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1 INTRODUCTION    

1.1  General Information 

 
A. D. Envirotech Australia Pty Ltd (ADE) was engaged by Urbis Pty Ltd to undertake a Phase I Preliminary 
Site Contamination Investigation (PSI) to assess the potential for contamination at 618 Old Northern Rd, 
Dural NSW (hereafter referred to as the ‘site’).  
 
The site entails Lot X DP 501233 in the Local Government Area of The Hills Shire Council, Parish of Nelson, 
County of Cumberland.  
 
A site inspection was undertaken on the 3rd of July 2015 and comprised of a visual assessment of the site. 
Details of the field inspection are given in this report, together with comments on the significance of the 
findings of the investigation.   
 
This report was completed in accordance with the Guidelines for Consultants Reporting on Contaminated 
Sites, NSW EPA, September 2000. 
 

1.2 Proposed Development 

 
ADE has been advised that, Urbis Pty Ltd, on behalf of their client, are re-zoning of the site from RU6 to 
most likely R2 for residential and mixed use purposes including hospital, aged care and retail. 

 
1.3 Objectives 

 
The objectives of the investigation were to: 
 

 Identify past and present potentially contaminating activities; 

 Identify potential sources of contamination and types of contaminants; 

 Discuss the site condition;  

 Provide a preliminary assessment of site contamination for the suitability of the proposed 
development; and 

 Assess the need for further investigations.  
 

1.4 Scope of Work 

 
The scope of work required to achieve the objectives of the investigation involved the following: 
 

 Completion of a Safety, Health & Environment Work Method Statement (SHEWMS);  

 Desktop site review of:  
- Land title records;  
- Section 149 certificates; 
- WorkCover NSW; 
- NSW Environment and Heritage; 
- EPA contaminated lands register for notations; and 
- Dial Before You Dig service search; 

 Review of past and current activities on the site; 

 Review of past and current activities on neighbouring sites and identification of any potential on-
site/off-site sources of contamination; 
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 Review of past aerial photographs of the site and its surrounds to identify the locations of any 
previous buildings and/or other infrastructure associated with activities that could be on-site/off-
site sources of contamination; 

 Review of local geology and hydrogeology (including groundwater bore search); 

 Site inspection by an experienced environmental consultant; and 

 Preparation of a Phase I PSI report outlining: 
- Detailed information on the results of the desktop review and site inspection; 
- Conclusions regarding the potential for contamination at the site; 
- Conclusions regarding the sites suitability for the proposed development; and 
- Recommendations for a Phase II Detailed Site Investigation (DSI), should it be warranted. 

 
1.5 Legislative Requirements 

 
The legislative framework for the report is based on guidelines that have been issued and/or endorsed by 
the NSW Environmental Protection Agency (EPA) formerly the Office of Environment and Heritage (OEH) 
under the following Acts/Regulations: 
 

 Protection of the Environment Operations Act 1997 

 Protection of the Environment Operations (Underground Petroleum Storage Systems) Regulation 
2008 

 Contaminated Land Management Act 1998 
 
The relevant guidelines issued under the provisions of the aforementioned Acts/Regulations include: 
 

 Guidelines for the NSW Site Auditor Scheme, NSW DEC 2006. 

 Guidelines for Consultants Reporting on Contaminated Sites, NSW EPA, 2000. 

 Guidelines for Assessing Service Station Sites, NSW EPA 1994. 

 National Environmental Protection Measure (Assessment of Site Contamination), 1999, as amended 
2013. 

 Australian Standard AS 4482.1 Guide to the sampling and investigation of potentially contaminated 
soil. Part 1: Non-volatile and semi-volatile compounds. 

 Australian Standard AS 4482.2 Guide to the sampling and investigation of potentially contaminated 
soil. Part 2: Volatile substances. 

 Sampling Design Guidelines - NSW EPA, 1995. 

 Waste Classification Guidelines Part 1: Classifying Waste, EPA, 2014.  

 Guidelines for Implementing the Protection of the Environment Operations (Underground 
Petroleum Storage Systems) Regulation 2008, NSW DECCW 2009. 

 Guidelines for the Assessment and Management of Groundwater Contamination, NSW DEC, 2007. 
 

1.6 Whole Report 

 
No one section, or part of a section, of this report should be taken as giving an overall idea of this report. 
Each section must be read in conjunction with the whole of this report, including its appendices and 
attachments.  
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2 SITE IDENTIFICATION  

2.1 Site Location 

 
The site has frontage to Derriwong Rd and The Old Northern Rd, Dural NSW as is shown by Figure 1 below.  
 

 
Figure 1. Aerial photograph of the site (Photograph from maps.au.nearmap.com; accessed on 15.10.2015). 

 
Bearings provided in this report are approximate only. For ease of representing locations in the report, the 
site is considered to be off the Old Northern Road having a nominal north-south direction assumed. All 
references to points of the compass within the report are based on these approximate bearings. 
 

2.2 Site Inspection and Description 

 
An Environmental Consultant from ADE carried out a site inspection on the 3rd of July 2015 in order to 
make a visual assessment of the site and provide information on potential site contamination issues, some 
of which are as follows: 
 

 Surrounding land uses and potential contamination sources; 

 Presence of hazardous or dangerous goods storage; 

 Presence of Underground or Aboveground Storage Tanks, Generators or associated fuel transfers 
systems i.e. fuel lines; 

 Condition of current structures, stockpiles, vegetation and soil; 

 Proximity to water bodies/courses; and 

 Visible and/or olfactory evidence of contamination. 
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Figure 2. Aerial photograph of the site from map dated October 2009 (Photograph from 
maps.au.nearmap.com; accessed on 15.10.2015). 

1. Residential House 

2. Shed 3 - Workshop 

3. Shed 2 – Maintenance equipment storage 

4. Shed 1 – Processing shed 

5. Eastern carpark 

6. Approximate location of Above Ground Storage Tank (AST) 

7. Western carpark 

8. Constructed dam 

9. Hazardous goods store 

10. Former market garden / orchard across site 

 
The former orchard and agricultural site comprises a large portion of land with a narrow frontage to The 
Old Northern Rd and Derriwong Rd situated on the northern and eastern boundaries respectively. The site 
is approximately 4.5 ha with large cleared grassland sloping from east to west. A large dam is present in the 
south-western corner of the site. A number of old storage sheds and maintenance buildings are present in 
the eastern portion of the site. This area appears to have been primarily utilised for the purpose of storing 
and running a former orchard. Large equipment and processing sheds are present as well as a residential 
house which was unoccupied at the time of the inspection.  
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There is remnant evidence of former market garden use with windrows present across the site. Asphalt 
roads are present along the southern and northern boundary as well as along the eastern edge of dam to 
the north bisecting the property.  
 
The Dam wall varies in size and materials with height ranging from 0.5m to greater than 10m in height. The 
dam appears to be constructed of imported fill. Pieces of asphalt, concrete and terracotta piping were 
observed on the surface of the dam exterior. A maintenance and pump shed are located adjacent to the 
dam. One of the sheds is signposted as a dangerous goods storage shed with a toxic sign (6) on the door 
stating a “Licensed capacity of 3000 L”.  
 
The dam appears to have been used for irrigation for the former orchard. It is not clear what materials 
were used for pipes associated with the irrigation. A pump shed was observed adjacent the dam.  
 
