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Summary of Planning Advice 

A site specific planning proposal was lodged for land in a peri-urban location known as Dural, in The Hills Shire 

local government area (LGA). It was lodged prior to the completion of the metropolitan planning framework in March 

2018, prepared by the Greater Sydney Planning Commission. 

 

The planning proposal resolved/addressed a particular set of planning issues relevant to the locational 

circumstances of the land at the time of lodgement. The planning proposal was lodged prior to the materialisation 

of many of the documents the contents of which were later referenced as the basis for not receiving support at the 

gateway determination stage. Notwithstanding this, Urbis did address the new metropolitan planning framework in 

the planning proposal submission. The planning proposal provides the opportunity for people to live and work in a 

non-urban setting – currently identified as rural however more appropriately characterised as peri-urban – and does 

not compromise the distinctive character of Dural. Allowing the population of rural villages to increase can help 

support the existing services and amenities for a rural / peri-urban village and therefore has the ability to make a 

contribution to their economic and social viability. 

 

Consideration of the Gateway determination has now prompted a new planning conversation not only on the merits 

specific to the planning proposal but also what strategic planning conversations, relevant to Dural have not taken 

place. This is a locality which has received a great deal of attention from The Hills Shire Council around future 

planning and accordingly warrants mention in the Council’s future strategic plan. The Council in considering the 

planning proposal commissioned an urban capability assessment of the land and the broader Dural precinct (within 

The Hills Shire) at a cost of $300,000. I have been made aware that the Council were advised that their Local 

Strategic Planning Statement (LSPS) would not be endorsed by the Greater Sydney Commission if they included 

a conversation on strategic planning issues and challenges for the broader Dural precinct.  

 

The recently released LSPS is the Strategic Planning document in which a Council would be expected to present 

strategic planning considerations around the planning challenges associated with rural / peri-urban communities, 

like that which exists at Dural, did not occur. The LSPS did not acknowledge the local strategic planning work 

previously undertaken in the Dural locality with the LSPS remaining silent on this matter. Notwithstanding this, the 

Hills Shire Council, having regard to the proponents detailed submission, its own urban capability assessment and 

the circumstances relevant to the site and the locality, supports the planning proposal as presented to the Gateway 

for determination. 

 

The reasons given for the application not granting a positive gateway determination are high level and capable of 

being interpreted in different ways. It could be argued that the stated reasons were sound, if this was a Gateway 

determination of a large significant urban development application changing the character at the rural location or a 

structural shift to an Urban Growth boundary. However, the planning proposal which is best characterised as a low 

scale planning proposal, forms part of a logical extension of the Round Corner precinct as contemplated in the 

Central District Plan and in circumstances where the character of the area is not a pristine rural locality but rather  

characterised by a significant mix of urban type uses. 

 

The material prepared by Urbis for this review, dated 29 May 2020, presents a different context and interpretation 

to the same planning documents and provisions given as a reason for the planning proposal not being supported 
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at the Gateway. This difference is in its relevance to the considerations, nature and scale of a small housing 

development and to the actual circumstances pertaining to a specific peri- urban location which lends support to 

why this planning proposal should progress. 

 

I am of the opinion that a strategic review at a local level needs to be given greater weight and consideration over 

a broad brushed / helicopter view at a metropolitan level including a blanket policy measures (e.g. maintaining the 

integrity of the Metropolitan Rural Area boundary). The planning proposal does not offend the Central District Plan’s 

planning priorities and has demonstrated that it can achieve a number of planning priorities and local outcomes. 

The increased residential population has the ability to support the current local amenity and services as well as 

drive the demand for new services which will benefit this rural community. 

