; the existing zonings; outlines the strategic context and provides 
recommendations for inclusion in the District Plan.  
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3. The Site 

 
This submission to the Draft North District Plan relates to land bounded on the south-western side of the North 
District, north-west of the Castle Hill town centre.    The site, described as South Dural, is bounded by Old Northern 
Road, New Line Road and Hastings Road and has an area of 240ha (see Figure 2 below).  The Glenhaven Green 
Retirement Village on the south-western edge of the site and Sydney Water Reservoir near the north-eastern 
corner of the site do not form part of the joint venture. Through the centre of the site is a vegetation area 
surrounding a riparian corridor which feeds Georges Creek.  The site currently comprises 135 lots.   The site is 
within the suburbs of Dural, Glenhaven and Castle Hill. 
 

 
Source: SIX Maps 

Figure 2: The  Site 
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4. Existing Zonings 

 
The South Dural site is largely surrounded by residential or urban land, and is essentially urban land.  Therefore it 
should be recognised as a potential land release area within the North District Plan, which currently does not 
identify existing and proposed land release areas.  
North District 20 year housing strategy should identify land release areas, and that the Plan should identify a clear 
vision for infrastructure and funding to cater for existing and future development. 
 

4.1 Surrounding Zonings 
The site is generally situated between residential areas including R2 and E4, with some business and industrial 
areas (see Figure 3).  While the majority of the land within the site is currently zone RU2  Rural Landscape and 
part of the riparian area is zoned E3 - Environmental Management, the site surrounded by several zones, including 
R2  Low Density Residential, IN2  Light Industrial, B2  Local Centre, RU6 - Transition and E4  Environmental 
Living.  The site is on the western edge of the Hornsby Council area and adjoins the eastern edge of The Hills 
Shire Council area.  The perimeter roads, Old Northern Road, Hastings Road and New Line Road are all zoned 
SP2 - Road.   
 

 
Source: The Hills LEP and Hornsby LEP Zoning Maps 

Figure 3: Current Zones surrounding the Subject Site 
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4.2 Metropolitan Rural Area 

South Dural is Metropolitan Rural Area, largely surrounded by residential land with some areas of business and 
industrial zones.  Non-rural uses within the South Dural site includes a seniors living development, a function 
centre, hotel/motel accommodation, a holiday park, child care centre, restaurant, tiling shop, church and a Sydney 
Water Reservoir site.   
 
The Draft District Plan notes that rural lifestyle residents generally expect the amenity of suburbia which can conflict 
with agricultural activities and inhibit intensification.  Services such as schools, community facilities, mains water 
and sewerage can also be expected by residents These conflicts, combined with the expectation 
that land can be subdivided or rezoned at a future date for urban development, can further reduce productivity, 

 
 
Approximately 70.3% of privately-owned Metropolitan Rural Area within the North District is either used for grazing 
or not actively used for rural production (see Figure 4).  The large lots of South Dural predominantly feature 
commodious dwellings with manicured lawns, landscaped surroundings, swimming pools, tennis courts and often 
equine facilities.  These lifestyle  properties do not actively contribute to rural production as envisaged in the Draft 
North District Plan. 
 

 
Source: Draft North District Plan 

Figure 4: Land Uses on Privately-owned Metropolitan Rural Land 
 
With 16% of the available land being used for residential dwellings, and 0.3% used for mining, only 13.4% is 
utilised for horticulture or other rural uses.  This indicates there is little likelihood of Metropolitan Rural Land being 
utilised for food production for export, as suggested in the Draft District Plan.  Due to the proximity of South Dural to 
the new Sydney Metro Transport and other features, the site is more effectively used as a housing release area. 
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5. Strategic Context 

5.1 Housing Targets in the Hornsby Council Area 

A projected 725,000 additional dwellings will be required across Greater Sydney over the period 2016-2036.  
Sydney.  The growth translates to targets over five years of approximately 25,950 new dwellings across North 
District and 4,350 additional dwellings in the Hornsby LGA.  Over twenty years, the 97,000 additional dwellings 
required across the North District translate to approximately 16,400 additional dwellings in the Hornsby LGA. 
 

Hornsby LGA has an area of approximately 510km2 of which nearly 2/3 is National Park and bushland.  The 
dwelling types within the LGA are predominantly detached houses (76%), with only 16% being units or apartments 
and 8% being terraces or townhouses.  Population projections for the LGA over the 2016-2036 period are projected 
to be 28,350 persons with the 20-64 and 65-84 age groups expected to be the most significant areas of growth.  
With single or couple households emerging as the dominant configuration at approximately 58%, the additional 
housing requirements become critical. 
 

The current South Dural Planning Proposal proposed a yield of up to 2,900 dwellings, clustered villages separated 
by creek lines and areas of ecological significance through the middle of the site.  The current ecological area is 
approximately 20ha and includes non-riparian areas.  The estimated riparian area and ecological zone is 
approximately 62ha, retention of which has been considered in the preliminary modelling.  Residential development 
would largely be located on the western and northern portions of the sites, with access to Old Northern Road. 
 

South Dural is a significant opportunity that provides additional dwellings without government investment: 
 

 This number of additional dwellings would be a substantial contributor to the growth requirements 
for the Hornsby LGA by providing nearly 20% of the 20 year targets.   

 The project can deliver the first homes by 2021.   
 No government investment required for the project which will provide potentially 2,900 dwellings.   
 Further, implementing the project does not require government infrastructure investment.   