Areas of seepage were observed on the western and southern edges of the dam along the base of the dam 
wall. An iridescent sheen was observed on the surface of the water in a number of locations. A section of 
dark silt like material was observed along the southern wall of the dam.  
 
A carpark area was observed on the eastern edge of the dam, and is to be referred to as the western 
carpark, the area is covered with asphalt. A small stockpile (approximately 40m3) was observed consisting 
of imported fill with building materials observed (gravel, glass, ash). The area appeared to have previously 
been used for stockpiling materials. 
 
The maintenance and storage facilities for the site are predominantly located in the eastern section of the 
site. A levelled platform is present on the eastern most point of the buildings with evidence of cut and fill 
activities present. An asphalt carpark, referred to as the eastern carpark was observed adjacent to shed 1 
(refer to Figure 2). An above ground storage tank (AST) with significant localised staining present in the 
surrounding area was observed. A diesel odour was noted. The storage tank was poorly maintained and 
appeared to contain fuel. The estimated volume of the tank was 2,000 L.  Presumed asbestos cement 
sheeting and debris was observed on the soil surface in surrounding area surface. A disused 44 gallon drum 
full of ash was observed. 
 
Shed 1 appears to have been utilised for the processing of the produce from the orchard. The shed is 
situated on a raised platform of imported fill. A septic tank was observed on the northern exterior of the 
shed. A concrete pylon was noted on the southern exterior, the pylon was noted to be a potential support 
for an additional storage tank however no olfactory or visual signs of staining were observed. A generator 
was observed adjacent to the pylon. The interior of the shed was lined with presumed SMF insulation, a 
cool room for fruit storage was observed. The ground was covered with asphalt in fair condition with 
numerous areas of staining present on the ground. 
  
Shed 2 is situated immediately to the south of shed 1. The shed was noted to be much older and 
constructed of timber and corrugated metal. Large volumes of old farming and maintenance equipment 
were present in a number of storage bays. Storage of chemicals was observed including oil, transmission 
fluid and more than 10 Castrol labelled 44 gallon drums. An old disused tractor was present. The ground 
within the shed was unsealed and a piece of asbestos debris was observed on the soil surface.  
 
Shed 3 is separated from shed 2 by an awning, sections of the structure were constructed of asbestos 
cement sheeting predominantly around the southern exterior of the shed. Asbestos cement sheeting was 
noted to be in fair condition.  
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The interior of shed 3 appeared to have been used as a workshop of various purposes. An asphalt capping 
was present in poor condition with significant cracking across the area. Hydrocarbon staining was observed 
on the soil surface. It appeared that vehicle maintenance of farming equipment had been carried out 
within shed 3. 
 
On the eastern most portion of the site there is a residential house which appears to have been 
constructed in the 1980s. Presumed asbestos cement eaves were observed. The natural soil profile 
appeared to have been altered with evidence of cutting and filling for the purpose of levelling beneath the 
concrete slab. On the southern boundary of the site adjacent to the residence there is an asbestos cement 
shed as well as a garden bed along the edge of the driveway noted to contain fill materials with asbestos 
observed on the soil surface.  
 
Photographs and site inspection notes taken on the 3rd July 2015 can be found in Appendix III – 
Photographs. 

 
2.3 Surrounding Land Use 

 
At the time of inspection the primary surrounding land-uses were observed as follows: 
 

 Northern boundary: Immediately to the north of the site is Dural Public School which consists of 
landscaped terraces and buildings as well as playing fields in the lower eastern portion of the site. 
Adjacent the north-eastern boundary of the site is cleared and vacant land formerly utilised for 
orchard growing. Further north is a vacant block of land formerly used as a fruit shop and 
landscape supply storage area. Further north again is a nursery and industrial / commercial site.  

 Eastern boundary: east of the subject site is The Old Northern Rd and then agricultural and former 
agricultural sites used for both commercial and residential purposes; 

 Southern boundary: To the south of the site is 21 Derriwong Rd, which is understood to have 
formerly been adjoined to the subject site and utilised for the growing of orchards. Adjoining 21 
Derriwong to the south is a residential property of significant size with a large associated paddock. 
Further south are residential properties; and 

 Western boundary: West of the subject site are residential properties and bushland reserve which 
adjoins rural residential properties further to the west. 

2.4 Summary of Site Details 

 
Table 1 below provides a summary of details pertaining to the site.  
 
Table 1. Site details and information. 

Site Details 

Site address 618 Old Northern Rd, Dural NSW  

Title identification(s) Lot X DP 501233 

Current site use Rural  agricultural / Residential 

Proposed site use Mixed use / residential and commercial 

Investigation area Approximately 4.5 ha 
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3 PHYSICAL SETTING 

3.1 Site Topography and Hydrology 

 
The sites elevation varies between approximately 188 m AHD and 218 m AHD. The topography slopes 
moderately down from east to west. The fall of the land flows towards a second order stream which feeds 
into O’Haras Creek which is approximately 200 m west of the western border of the site. Much of the 
surface water flow is expected to be captured onsite by the large dam situated on the south-western 
boundary. Additional surface water flow and groundwater is expected to follow the slope of the land and 
flow westward to O’Haras Creek.  
 

3.2 Local Geology and Soil 

 
The site is located on a Glenorie  Soil Landscape (gn) as indicated on the Sydney Soil Landscape Map, 
prepared by the Soil Conservation Services of NSW. 
 
The geology of the Glenorie Soil Landscape is underlain by Wianamatta group Ashfield Shale and Bringelly 
Shale formations. The Ashfield shale is comprised of laminate and dark grey shale. Bringelly shale consists 
of shale, calcareous claystone, laminate and fine to medium grained lithic-quartz stone. 
 
Soils are shallow to moderately deep (< 100cm) with variability across upper slopes and drainage gullies.  
 
The topsoil (A1 Horizon) consists of a friable dark brown loam, with moderately to strongly pedal structure.  
apedal single-grained structure and porous sandy fabric. The pH ranges from strongly acid (pH 4.0) to 
slightly acid (pH 6.0).  
 
Beneath this layer occurs the B Horizon consisting of hardsetting clay loam. The pH ranges between 
strongly acid (pH 4.0) to slightly acid (pH 6.5).  
 
In conjunction with the B Horizon a brown, strongly pedal medium clay is present. The pH varies from 
strongly acid (pH 4.5) to moderately acid (pH 6.5). Strongly weathered sandstone fragments are common. 
Roots and charcoal fragments are rare. 
 
It should be noted that the area occurs close to a transition between Glenorie and Lucas Heights soil 
landscapes and therefore transitional phases may occur and vary depending on the exact location.  
 
Fill Material 
 
No intrusive works were conducted during the site inspection however opportunistic soil profiles and 
surface soils suggest the presence of fill materials beneath the shed 1, shed 2 and shed 3, the house, 
throughout the dam wall, carpark, and along the driveway. Based on the evidence of former agricultural 
use, it is possible that top soil may have been imported to add nutrients and provide a growth medium for 
crops grown on site.  

 
3.3 Hyrdrogeology 

 
It was beyond the scope of work to study the groundwater flow direction. However, as previously 
mentioned in the above section, the local groundwater flow is likely to have a westerly direction towards 
O’Hara Creek which is located approximately 200 m to the west and flows from south to north. 
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A search for registered groundwater wells within a 500 m radius of the site was undertaken by ADE via the 
NSW Office of Water (NSW Groundwater works, NR Atlas website). A groundwater bore was located on 
site in the south-western corner of the site (GW105866) with an additional 4 located nearby. Records of 
the groundwater bore on site indicate that the well was installed for stock and or domestic purposes. The 
well has a licensed status of “converted” and was established on the 05/05/2005. No additional 
information relating to standing water level or soil profiles was provided. A nearby groundwater well 
(GW105497) which is located approximately 170 m north of the site indicates a standing water level of 29 
m (refer to Appendix IV – NSW Groundwater). 
 