 

 

 

 

 

 

 

 



 

Planning Proposal at Old Northern Road and Derriwang Road, Dural  3 
Gateway Application PP-2019THILL 005-00 

Background and Context 

I have been asked to provide an opinion in relation to the contents of a planning proposal submitted for Gateway 

determination for land at Old Northern Road and Derriwong Road, Dural, this included providing advice on the 

merits of the planning proposal and the merits of requesting a review of the Gateway determination. The land the 

subject of the planning proposal PP- 2019-THILL 005-00 is identified as 584, 586, 590, 600, 602, 606, 618 and 626 

Old Northern Rd and 7, 11, 21 and 27 Derriwong Road, Dural (the site). 

 

Gateway application number PP- 2019-THILL 005-00 proposing rezoning the site from RU 6 

Transition to Low Density Residential 

 

Since 2016 and the lodgement of the planning proposal, a series of events and decisions have occurred which 

have played against what was originally a relatively simple rezoning application, appropriately supported by a 

Planning Report.  Namely, the adoption of the Greater Sydney Commission’s (GSC’s) Central District Plan in March 

2018 and a failure of the Hills Local Strategic Planning Statement (LSPS) to engage with or provide context for 

strategic planning issues at Dural, even to the point of remaining silent on the findings of the Council’s urban 

capability assessment of the site and the Dural locality which was commissioned in 2017 and completed in 2019 

by Cardno. This silence on matters relevant to the site and nature of the locality was ultimately not helpful to the 

processing of the planning proposal.  

 

Consideration of this planning proposal has played out over four years (i.e. 2016 to 2020), which for the most part 

have run concurrent with the preparation of the Greater Sydney Region Plan (Region Plan) and its supporting 

documents including the Central District Plan. What started out as a relatively simple planning application, not 

dissimilar to other applications has been dismissed on a number of grounds and warrants comment. 

 

For this reason, I have divided this response into two parts. Firstly, a short response to the request to provide 

advice on the planning proposal application prepared by planning consultants Urbis and secondly a discussion 

around the importance of strategic planning and the opportunities presented to provide guidance and direction 

through LSPS’s. I am of the opinion that if The Hills Shire Council had  provided commentary relevant to the site 

and the locality in its LSPS it would have put into context  those issues relevant to Dural which differentiate it to 

other parts of the peri-urban fabric. Such commentary could have been used to demonstrate that the planning 

proposal would not set a precedent for broad scale rezoning; would not impact on viable agricultural land; and 

would not impact on the long term planning of The Hills Shire or the Dural locality. 
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Planning Application 

This planning proposal has been under consideration for over four years.  It was originally lodged with The Hills 

Shire Council in May of 2016.  

 

It is my view that the planning report prepared by Urbis which accompanied the planning proposal in 2016 was 

comprehensive and presented an accurate commentary and analysis of the planning issues, situation and 

circumstances relevant to the rezoning application at that time. Put into context, this was a relatively low impact 

application for new detached housing in a peri-urban area, and the relevant planning issues and matters were 

appropriately dealt with in the Urbis planning report. The initial planning report was later complemented by other 

material submitted by Urbis which confirmed the Proponent’s commitment to provide infrastructure upgrades which 

would both service the site as well as the surrounding community at no cost to the Council. The planning proposal 

included the dedication of land for local open space purposes, upgrades to the local and regional road network 

which secured land for the future Annangrove Road by-pass as well as delivering a safe environment around the 

Dural Public School not present today as well as the delivery of sewer services to the school enabling the 

decommissioning of the current septic network relied on by Dural Public School.  

 

The Dural Urban Capacity and Capability Assessment conducted by Cardno on behalf of Council was completed 

in early 2019 and identifies the sites on Old Northern and Derriwong Roads as suitable for future residential 

development. Importantly demonstrating that such development would be unlikely to compromise future planning 

in the broader Dural locality. This aligns with the commentary put forward by Urbis in the 2016 planning report.  