 

Therefore identifying South Dural as a housing supply precinct should be included in the District Plan. 
 

The site is near local shops at Round Corner Shopping Centre and Dural Village Shops on Old Northern Road.  
Castle Towers Shopping Centre at Castle Hill provides the major shopping centre for the district and also includes 
restaurants, cafes and a cinema.  Proximity to schools, churches, community facilities, libraries, emergency 
services and medical centres are shown on Figure 5, indicating good access to services for future residents.   
 

  
Source: Social Planning Analysis for South Dural Precinct 

Figure 5: Services in the Vicinity of the Subject Site 

South 
Dural site 
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5.2 Road infrastructure Upgrades 

The Draft Plan does not identify any road corridor improvements for New Line Road and has also not identified 
existing and proposed land release areas in the North District.  Detailed studies undertaken of the functioning of the 
two main arterial roads (Old Northern Road and New Line Road) have established some sections of Old Northern 
Road, New Line Road and key intersections were already operating above the threshold for upgrades (>90%).  The 
majority of the road network around South Dural will require upgrading to two lanes even if rezoning of South Dural 
did not occur.  This has been recognised in the planning proposal in which required funding initiatives were 
proposed.  We endorse the Hornsby Shire Council recommendation that actions be amended to include 
investigations and priority funding of upgrades to roads including New Line Road and Old Northern Road; and that 

Priority. 
 
Figure 6 illustrates the anticipated timeframes for upgrading the existing road network around South Dural until 
2026.  The comparison demonstrates the extent upgrading required to both the Old Northern Road and to New 
Line Road and the likely timeframes.   

 
Source: Transport Management and Accessibility Plan 

Figure 6: Road Upgrade Timeframes  
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In view of New Line Road and Old Northern Road requiring urgent upgrades to deal with current traffic loads, these 
roads should be included in the proposed Annual Infrastructure Priority List to inform decision-making on 
infrastructure provision.  This highlights the importance of including traffic congestion management as a 
Sustainability Priority in the Precinct Plan. 

5.3 Transport Infrastructure - Sydney Metro Rail Link  

The Sydney Metro rail link currently under construction will encourage public transport use and serve additional 
housing in the area.  Three of the stations are similar distances from the South Dural Site of between 2km and 
3.2km (see Figure 7).  opportunity to 
increase the capacity of nearby land to accommodate urban growth.   
 
The Cherrybrook station on Castle Hill Road will have 400 commuter parking spaces as well as kiss-and-ride 
spaces, taxi spaces, a bus interchange and bicycle parking.  Showground station will have 600 commuter parking 
spaces, in addition to kiss-and-ride, taxi, bus and bicycle parking. Commuter parking offers future residents of 
South Dural a public transport alternative to driving to work.  
 
The Castle Hill station is underground, opposite the Castle Towers Shopping Centre and includes bus parking, 
kiss-and-ride spaces, taxi spaces and bicycle parking.  The Sydney Metro line will provide rapid transit public 
transport services in an area which has previously been deficient in services.  This investment in transport 
infrastructure will support future residential development in South Dural and the surrounding area.  The proximity of 
South Dural to services and centres would justify the site being identified as a housing precinct. 

 

 
Source: Sydney Metro website 

Figure 7: Location of Sydney Metro Stations near South Dural 
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5.4 Ecological Contribution 

Currently approximately 20 hectares of the site is within the Environmental Management Zone, however this does 
not protect the entire riparian area.  Rezoning of South Dural could protect more than 60 hectares of native 
vegetation and environmental land, while the remainder would provide a variety of housing types.   Identifying 
South Dural as a housing precinct release area in the District Plan could protect the natural environment of the 
Georges Creek riparian area (see Figure 8). This is in accordance with Sustainability Priority 4 to avoid and 
minimise impacts on biodiversity. 

 

Figure 8 Indicative locations of Open Space and Vegetation areas 
in the South Dural Planning Proposal 

 

 



 

 
  
 

 

APP Ref: 10133 
Draft North District Plan submission  South Dural 14 
 

6. Conclusion 

 
Following a review of the Draft North District Plan, APP make the following recommendations in relation to the 
South Dural land and its recognition as a future urban area in the District Plan: 
 
The District plan should: 
 

1. Identifiy South Dural a precinct to provide an accelerated capacity for residential development as a 
significant contributor to  

2. Recognise South Dural as an opportunity to provide diverse housing choices; 
3. iver urban design excellence through high quality design which 

supports community safety, health and well-being; 
4. Detail the planning pathway for the rezoning of South Dural as a residential release area;  
5. Provide detail on how South Dural will contribute to accommodating the 97,000 additional dwellings in 

North District in the 20 year period to 2036; 
6. Consider requirements for buffer zones around riparian areas to manage the quality of and accessibility to 

the natural environment; 
7. Identify New Line Road and Old Northern Road road corridors in proposed Instrastructure Priority List in 

relation to upgrading the existing road network and the role this plays in accommodating urban growth in 
the District;  

8.  
9. Identify in an implementation strategy, recognise the opportunity for working with the private sector for 

priority funding and delivering the necessary infrastructure to release greenfield land for development. 
 
In conclusion, South Dural is a significant opportunity that will provide approximately 2,900 additional dwellings 
without government infrastructure investment and could deliver the first homes by 2021.  Therefore South Dural 
should be identified as a housing supply precinct in the District Plan. 
 