3.4 Acid Sulphate Soils 

 
A review of the Acid Sulphate Soil Risk Maps demonstrated that the site is within an area of “no known 
occurrence or low risk” of acid sulphate soils (refer to Appendix V – Acid Sulfate Soilss).  No further 
investigation is required with regards to acid sulphate soils however consideration of the fill materials is 
necessary in relation to Potential Acid Sulfate Soil (PASS) and Actual Acid Sulfate Soils (ASS) 
 

4 SITE HISTORY 

4.1 Historical Land and Title Search 

 
The site history has been compiled from information gathered from the Land Titles Office (LTO), Land     
Property Information (LPI) and Council records.  
 
The site entails Lot X DP 501233 in the Local Government Area of The Hills Shire Council, Parish of Nelson, 
County of Cumberland. 
 
Table 2. Summary of LTO records for Lot X, Deposited Plan (DP) 501233 

Date Transferred/Leased From 
 

Transferred/Leased To Transfer 
No. 

Certificate 
reference 

Lot X DP501233 

30.06.1823 Crown land Stephen Smith N/A Vol 12361 
Folio 235 

11.09.1964 Unknown Alan Raymond Traffel, 
contractor and Ruth Blanche 
Traffel of Dural 

J797841 Vol 9750 
Folio 77 

9.6.1978 Alan Raymond Traffel, 
contractor and Ruth 
Blanche Traffel of Dural 

Easement for transmission 
line 

P689956 Vol 12361 
Folio 235 

23.8.1989 Converted to computer 
folio 

Unknown N/A Lot 2 DP 
567995 

15.2.2010 Unknown Unknown – Departmental 
dealing 

AF307786 X/501233 

21.10.2011 Unknown Unknown – Departmental 
dealing 

AG513276 X/501233 

 
The information obtained from the LTO, LPI and Council Records is unclear with regards to the former 
owners of the land due to missing information on the documentation (Refer to Appendix I – LTO Records).  
No information can be extrapolated with regard to contamination from the LTO records. 
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4.2 NSW Office of Environment and Heritage 

 

A search of the NSW Office of Environment and Heritage public register of state heritage inventory items 
identified no heritage listed items within the general area of the subject site (Refer to Appendix VI – NSW 
OEH State Heritage Records). 
 

4.3 Aerial Photographs Review  

 
A review of aerial photographs was conducted and is summarised in Table 3 below. Aerial photographs 
from the years of 1930, 1947, 1956, 1965, 1986, 1994, 2010, and 2015 were examined (refer to Appendix II 
- Aerial Photographs). 
 
Table 3. Summary of aerial photography. 

Year Type Subject Site Description 
 

Adjacent Site Description 

1930 Black 
and 
White 

The site consists of a cleared area on 
the eastern portion of the site. There 
appears to be a building present in the 
eastern corner. A strip of windrows is 
evident immediately to the west. A 
dark strip potentially due to a drainage 
line or retained vegetation is evident 
from east to west. A large portion, 
approximately ½ of the site has 
vegetation retained. In the southern 
corner of the site, a portion of cleared 
market gardens is evident attached to a 
large scale market garden.  

To the north of the site is cleared land which 
appears to be unused, or used for grazing. 
Agricultural properties can be observed on 
the eastern side The Old Northern Rd. To 
the west of the subject site is a large market 
garden. East of the site is predominantly 
cleared land with evidence of market 
gardens. To the south and south-west is 
remnant bushland. 

1947 Black 
and 
White 

The site remains largely unchanged. The surrounding area remains largely 
unchanged, rural and agricultural lands 
surrounding appear to be more abundant 
than previous photo. 

1956 Black 
and 
White 

Additional clearing has been 
undertaken along the above mentioned 
vegetation running from east to west. 
Additional structures have been 
erected to the west of the main 
building. The building and cleared area 
surrounding it are of a significant size 
and are consistent with the older sheds 
present on site. Evidence of land 
disturbance is clear from the aerial 
photograph. The rest of the site 
remains largely unchanged. 

Development of the site to the north (Dural 
Public School) has occurred. Development 
of property further north has occurred. 
Former market gardens along the western 
boundary have been removed and are now 
cleared and grassed land. Derriwong Rd has 
been established. Clearing of bushland to 
the south has occurred.  

 
 
 
 
 



 
 
New South Wales Office: 

 
Queensland Office: 

 
Telephone: 

 
Internet: 

 
ABN: 

 
A. D. Envirotech Australia Pty Ltd 
Unit 6/7 Millennium Court 

    Silverwater, NSW 2128 

 
A. D. Envirotech Australia Pty Ltd 
P.O. Box 288 
Upper Coomera, QLD 4209 

 
NSW: (02) 8541 7214 
QLD: (07) 5519 4610 

 
site:     www.ADenvirotech.com.au 
e-mail  info@ADenvirotech.com.au 

 
520 934 529 50 

Page 15 of 41 
 

Table 3. continued .... 

Year Type Subject Site Description 
 

Adjacent Site Description 

1965 Black 
and 
White 

The site has been entirely covered with 
market gardens evidenced by wind 
rows covering the entire site. There 
appears to be the walls of the dam 
present in the south-western portion of 
the site.  

Properties to the north appear unchanged. 
A large residential property to the west has 
been constructed. Clearing to the west and 
south-west has occurred. Residential and 
farmstead style house appear to the south. 

1986 Colour The site appears largely unchanged 
with the addition of a large shed to the 
north of buildings previously present 
on site. A number of roads bisecting 
the site can be observed by cleared 
lines crossing the site.  

Land to the north appears to be used for 
market gardens in areas. The neighbouring 
property to the south has been developed 
as agricultural land with market gardens 
evident across the entire site.  A large 
building has been constructed which is 
understood to be a former fruitshop. The 
surrounding areas remain largely 
unchanged.  

1994 Colour The site appears largely unchanged. A 
cleared portion on the eastern corner 
of the dam is evident and appears to be 
consistent with the carpark area 
present today.  

The surrounding areas appear unchanged. 

2010 Colour In focus aerial photographs indicate the 
presence of 2 small structures adjacent 
the northern edge of the dam, it is 
unclear how long they have been 
present. The site is covered with what 
appears to be fruit trees. Stockpile 
materials can be observed within the 
carpark adjacent the dam. Rubbish and 
junk is present around the eastern 
carpark situated beneath the sheds on 
site. A dark patch beneath the location 
of the AST identified on site can be 
observed. 

The surrounding areas appear unchanged. 

2015 Colour The planted trees have been removed 
and most of the rubbish removed. The 
site has been allowed to be covered in 
grass. There appears to have been 
materials added to the southern and 
western wall of the dam.  

The southern neighbouring property has 
also has previously planted trees and 
rubbish removed. The surrounding area 
appears largely unchanged.  

 

4.4 Contaminated Land Register Search   

 
A search of the sites listed by the EPA under the Contaminated Land Management Act 1997 revealed that 
no records have been issued against the site. No records of other contaminated sites that could have a 
potential impact on the site are present on the properties in the area surrounding the site (Refer to 
Appendix X – EPA Contaminated Sites Register). 
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4.5 Previous Investigation Reports 

 
No previous investigative reports for the site or surrounding area have been provided by the client. 
 