 

In March 2020 the planning proposal submitted to the Department by the Hills Shire Council which sought to rezone 

the site from RU6 Transition to R2 Low Density Residential (File: number IRF/196216) was not granted a favourable 

Gateway determination allowing it to proceed. The reasons given for the application not being granted a positive 

gateway determination are high level and capable of being interpreted in different ways. It could be argued that the 

stated reasons were sound, if this was a Gateway determination of a large significant urban development 

application changing the character at the rural location or a structural shift to an Urban Growth boundary. But  not 

so in the circumstances of the planning proposal which is best characterised as a low scale planning proposal 

which forms a logical extension of the Round Corner precinct as contemplated in the Central District Plan and in 

circumstances where the character of the area is not a pristine rural locality but rather  characterised by a significant 

mix of urban type uses. 

 

In a letter dated 29 May 2020 planning consultants Urbis submitted a request for a Gateway review, a request 

initiated by the proponents of the planning proposal. The material prepared by Urbis for this review presents a 

different context and interpretation to the same planning documents and provisions given as a reason for the 

planning proposal not being supported at the Gateway. The difference occurs because Urbis have considered this 

matter from an alternative point of view, considering the nature and scale of this small housing development as 

being consistent with maintaining and enhancing a rural village and the ability for this development to contribute to 

the social and economic outcomes and amenity for Dural which lends support to why this planning proposal should 

be progressed. 
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Strategic Planning Considerations 

Amendments to the planning Legislation in New South Wales in 2017, identified the need for Local Governments 

to prepare strategic plans giving direction for land use planning decisions over the next 20 years.  This provides an 

opportunity to articulate future planning solutions or intent within Local Government areas through the preparation 

of an LSPS.  

 

In accordance with the requirements The Hills Shire Council embarked on the preparation of their LSPS. The LSPS 

process envisages evidence-based analysis considering the planning issues which need to be considered and 

addressed in the short, medium and long term. It provides an opportunity for a conversation around how future 

land use planning needs to play out as Local Government areas change or grow. 

 

The HiIIs Shire was once dominated by farms, orchards and bushland, it has progressively been urbanised into a 

suburban Metropolitan form since the 1980s. The urban form has for the most part, been one of suburban greenfield 

development. Whilst there is a great deal of commentary about the Hills Rural character, this for the most part is 

more typical in the top half of areas designated Metropolitan Rural Area (MRA) in the Greater Sydney Region Plan. 

In the bottom half it is more “peri-urban” land. A Peri-Urban area is not Rural and has a different character to Rural 

areas.   

 

Dural is a particularly untidy peri urban locality, where there exists a significant mix of urban type uses, many of 

which are adjacent to the northern edge of The Hills urban fabric. Round Corner is a locality within Dural, in the 

The Hills local government area, that has particular planning issues and challenges that need to be addressed as 

part of any strategic planning exercise. However, the LSPS provides little direction for future planning challenges 

at Dural. 

 

In 2017, The Hills Shire Council commissioned a $300,000 study by consultants Cardno to analyse and consider 

how the future planning for the Dural and surrounding general area might be considered. The fact that such a study 

was commissioned by a planning authority is something, which is worthy of noting and consideration in any 20-

year strategic planning conversation such as an LSPS. This was a significant, detailed and high-level planning 

analysis which illustrated the “bona fides” of a council trying to find a strategic land use planning solution to existing 

and future planning challenges. 

 

The study gave The Hills Shire Council an overarching direction, for the future planning of this locality in the peri 

urban area. Work undertaken for the study area was a factual and accurate reflection of the opportunities and 

constraints to future urban development in the study area which included the site 

 

In the preparation and finalisation of the LSPS Council endeavoured to have work undertaken around this study 

considered and for there to be a conversation around its findings. It presented a pathway relevant to the challenges 

of this peri-urban locality.  This work should have been discussed in as part of the evidence base for the preparation 

of the Council’s LSPS. It is acceptable in the preparation of strategic planning documents such as an LSPS, that 

such a study would at least be mentioned.  The fact that the funds expended by Council and the study undertaken 

is in itself is a strategic land use event that warrants planning acknowledgement. 
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The study was a relevant consideration at the boundary of Metropolitan rural lands and provides a finer grain 

analysis than that which could have occurred at the Metro Regional Planning level. By undertaking this exercise, 

Council has been provided with an understanding of the urban capability of land at Dural and where future housing 

development could occur at an appropriate density.  

