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11 April 2017 

Chief Executive Officer 

Greater Sydney Commission 

PO Box 257 

Parramatta NSW 2124 

 

By email: engagement@gsc.nsw.gov.au 

Dear Ms Hill, 

This submission has been prepared on behalf of Dural Development Management Services Pty Ltd, 
the proponent of a planning proposal in Dural which is currently the subject of a Rezoning Review 
(PGR_2017_THILL_001_00), with regards to the Draft West Central District Plan (Draft District Plan). 

The Draft District Plan includes provisions relating to the management of the Metropolitan Rural Area 
(MRA) around the periphery of Greater Sydney. Within these provisions are two Sustainability 
Priorities 8 and 9 which seek to guide planning in the MRA as follows: 

 Sustainability Priority 8: Discourage urban development in the Metropolitan Rural Area; and 

 Sustainability Priority 9: Consider environmental, social and economic values when planning for 
the Metropolitan Rural Area. 

The Draft District Plan provisions appear to be based on findings of the Values of the Metropolitan 
Rural Area of the Greater Sydney Region report prepared by AgEconPlus. However, the provisions fail 
to recognise that there are opportunities in the Metropolitan Rural Areas for urban development and 
non-rural development forms to be delivered, which is supported by the findings of the AgEconPlus 
report. 

We submit that, while these sustainable objectives are relevant to certain areas in the MRA these area 
are much further north than Dural and its surrounding locality. The Dural area has evolved from 
historic agricultural uses to a precinct characterised predominantly large lot residential homes and the 
majority of the area is now no longer suitable or available for agricultural purposes. The character of 
the Dural area has changed as evident in the current land uses in the area), with continuing pressure 
for growth and changed as evidenced by high real estate prices, and the growing number of planning 
proposals currently active in the area. 

Whilst the Sustainability Priorities are relevant for other rural areas in the West Central District, we 
submit that the Draft District Plan should be amended to identify Dural as an area to be considered for 
appropriate residential growth opportunities.  
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This submission provides an overview of the previous rural lands studies for the area, the 
demographic and current land uses, the demand for agricultural uses and a summary of recent 
development activity. 

Values of the Metropolitan Rural Area of the Greater Sydney Region 

The Values of the Metropolitan Rural Area of the Greater Sydney Region report prepared by 
AgEconPlus (MRA Values Report) provides an analysis of the economic, environmental and social 
values of the MRA in five districts of Greater Sydney. 

The MRA Values Report recommends that a Multi Criteria Analysis and Cost Benefit Analysis 
approach be taken to weighing up strategic planning options to understand the net impacts of 
development. Utilising this approach, and with regards to the West Central District, the report identifies 
that: 

 There is no Land and Soil Capability (LSC) Class 1 or Class 2 private land within the District, with 
Class 4 being the highest LSC class. The value of agricultural land is partly determined by its land 
capability. Class 4 soils are generally not suitable for high-impact land uses and require 
specialised management practices with a high level of knowledge, expertise, inputs, investment 
and technology. 

 The private land in the MRA in the West Central District is highly fragmented. It is also recognised 
that the maintenance of minimum lot sizes to promote agricultural production is unlikely to be 
successful, since fragmentation and high land values are already likely to be prohibitive for farm 

- agricultural investors. As a result small farms struggle to compete and 
are much more likely to look elsewhere where there are more affordable land options with good 
access to transport networks and resources, such as water. 

 The West Central District contains no Biophysical Strategic Agricultural Land. However, there is a 
multi-use horticulture cluster between Middle Dural, Galston and Arcadia. It is recognised that 
there are planning issues associated with this cluster, including land use conflict and mitigation 
measures (noise, odour, visual, etc.), pressure from escalating land values and influences such as 
expectation of returns on investment, and waste management. 

 None of the MRA land in the West Central District is identified as Sydney Water Catchment Area 
land. 

 There is no current or prospective mining activity in the District, with current activity relating to 
extractive industry in the Maroota area, some 27 kilometres north of the urban fringe. 