4.6 Section 149    

 
The site is currently zoned under Zone RU6 Transition under The Hills Local Environmental Plan 2012. The 
Planning Certificate under Section 149 of the Environmental Planning and Assessment Act 1979 (See 
Appendix VII – Section 149 Certificate) provides the state and local environmental planning instruments 
which affect the site.  
 
The following matters are prescribed by section 59 (2) of the Contaminated Land Management Act 1997 as 
additional matters to be specified in the planning certificate. 
 

 The land is not within an investigation area or remediation site under Part 3 of the Contaminated 
Land Management Act 1997; 
 

 The land is not subject to an investigation order or an remediation order within the meaning of the 
Contaminated Land Management Act 1997; 

 

 The land is not subject to a voluntary investigation proposal (or voluntary remediation proposal) 
that is the subject of the Environmental Protection Authority’s agreement under Section 19 or 26 
of the Contaminated Land Management Act 1997; and 
 

 The land is not subject to a site audit statement within the meaning of the Contaminated Land 
Management Act 1997. 

 
4.7 Dial Before You Dig  

 
An online search for utilities located within the site was conducted and is summarised in Table 4, below. 
Asset owners were notified and provided information on their utilities (refer to Appendix VIII – Dial Before 
You Dig). 
 
Table 4. Summary of utilities located on or adjacent to the site 

Asset Owner Utility Type Utility Location 

Augrid Underground Cable No services present within the boundary of the 
subject site. 

Telstra Fibre Optic Cables A Telstra cable runs along the northern boundary of 
the site adjacent to the site boundary as well as 
from the The Old Northern Rd to the approximate 
location of the residential property. Conduits are 
identified as PVC 

Sydney Water Water No services present within the boundary of the 
subject site. 

Endeavour Energy Electrical No services present within the boundary of the 
subject site. 

Jemena Gas No services present within the boundary of the 
subject site. 
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4.8 Assessment of Historical Information Integrity     

 
The site history assessment has been obtained from a variety of resources including government records 
from the NSW land titles office, local council, historical archives, historical aerial photographs, NSW Office 
of Water and EPA. The veracity of the information from these sources is considered to be high. The site 
history assessment is generally considered to be of high integrity with respect to the historical use of the 
site.     
 

4.9 WorkCover     

 
A search of the Stored Chemical Information Database (SCID) and the microfiche records held by 
WorkCover NSW has not located any records pertaining to the above mentioned premises (Refer to 
Appendix IX – NSW WorkCover).  
 

5 POTENTIAL CONTAMINATION TYPES AND RECEPTORS 

5.1 Potential Contamination Types 

 
Table 5 below provides details of potential contamination types that were identified during the 
investigation. These are Contaminants of Potential Concern (COPC) were noted for each have the potential 
to have migrated to or be found on the site based on the site history.  
 
Table 5. Potential Sources, Locations and Types of Contaminants. 

Potential Source of 
contamination 
 

Location Migration Pathway Contaminants of Potential 
Concern 

Previous Land-use – 
Orchard during the 
1940s onwards  

Entire site Spray OCPs & OPPs 

Major road way 
adjacent to site (Old 
Northern Rd) 

Perimeters of site Surface water run off Heavy Metals 

Irrigation of site Throughout site Imported to site Asbestos conduits  

Poor demolition 
practices / site 
maintenance 

Area surrounding sheds 
1, 2 and 3 

Imported to site Asbestos  

Previous Land-use – 
Storage of 
agricultural 
equipment and 
supplies 

Site shed and 
surrounding areas 
associated with 
maintenance and 
storage of materials 

Leaking and spillage Heavy Metals, PAHs, TRHs, 
BTEX  

Storage shed 
presumed to have 
had chemicals 
stored within it 

Storage shed and 
immediate surrounds 

Leaking and spillage PAHs, TRHs, BTEX and 
Phenols 

Above Ground 
Storage Tanks (AST) 

Eastern carpark and 
areas down slope of 
AST 

Leaking and spillage TRH, BTEX and lead (Pb) 
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Table 5. continued ... 

Potential Source of 
contamination 
 

Location Migration Pathway Contaminants of Potential 
Concern 

Importation of fill Dam wall, eastern and 
western carpark, 
beneath shed 1, shed 2 
and shed 3, along 
driveway , eastern and 
western carpark 

Importation to site Heavy Metals, PAHs, TRH, 
BTEX and Asbestos 
 

On site waste water 
treatment 

Adjacent to Septic tank Demolition and 
leakage 

Heavy metals and bacteria 

Structures on site All buildings Importation to site, 
potential spread via 
poor demolition 
practices 

Asbestos and lead paint 

    

 
No specific assessment of groundwater contamination has been undertaken within this investigation.   
 

5.2 Potential Transport Mechanism 

 
Primary transport mechanisms for the migration of potential contaminants on to the site or off the site 
include: 
 

 Airborne particulates due to wind turbulence events; 

 Surface water runoff and storm water drainage; 

 Downward migration and leaching via infiltration of rain water into the soil; and 

 Later migration via groundwater. 
 

5.3 Potential Contamination Receptors 

 
The main potential contamination receptors were considered to include:  

 

 Future construction / utility workers involved in excavation for future development of the site;  

 Future residents and or users of the site; 

 The aquatic ecosystems in O’Haras Creek. 
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5.4 Potential Contamination Discussion 

 
During the course of the site inspection olfactory indication and visual staining directly beneath and around 
the Above Ground Storage Tank (AST) were noted. There is the potential for localised spreading of 
contamination to surrounding areas over numerous years of leakages and spills. Asbestos was observed on 
the soil surface in a number of locations, specifically around the site sheds, on the surface of the eastern 
carpark and on the surface of imported fill within garden beds on the southern boundary. Fill materials and 
altered natural soil profiles were observed across the site. A small stockpile was observed at the western 
carpark, no asbestos was observed. An area on the southern exterior of shed 1 with a concrete slab was 
noted to possibly have been used as a platform for an AST, however no obvious staining was observed.  
 
Materials associated with the Dam wall are from an unknown location and the materials appear to have 
been imported from offsite. As such the nature of the materials in unknown. Surface examination of the 
soils indicated the majority of the materials appeared to be clean fill however areas of dumped rubbish 
including tiles, bricks, concrete and asphalt were observed in a number of locations.  
 
Areas within and around the site storage sheds are expected to have surface contamination based on the 
staining, presence of asbestos and continued use of the site for industrial style activities.  
 
Ongoing usage of the subject site for agricultural purposes, both as an orchard and what appears to be 
vegetable crops, it is considered likely that regular spraying of the site with pesticides and herbicides 
occurred over an extended period of time.  As such the entire site has the potential for ongoing exposure 
and elevated levels of Organochlorine Pesticides (OCPs) and Organophosphate Pesticides (OPPs).  
 
Due to the proximity of a major road (The Old Northern Rd) there is a low to moderate potential for 
contamination to have migrated on to the site via surface water runoff. As such limited sampling on the 
perimeter of the site should be undertaken to address this potential issue. Contaminants of concern 
include heavy metals, TRH, and BTEX. 
 
The onsite waste water treatment tank observed provide a potential source of contamination in the form 
of bacteria and heavy metals. Removal of the tank and trenchs is to be carried out in accordance with the 
Local Government Authority (local council) requirements. 
 