 

In strategic planning conversations it is not unusual to use the term “line of sight”. The line of sight is the 

conversation or dialogue which occurs between the broad based Regional or Metropolitan Strategy at high level 

planning, connecting to and in turn, moving down to Local Government area planning, precincts and sub precinct 

planning. 

 

In the first instance contextualisation and responsiveness by lower level Local Government plans to high level 

planning regional plans “Top down influences”. But secondly in the evolution of relationships between planning 

levels, acknowledgment enabled and encouraged to receive finer grained information which comes back to provide 

clarity “bottom up influences”. 

 

Competent technical analysis undertaken at the lower levels legitimately brings more clarity back up the “line of 

sight” to assist and guide decision making at the Metropolitan or Regional level. To gain planning credibility and 

plan ownership, Metropolitan and Regional planning frameworks need to be accepting of and informed by data and 

information, gathered by Local Governments, especially when relevant to a particular area. Provisions need to be 

in place to allow this feedback to be received and for greater clarity to be feed into a regional planning framework. 

 

This should happen firstly to better inform, based on creditable analysis, where the urban actual interface line 

should be drawn but secondly, if not able to be used to influence that boundary or line because of a set of formal 

document review dates, acknowledged as a major strategic planning issue requiring attention. Informing the 

community and stakeholders that there will be ongoing planning consideration to address obvious challenges at a 

local level. 

 

A council’s LSPS is the document a Local Government considers its strategic land use planning issues, especially 

those which they are seeking solutions. Competent planning documents which are a part of recent dialogue should 

be referenced in the future strategic planning conversation. Under the current planning legislation there is nothing 

which necessarily prevents conversations relevant to future planning not being discussed in an LSPS, even though 

they are not able to change something such as a MRA land boundary. I have been made aware that the Council 

were advised that their LSPS would not be endorsed by the Greater Sydney Commission if they included a 

conversation on strategic planning issues and challenges for the broader Dural precinct.  

 

It is also the case that pragmatic land use changes at a locality should not be shelved or held in abeyance 

indefinitely until a formal review occurs of the higher order document, for instance every five or more years 

especially if significant strategic planning analysis and work has been conducted which can help inform the merits 

of a proposal and could align to future planning outcomes. A question here would be “what is the likelihood that 

this planning proposal would compromise future planning considerations”? In this instance, the rezoning application 

for the land which was the subject of Gateway IRF 19/6216, it is unlikely. Enough work was done in the Urbis 

planning report and the Cardno study to demonstrate that the site is in an area suited to a form of residential 

development.
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Conclusion 

A conversation is needed in The Hills LSPS which provides an evidence based strategic planning commentary for 

this part of Metropolitan Sydney’s urban edge. It would be expected that this necessary commentary would discuss 

how land use changes will be managed at Dural in the future, this should occur regardless of conversations as to 

whether it is shown as Rural or Urban in a metropolitan planning document. Such acknowledgement offers the 

opportunity for greater clarification and consideration of planning matters and issues at a local precinct level. 

 

A small residential subdivision proposed at this peri-urban locality, impacted upon by a complicated mix of other 

urban and non-rural uses, does not equate to a collapse or major shift of the Urban Growth boundary. The merits 

of this application are those pertaining to a proposal at a location, lodged at a particular point in time. 

 

Work undertaken by Urbis accompanying the planning proposal demonstrates the low impact nature of the use. 

Further that this can occur based on the proposed upgrades to local services and road infrastructure at the 

Proponent’s cost which will service both the site and the adjoining properties most notably the Dural public school. 

 

Given the low impact of the proposal planning, the public benefit sort by Council and the strategic planning 

undertaken by Council (i.e. the capacity and capabilities study), in my opinion the proposal demonstrates site 

specific and strategic merit. 
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