 Agricultural values are expected to continue to decline in significance with a continuing shift in the 
share of fruit and vegetable production to other regions of NSW. 

 Allowing land release suitable for residential subdivision can unlock value that could be used to 
achieve the longer-term protection and enhancement of other key MRA values. 

Based on the above, we submit that there would be negligible environmental and social impacts to the 
sensible rezoning of appropriate lands within the Dural area. In contrast, the release of these areas 
will allow for the necessary funding of key transport and infrastructure upgrades, which are already 
much needed in the area and with no funding mechanisms in place. Without the release of land, 
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infrastructure funding will solely fall on the shoulders of the State Government, who have not 
prioritised these upgrades in the foreseeable future. Baulkham Hills Shire Rural Lands Study and 
Rural Strategy 

There has not been a holistic rural lands study undertaken by The Hills Shire Council since the 
Baulkham Hills Shire Rural Lands Study (November 2001) and the Baulkham Hills Shire Rural 
Strategy (April 2003).  

The Rural Lands Strategy provide rural lands and aims to 
promote a diverse range of agriculture in rural areas and avoid rural/urban land uses conflicts. 
However, the Strategy is now out of date and does not reflect the current demand and foreseeable 
land use demands in these urban fringe areas. 

Whilst the importance of protecting valuable agricultural land is recognised, the logical extension of 
existing urban land uses will not contribute to or cause a loss of viable agricultural land in The Hills 
local government area (LGA) or undermine the objectives of the Rural Lands Strategy. Maintaining 
fringe areas in Dural as rural uses provides an inefficient, underutilised and uneconomical use of the 
land. 

Dural covers an area of approximately 1,462 hectares (or 15km²) and in 2011 was home to 2,832 
residents. Approximately 94% of residents in Dural are private owner/occupiers, with the majority of 

 

Unlike most areas of Sydney and The Hills LGA, the population of Dural has not grown since 2001, 
largely because of the lack of any new residential land supply and planning policy which limits the 
allotment size for subdivision to a minimum size of 2ha. 

The predominance of large lot rural residential lots serves as a barrier of entry for most young families 
or couples looking to enter the Dural property market and is not an alternative to the ageing local 
population looking to down size. Notwithstanding the limited supply of housing stock and homogeneity 
of housing products, Dural is a high demand suburb with housing data indicating a 33 per cent higher 
demand than other areas in the Sydney Metropolitan Region. 

In addition, the rural use of land for agricultural purposes is somewhat limited, with most lots in the 
RU6 Transition zone in Dural adjacent to Round Cornet local centre used for premium large lot and 
rural residential living. The limited rural uses include relatively low-impact activities such as hobby 
farms, nurseries and citrus fruit orchards. A diagram illustrating the land use character of the locality, 
and limited agricultural activity, is shown at Appendix A. 

The limited agricultural uses in the area are low-impact in nature and do not present any significant 
amenity or health risks to future residents in the area. There are no dairy or poultry sheds located 
within the areas adjacent to urban land. Accordingly, the 500-metre and one-kilometre buffers required 
by these land uses will not restrict residential uses. 

With the existing land uses of RU6 Transition-zoned land in Dural identified as predominantly 
residential, the nearest intensive agricultural uses are located further to the north in Middle Dural, 
approximately 30 kilometres away. 
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Urbis Economics have undertaken an assessment of new agricultural viability for land in Dural. 
Consideration has also been given to the potential for future redevelopment for urban purposes to 
affect any nearby agricultural uses. 

The outcome of that assessment is consistent with the AgEconPlus report and indicates that the site 
could only be suitable for low yield agricultural purposes due to the landform impediments and close 
proximity to established urban land uses that would contribute to amenity impacts. These uses were 
found to be unlikely to generate sufficient income or have the critical mass to support viable 
commercial operations. 