The residential house and large sheds present on the subject site provides possible localised contamination 
surrounding the building footprint. Asbestos cement debris was observed on the soil surface in a range of 
areas. Presumed lead paint may be on and around the sheds and or house and should be managed 
appropriately. A hazardous materials survey should be undertaken prior to any demolition practices being 
undertaken. All hazardous materials are to be removed by a suitably qualified contractor prior to 
demolition of the house. Prior to disposal offsite, building rubble present on the northern boundary of the 
site should be inspected for potential asbestos contamination.  
 
Results from the Stored Chemical Information Database no dangerous goods have were registered to the 
property address, however an AST is present on site. 
 
Upon review the available information presented within the body of this report, it is the opinion of ADE 
that there is the potential contaminants of concern to pose a risk to the proposed future users of the site 
and that further investigation into the nature and extent of contamination (if present) is required.  
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6 CONCLUSIONS 

Based on the data and evidence collected in the course of the site inspection and site history review, the 
findings of the Phase I PSI are as follows: 
 

 The land –use has been predominantly agricultural since the 1940’s, prior to this the land use is not 
clear; 
 

 Presumed asbestos containing materials were observed in a number of locations on the site; 
 

 Based on ongoing usage of the subject site for agricultural purposes it is likely that regular spraying 
of the site with pesticides and herbicides has occurred over an extended period of time; 
 

 Visual inspection revealed the presence of an Above Ground Storage Tank (AST) with significant 
localised staining surrounding the area;  

 

  Areas of imported fill were observed in various locations of the site including the carparks, areas 
surrounding the sheds and small stockpiles; 
 

 A large dam with significant quantities of fill materials of an unknown origin is present on the 
south-western corner of the site;  
 

 Asbestos cement debris was observed on the soil surface in a range of areas. Presumed lead paint 
may be on and around the sheds and or house and should be managed appropriately. A hazardous 
materials survey should be undertaken prior to any demolition practices being undertaken. 
 

 Site sheds have been used for storage and maintenance of farming and agricultural equipment as 
well as fuels and transmission fluid; and 
 

 It is the opinion of ADE that there is the potential for contaminants of concern to pose a risk to the 
proposed future users of the site and that further investigation into the nature and extent of 
contamination (if present) is required. . 
 

 ADE considers that it is likely that any contamination detected during further investigations (if 
present) will be capable of being remediated such that the site is suitable for the proposed land 
use. 
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7 LIMITATIONS 

This report has been prepared for use by the client who has commissioned the works in accordance with 
the project brief only and has been based on information provided by the client. The advice herein relates 
only to this project and all results, conclusions and recommendations made should be reviewed by a 
competent and experienced person with experience in environmental investigations, before being used for 
any other purpose. A.D. Envirotech Australia Pty Ltd (ADE) accepts no liability for use or interpretation by 
any person or body other than the client who commissioned the works. This report should not be 
reproduced or amended in any way without prior approval by the client or ADE and should not be relied 
upon by any other party, who should make their own independent enquiries. 
 
Furthermore, soils, rock and aquifer conditions are often variable, resulting in non-homogenous 
contaminant distributions across a site. Boundaries between zones of variable contamination are often 
indistinct and have been interpreted based on available information and the application of professional 
judgement. The accuracy with which the subsurface conditions have been characterised depends on the 
frequency and methods of sampling and the uniformity of subsurface conditions and is therefore limited by 
the scope of works undertaken. 
 
This report does not provide a complete assessment of the environmental status of the site and it is limited 
to the scope defined herein. Should information become available regarding conditions at the site 
including previously unknown sources of contamination, ADE reserves the right to review the report in the 
context of the additional information. 
 
Access to the interior of the hazardous storage material shed and the  interior of the residential house 
could not be gained during the site inspection, should any suspect materials or the storage of chemicals be 
uncovered, the information should be provided to ADE for review of the available information. 
 
ADE’s professional opinions are based upon its professional judgement, experience, training and results 
from analytical data. In some cases further testing and analysis may be required, thus producing different 
results and/or opinions. ADE has limited investigation to the scope agreed upon with its client. 
 
ADE has used a degree of care and skill ordinarily exercised in similar investigations by reputable member 
of the Environmental Industry within Australia. No other warranty, expressed or implied, is made or 
intended. 
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Appendix I – LTO Records 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Land and Property Information Division

ABN: 84 104 377 806

GPO BOX 15

Sydney NSW 2001

DX 17 SYDNEY Telephone: 1300 052 637

HISTORY OF TITLE TRANSACTION
Title Reference: X/501233

       LAND AND PROPERTY INFORMATION NEW SOUTH WALES - HISTORICAL SEARCH
       -----------------------------------------------------------------

                                              SEARCH DATE
                                              -----------
                                              20/10/2015 9:44PM

  FOLIO: X/501233
  ------

         First Title(s): OLD SYSTEM
         Prior Title(s): VOL 9750 FOL 77

  Recorded    Number     Type of Instrument              C.T. Issue
  --------    ------     ------------------              ----------
  23/8/1989              CONVERTED TO COMPUTER FOLIO     FOLIO CREATED
                                                         CT NOT ISSUED

  15/2/2010   AF307786   DEPARTMENTAL DEALING

 21/10/2011   AG513276   TRANSMISSION APPLICATION        EDITION 1

                    ***  END OF SEARCH  ***

                                             PRINTED ON 20/10/2015

1



Land and Property Information Division

ABN: 84 104 377 806

GPO BOX 15

Sydney NSW 2001

DX 17 SYDNEY Telephone: 1300 052 637

TITLE SEARCH
Title Reference: X/501233

          LAND AND PROPERTY INFORMATION NEW SOUTH WALES - TITLE SEARCH
          ------------------------------------------------------------

    FOLIO: X/501233
    ------

               SEARCH DATE       TIME              EDITION NO    DATE
               -----------       ----              ----------    ----
               20/10/2015       9:44 PM                1       21/10/2011

    LAND
    ----
    LOT X IN DEPOSITED PLAN 501233
       AT DURAL
       LOCAL GOVERNMENT AREA THE HILLS SHIRE
       PARISH OF NELSON   COUNTY OF CUMBERLAND
       TITLE DIAGRAM DP501233

    FIRST SCHEDULE
    --------------
    ALAN RAYMOND TRAPPEL
        IN 1/2 SHARE
    RAYMOND JAMES TRAPPEL
        IN 1/8 SHARE
    MICHAEL GEORGE TRAPPEL
        IN 1/8 SHARE
    KAY FRANCES HALL
        IN 1/8 SHARE
    SUZANNE RUTH SMITH
        IN 1/8 SHARE
        AS TENANTS IN COMMON                                    (TA AG513276)

    SECOND SCHEDULE (2 NOTIFICATIONS)
    ---------------
    1   RESERVATIONS AND CONDITIONS IN THE CROWN GRANT(S)
    2   Q684955   EASEMENT FOR TRANSMISSION LINE AFFECTING THE LAND
                  SHOWN SO BURDENED IN DP451451

    NOTATIONS
    ---------
    NOTE: DP774463 (ACQUISITION)
    UNREGISTERED DEALINGS: NIL

            ***  END OF SEARCH  ***

                                             PRINTED ON 20/10/2015

* ANY ENTRIES PRECEDED BY AN ASTERISK DO NOT APPEAR ON THE CURRENT EDITION OF THE CERTIFICATE OF TITLE.
WARNING: THE INFORMATION APPEARING UNDER NOTATIONS HAS NOT BEEN FORMALLY RECORDED IN THE REGISTER.

1
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Appendix II – Aerial Photographs 
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Aerial Photograph 1. Aerial photograph of the site dated 1930 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
 
  

 
Aerial Photograph 2. Aerial photograph of the site dated 1947 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 



 
 
New South Wales Office: 

 
Queensland Office: 

 
Telephone: 

 
Internet: 

 
ABN: 

 
A. D. Envirotech Australia Pty Ltd 
Unit 6/7 Millennium Court 

    Silverwater, NSW 2128 

 
A. D. Envirotech Australia Pty Ltd 
P.O. Box 288 
Upper Coomera, QLD 4209 

 
NSW: (02) 8541 7214 
QLD: (07) 5519 4610 

 
site:     www.ADenvirotech.com.au 
e-mail  info@ADenvirotech.com.au 

 
520 934 529 50 

Page 26 of 41 
 

 
Aerial Photograph 3. Aerial photograph of the site dated 1956 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 

 

 
Aerial Photograph 4. Aerial photograph of the site dated 1965 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
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Aerial Photograph 5. Aerial photograph of the site dated 1986 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
 

 
Aerial Photograph 6. Aerial photograph of the site dated 1994 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
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Aerial Photograph 7. Aerial photograph of the site dated 2010 with approximate site boundary. Sourced 
from the nearmap.com, accessed on the 20.07.2015. 
 
 

 
Aerial Photograph 8. Aerial photograph of the site dated 2015 with approximate site boundary. Sourced 
from the nearmap.com, accessed on the 20.07.2015. 
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Photograph 1 – Stockpile present along northern 
boundary of lower carpark 
 

 
Photograph 2 – Site sloping from east to west   
 
 

 
Photograph 3 – Road dissecting the property 
from south to north  
 

 
Photograph 4 – Apparent fill beneath shed 1 
along the eastern portion of the site 
 

 
Photograph 5 – View of AST and carpark beneath 
shed 1, facing south 
 

 
Photograph 6 – Presumed asbestos cement 
debris located adjacent to the eastern carpark 
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Photograph 7 – View of AST, soil staining and the 
cleared orchard area, facing west 
 
 

 
Photograph 8 – Above ground Storage Tank 
(AST). 
 
 

 
Photograph 9 – eastern carpark covered with 
asphalt 
 

 
Photograph 10 – cement slab present adjacent to 
southern exterior of shed 1, potential previous 
location of tank  
 

 
Photograph 11 – Staining present within shed 1 
 
 
 

 
Photograph 12 – Stored rubbish, chemicals and 
former agricultural equipment within shed 2 
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Photograph 13 – Stored transmission fluid 
containers within shed 2 
 
 

 
Photograph 14 – Asbestos cement debris 
observed on soil surface within shed 2 
 
 

 
Photograph 15 – Asbestos cement sheeting in 
fair condition on the southern exterior of Shed 3 
 
 

 
Photograph 16 – Interior of shed 3, staining 
observed, presumed to have been used as a 
workshop 
 

 
Photograph 17 – Residential house present, 
1980s style construction 
 
 

 
Photograph 18 – Asbestos cement shed present 
on southern exterior of residential building 
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Photograph 19 – Dam present in the south-
western corner 
 

 
Photograph 20 – Western carpark located 
immediately east of the dam 
 

 
Photograph 21 – Chemical storage shed situated 
adjacent to the dam 
 
 

 
Photograph 22 – Dam wall with roof riles and 
other building debris present on surface 
 

 
Photograph 23 – Western dam wall 
 
 

 
Photograph 24 – Iridescent sheen on water 
surface leaching from the dam wall 
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Photograph 25 – Former orchard area adjacent 
to Derriwong Rd 
 
 

 
Photograph 26 – Southern dam wall and 
driveway 
 

 
Photograph 27 – Iridescent sheen observed on 
water leaching from base of dam 
 
 

 
Photograph 28 – Dark black silty soil observed 
along the base of the dam wall 
 
 

 
Photograph 29 – Southern dam wall facing east 
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NSW Office of Water
Work Summary

GW105866

Licence: 10BL163206 Licence Status: CONVERTED
       

Authorised
Purpose(s):

STOCK,DOMESTIC

Intended Purpose(s):
       

Work Type: Bore    
Work Status:    

Construct.Method:    
Owner Type:    

       
Commenced Date: Final Depth:
Completion Date: 05/05/2005 Drilled Depth:

       
Contractor Name:    

Driller:    
Assistant Driller:    

       
Property: TRAPPEL 618 OLD NORTHERN

RD DURAL 2158
Standing Water Level:

GWMA:  Salinity:
GW Zone:  Yield:

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 X 501233

Licensed: CUMBERLAND NELSON Whole Lot X//501233
           

Region: 10  Sydney South Coast CMA Map: 91304S    
River Basin: 212  HAWKESBURY RIVER Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270712.0 Latitude: 33°41'15.9"S
Elevation
Source:

(Unknown) Easting: 316825.0 Longitude: 151°01'25.8"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

 

Geologists Log
Drillers Log
From To Thickness Drillers Description Geological Material Comments
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(m) (m) (m)
 
Remarks

*** End of GW105866 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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NSW Office of Water
Work Summary

GW105497

Licence: 10BL162452 Licence Status: CONVERTED
       

Authorised
Purpose(s):

STOCK,DOMESTIC

Intended Purpose(s): STOCK, DOMESTIC
       

Work Type: Bore    
Work Status:    

Construct.Method: Rotary Air    
Owner Type:    

       
Commenced Date: Final Depth: 150.00 m
Completion Date: 12/11/2003 Drilled Depth: 150.00 m

       
Contractor Name: INTERTEC DRILLING

SERVICES
   

Driller: Damian Paranihi    
Assistant Driller:    

       
Property: MASTA P/L 30 DERRIWONG RD

DURAL 2158
Standing Water Level: 29.000

GWMA:  Salinity:
GW Zone:  Yield: 0.300

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 2 623323

Licensed: CUMBERLAND NELSON Whole Lot 2//623323
           

Region: 10  Sydney South Coast CMA Map: 91304S    
River Basin: 212  HAWKESBURY RIVER Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270813.0 Latitude: 33°41'12.5"S
Elevation
Source:

(Unknown) Easting: 316632.0 Longitude: 151°01'18.3"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

1   Hole Hole 0.00 5.60 205     Down Hole Hammer
1   Hole Hole 5.60 90.00 159     Down Hole Hammer
1   Hole Hole 90.00 150.00 156     Down Hole Hammer
1 1 Casing Steel 0.40 5.60 168 158   Driven into Hole
1 1 Casing Pvc Class 9 0.40 35.60 140     Suspended in Clamps, Screwed and

Glued

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth

Duration
(hr)

Salinity
(mg/L)
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(m)
62.30 62.40 0.10 Unknown     0.25 66.00   830.00
69.20 70.00 0.80 Unknown     0.10 72.00   869.00
126.00 127.30 1.30 Unknown     0.45 132.00   780.00
136.50 137.80 1.30 Unknown 29.00   0.30 138.00   998.00

 
Geologists Log
Drillers Log
From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

0.00 0.30 0.30 TOPSOIL Topsoil  
0.30 32.50 32.20 SANDSTONE BROWN/GREY MG Sandstone  
32.50 32.70 0.20 F. SANDSTONE GREY AND