The changing nature and low intensity of agricultural uses in the area in the Old Northern Road locality 
of Dural suggests that the existing RU6 Transition zoning is no longer an appropriate zone. This is 
consistent with planning proposals and development consents approved in the area. A summary of 
these applications is provided in the tables below. 

Table 1  Recent Planning Proposals 

Site Description LGA Status 

Various properties 

along Old Northern 

Road and Derriwong 

Road 

Rezone land from RU6 Transition to R2 

Low Density Residential. 

The Hills Rezoning Review 

meeting scheduled 

for 20 April 2017. 

Former timber yard: 

582 and 582A Old 

Northern Road, Dural 

Rezone land from RU6 Transition to R3 

Medium Density Residential 

The Hills Referred for 

Gateway Approval  

South Dural  Up to 2,900 new residential dwellings with 

a R3 Medium Density zoning; and  

Between 1,300m² and 3,000m² retail and 

commercial floor space (dependant on 

the delivery of a small supermarket). 

Hornsby Gateway Approval 

Issued and 

completion time 

extended  

Dural Service Centre, 

New Line Road 

IN2 Light Industrial to B2 Local Centre. 

No amendment was proposed for 

changes to the adopted building height 

(10.5 metres) and floor space ratio (0.7:1) 

Hornsby Referred for 

Gateway Approval 

by Council 
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Table 2  Recent Development Consents 
 

Site Description LGA Status 

Cascades Mixed Use 

Development  

636 Old Northern Road, 

Dural (to the north of 

the subject site) 

Site is zoned part B1 Neighbourhood 

Centre and part RU6 Rural Transition. 

The development will deliver 17 

residential apartments and 5,421m² of 

gross leasable floor area containing a mix 

of business, shops, medical, restaurants, 

cafes, child care centre and recreation 

space 

The Hills  Approved by 

Council 

 

The decisions of local Councils and the Department of Planning & Environment to approve 
development applications and progress planning proposals is evident that there is significant strategic 
merit in releasing land adjacent to existing urban boundary for residential uses. 

The sheer demand of development interest and activity in the area will also enable appropriate levels 
of infrastructure contributions to deliver investment in transport, utility and community infrastructure 
upgrades to improve these services for existing and new residents and visitors to the area, some of 
which are deemed to be required now. 

With particular regards to the Old Northern Road Planning Proposal currently under a Rezoning 
Review (PGR_2017_THILL_001_00), the proposal would deliver significant public benefits to support 
the existing community including: 

 Significant improvements to accessibility to Dural Public School by introducing local roads along 
all boundaries and a signalised intersection off Old Northern Road. 

 Facilitating a 32-metre-wide road corridor for a portion of the desired future east-west connection 
from Annangrove Road through to Old Northern Road. 

 A fair and equitable contribution towards regional road upgrades, which are currently over 
capacity. 

 Dedication of a large parcel of land to be utilised as a local park, recreational facility or additional 
parking for the Dural Public School. 
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We agree that viable agricultural land in the West Central District should be protected. However, the 
urban fringe areas of Dural which are predominantly used for large-lot residential purposes, with small 
pockets of low-impact agricultural uses such as nurseries is not land that can deliver viable agricultural 
opportunities in the metropolitan area. 

The high land values, fragmentation of land ownership, low classification of land and soli 
capability, high start-up costs of establishing new agricultural pursuits and the potential impacts of new 
agricultural enterprises on the existing rural residences mean that it is highly unlikely that new 
agricultural pursuits will occur in the area. Accordingly, the existing zoning of the area precludes the 
efficient and economical use of the land. 

Furthermore, restricting residential development in the area will mean that funding for infrastructure 
investment and upgrades, which are already needed for the existing community, will not be possible in 
the foreseeable future without greater State Government funding. 

On this basis, we submit that the Draft District Plan should be amended to include a provision to 
investigate appropriate and sensible opportunities for residential development within the Metropolitan 
Rural Area in localities such as Dural. 

If you have any questions please don't hesitate to contact me  

Yours sincerely, 

 

 

 

David Hoy 

Regional Director 
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