SILTSTONE
Sandstone  

32.70 62.30 29.60 SANDSTONE GREY Sandstone  
62.30 62.40 0.10 W. O.25 SANDSTONE L/GREY Sandstone  
62.40 69.20 6.80 SANDSTONE GREY M/G Sandstone  
69.20 70.00 0.80 SANDSTONE GREY Sandstone  
70.00 126.00 56.00 SANDSTONE GREY L/GREY Sandstone  
126.00 127.30 1.30 SANDSTONE L/GREY AND QUARTZ Sandstone  
127.30 136.50 9.20 SANDSTONE L/GREY Sandstone  
136.50 137.80 1.30 W,QUARRTZ Quartz  
137.80 150.00 12.20 SANDSTONE L/GREY Sandstone  

 
Remarks

10/11/2010: Karla Abbs 10Nov2010; Removed invalid codes and updated drillers log

*** End of GW105497 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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NSW Office of Water
Work Summary

GW108938

Licence: 10BL601876 Licence Status: CONVERTED
       

Authorised
Purpose(s):

DOMESTIC

Intended Purpose(s): DOMESTIC
       

Work Type: Bore    
Work Status:    

Construct.Method:    
Owner Type: Private    

       
Commenced Date: Final Depth:
Completion Date: 19/06/2008 Drilled Depth:

       
Contractor Name: INTERTEC DRILLING SERVICES    

Driller: Paul Sheehy    
Assistant Driller:    

       
Property: BREITENBERGER 32

DERRIWONG ROAD ROUND
CORNER DURAL 2158 NSW

Standing Water Level:

GWMA: Salinity:
GW Zone: Yield:

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 102//818569

Licensed:
           

Region: 10  Sydney South Coast CMA Map:    
River Basin:  Unknown Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270860.0 Latitude: 33°41'11.1"S
Elevation
Source:

Unknown Easting: 316755.0 Longitude: 151°01'23.1"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

 
Geologists Log

Drillers Log
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From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

 
Remarks

*** End of GW108938 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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NSW Office of Water
Work Summary

GW108168

Licence: 10BL600425 Licence Status: CONVERTED
       

Authorised
Purpose(s):

DOMESTIC,STOCK

Intended Purpose(s): STOCK, DOMESTIC
       

Work Type: Bore    
Work Status: Supply Obtained    

Construct.Method: Down Hole Hammer    
Owner Type: Private    

       
Commenced Date: Final Depth: 237.40 m
Completion Date: 20/06/2006 Drilled Depth: 237.40 m

       
Contractor Name: INTERTEC DRILLING

SERVICES
   

Driller: Colin Leslie Barden    
Assistant Driller:    

       
Property: CALLUS 34 DERRIWONG RD

DURAL 2158 NSW
Standing Water Level: 34.000

GWMA:  Salinity:
GW Zone:  Yield: 0.700

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 101 818569

Licensed: CUMBERLAND NELSON Whole Lot
101//818569

           
Region: 10  Sydney South Coast CMA Map:    

River Basin:  Unknown Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270954.0 Latitude: 33°41'08.0"S
Elevation
Source:

Unknown Easting: 316741.0 Longitude: 151°01'22.7"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
GIS  Geographic
Information System

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

1   Hole Hole 0.00 2.50 203     Down Hole Hammer
1   Hole Hole 2.50 120.00 165     Down Hole Hammer
1   Hole Hole 120.00 237.40 160     Down Hole Hammer
1   Annulus Concrete 0.00 2.50 203      
1 1 Casing Pvc Class 9 0.50 59.50 140     Suspended in Clamps, Screwed and

Glued
1 1 Casing Steel 0.50 2.50 168 158   Driven into Hole

 
Water Bearing Zones
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From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

65.00 66.00 1.00 Unknown     0.30   00:25:00 1570.00
112.00 113.00 1.00 Unknown     0.08   00:25:00 1450.00
128.00 130.00 2.00 Unknown     0.27   00:25:00 3300.00
232.00 236.00 4.00 Unknown 34.00   0.05   00:05:00 1900.00

 
Geologists Log
Drillers Log
From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

0.00 0.50 0.50 topsoil Topsoil  
0.50 34.50 34.00 sandstone, grey weathered Sandstone  
34.50 39.00 4.50 shale Shale  
39.00 51.00 12.00 sandstone, grey Sandstone  
51.00 51.50 0.50 shale Shale  
51.50 65.00 13.50 sandstone, grey Sandstone  
65.00 66.00 1.00 sandstone, grey quartz Sandstone  
66.00 112.00 46.00 sandstone, grey Sandstone  
112.00 113.00 1.00 sandstone, grey quartz Sandstone  
113.00 115.00 2.00 siltstone Siltstone  
115.00 128.00 13.00 sandstone, grey Sandstone  
128.00 130.00 2.00 sandstone, grey quartz Sandstone  
130.00 150.00 20.00 sandstone, grey Sandstone  
150.00 158.50 8.50 siltstone Siltstone  
158.50 204.00 45.50 sandstone, grey Sandstone  
204.00 207.00 3.00 sandstone, light brown Sandstone  
207.00 232.00 25.00 sandstone, grey Sandstone  
232.00 236.00 4.00 sandstone, grey quartz Sandstone  
236.00 237.40 1.40 sandstone, grey Sandstone  

 
Remarks

20/06/2006: Form A Remarks: 
air lift test at 150m when completed was producing a surface flow rate of 0.6 LPS and TDS of 1650mg/l
03/05/2010: updated from original form A

*** End of GW108168 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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Appendix V – Acid Sulphates Soils  
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Appendix VI  - NSW OEH State Heritage Records 
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PLANNING CERTIFICATE UNDER SECTION 149 (2) 
ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979 AS AMENDED.

A.D Envirotech Australia
6/7 Millennium Ct
SILVERWATER  NSW  2128

Certificate Number: 83242
Reference: 9315:60041
Issue Date: 8 October 2015
Receipt No: 5001564
Fee Paid: $ 53.00

ADDRESS: 618 Old Northern Road, DURAL  NSW  2158
DESCRIPTION: Lot X DP 501233

The land is zoned:
Zone RU6 Transition

The following prescribed matters apply to the land to which this certificate relates:

The Environmental Planning and Assessment Amendment Act 1997 commenced operation 
on 1 July 1998.  As a consequence of this Act, the information contained in this certificate 
needs to be read in conjunction with the provisions of the Environmental Planning and 
Assessment Regulation 2000. 
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THIS CERTIFICATE IS DIRECTED TO THE FOLLOWING MATTERS
PRESCRIBED UNDER SECTION 149 (2) OF THE ABOVE ACT.

1. Names of relevant planning instruments and DCPs

(1) The name of each environmental planning instrument that applies to the 
carrying out of development on the land.

(A) Local Environmental Plans

The Hills Local Environmental Plan 2012, as amended, applies to all land in 
the Shire unless otherwise stated in this certificate.

State Environmental Planning Policies

SEPP No.19 - Bushland In Urban Areas
SEPP No.21 - Caravan Parks 
SEPP No.30 - Intensive Agriculture
SEPP No.33 - Hazardous And Offensive Development
SEPP No.50 - Canal Estate Development
SEPP No.55 - Remediation Of Land
SEPP No.62 - Sustainable Aquaculture
SEPP No.64 - Advertising And Signage 
SEPP No.65 - Design Quality Of Residential Flat Development 
SEPP No.70 - Affordable Housing (Revised Schemes)
SEPP (Building Sustainability Index: Basix) 2004
SEPP (Major Development) 2005
SEPP (Mining, Petroleum Production And Extractive Industries) 2007
SEPP (Miscellaneous Consent Provisions)2007
SEPP (Infrastructure) 2007
SEPP (Exempt and Complying Development Codes) 2008
SEPP (Affordable Rental Housing) 2009
SEPP (State and Regional Development) 2011
Sydney Regional Environmental Plan No.  9 Extractive Industries (No.2) - 
Amendment No.1
Sydney Regional Environmental Plan No. 20 Hawkesbury – Nepean River 
(No.2 – 1997)

The following SEPP’s may apply to the land. Please refer to ‘Land to which  
Policy applies’ for each individual SEPP.

SEPP (Housing For Seniors Or People With A Disability) 2004 

(2) The name of each proposed environmental planning instrument that 
will apply to the carrying out of development on the land and that is or has 
been the subject of community consultation or on public exhibition under the 
Act (unless the Director-General has notified the council that the making of 
the proposed instrument has been deferred indefinitely or has not been 
approved).

(A) Proposed Local Environmental Plans

No Proposed Local Environmental Plans apply to this land.
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(B) Proposed State Environmental Planning Policies

Draft State Environmental Planning Policy (Competition).
State Environmental Planning Policy No 65 – Design Quality of Residential 
Flat Development (Amendment No 3) 

(3) The name of each development control plan that applies to the carrying out 
of development on the land.

The Hills Development Control Plan 2012

(4) In this clause, proposed environmental planning instrument includes a 
planning proposal for a LEP or a draft environmental planning instrument.

2. Zoning and land use under relevant LEPs

For each environmental planning instrument or proposed instrument 
referred to in clause 1 (other than a SEPP or proposed SEPP).

(A) The Hills Local Environmental Plan 2012 applies to the land unless otherwise 
stated in this certificate and identifies the land to be:

Zone RU6 Transition

(B) The purposes for which the instrument provides that development may be 
carried out within the zone without development consent:

Refer Attachment 2(B)

    Also refer to the applicable instrument for provisions
regarding Exempt Development

 (C) The purposes for which the instrument provides that development may not 
be carried out within the zone except with development consent:

Refer Attachment 2(B)

    Also refer to the applicable instrument for provisions
regarding Complying Development

 (D) The purposes for which the instrument provides that development is 
prohibited in the zone:

Refer Attachment 2(B)

(E) Whether any development standards applying to the land fix minimum land 
dimensions for the erection of a dwelling-house on the land and, if so, the 
minimum land dimensions so fixed?

The Hills Local Environmental Plan 2012?

YES

Clause 4.2A of The Hills Local Environmental Plan 2012 provides minimum 
land dimensions for the erection of a dwelling house on the following zones: 

RU1 Primary Production, RU2 Rural Landscape, RU6 Transition, E3 
Environmental Management and E4 Environmental Living.
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Any other Planning Proposal?

NO

 (F) Whether the land includes or comprises critical habitat?

The Hills Local Environmental Plan 2012?

NO

Any other Planning Proposal?

NO

 (G) Whether the land is in a conservation area (however described)?

The Hills Local Environmental Plan 2012?

NO

Any Other Planning Proposal?

NO

 (H) Whether an item of environmental heritage (however described) is situated 
on the land?

The Hills Local Environmental Plan 2012?

NO

Any other Planning Proposal?

NO

2A. Zoning and land use under State Environmental Planning Policy     
(Sydney Region Growth Centres) 2006

To the extent that the land is within any zone (however described) under:

(a)  Part 3 of the State Environmental Planning Policy (Sydney Region 
Growth Centres) 2006 (the 2006 SEPP), or

(b) a Precinct Plan (within the meaning of the 2006 SEPP), or

(c) a proposed Precinct Plan that is or has been the subject of 
community consultation or on public exhibition under the ACT.

(A) State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 2 North Kellyville Precinct Plan) applies to the land unless 
otherwise stated in this certificate and identifies the land to be:

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan) does not 
apply.  
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State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 11 The Hills Growth Centre Precincts Plan) applies to the land 
unless otherwise stated in this certificate and identifies the land to be:

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts Plan) 
does not apply.  

Note:  This precinct plan applies to land within the Box Hill Precinct or Box 
Hill Industrial Precinct.

 (B) The purposes for which the instrument provides that development may be 
carried out within the zone without development consent: 

Refer Attachment 2(B) 

Also refer to the applicable instrument for provisions
regarding Exempt Development.

 (C) The purposes for which the instrument provides that development may not 
be carried out within the zone except with development consent:

Refer Attachment 2(B) 

Also refer to the applicable instrument for provisions
regarding Complying Development

 (D) The purposes for which the instrument provides that development is 
prohibited in the zone:

Refer Attachment 2(B) 

 (E) Whether any development standards applying to the land fix minimum land 
dimensions for the erection of a dwelling-house on the land and, if so, the 
minimum land dimensions so fixed?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

Any amendments to Proposed State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 (Appendix 2 North Kellyville 
Precinct Plan)?

NO 

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

Any amendments to Proposed State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 (Appendix 11 The Hills 
Growth Centre Precincts Plan)?

NO
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  (F) Whether the land includes or comprises critical habitat?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

(G) Whether the land is in a conservation area (however described)?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

(H)     Whether an item of environmental heritage (however described) is situated 
on the land?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

3. Complying Development

(1) The extent to which the land is land on which complying development may 
be carried out under each of the codes for complying development because 
of the provisions of clauses 1.17A (1) (c) to (e), (2), (3) and (4), 1.18 (1) 
(c3) and 1.19 of State Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008.

(2) The extent to which complying development may not be carried out on that 
land because of the provisions of clauses 1.17A (1) (c) to (e), (2), (3) and 
(4), 1.18 (1) (c3) and 1.19 of that Policy and the reasons why it may not be 
carried out under those clauses.

(3) If the council does not have sufficient information to ascertain the extent to 
which complying development may or may not be carried out on the land, a 
statement that a restriction applies to the land, but it may not apply to all of 
the land, and that council does not have sufficient information to ascertain 
the extent to which complying development may or may not be carried out 
on the land.
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General Housing Code and Rural Housing Code
Complying Development under the General Housing Code and Rural Housing 
Code may be carried out on the land.

Housing Alterations Code and General Development Code
Complying Development under the Housing Alterations Code and General 
Development Code may be carried out on the land.

Commercial and Industrial (New Buildings and Additions) Code
Complying Development under the Commercial and Industrial (New 
Buildings and Additions) Code may be carried out on the land.

Commercial and Industrial Alterations, Subdivision, Demolition and 
Fire Safety Codes
Complying Development under the Commercial and Industrial Alterations, 
Subdivision, Demolition and Fire Safety Codes may be carried out on the 
land.

Note: Where reference is made to an applicable map, this information can be 
sourced from the following websites:

The Hills Local Environmental Plan 2012 - www.thehills.nsw.gov.au
State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 2 North Kellyville Precinct) or (Appendix 11 The Hills Growth 
Centre Precincts Plan) – www.planning.nsw.gov.au

4. Coastal protection

Whether or not the land is affected by the operation of Section 38 or 39 of 
the Coastal Protection Act 1979, but only to the extent that the council has 
been so notified by the Department of Services, Technology and 
Administration?

NO

4A. Certain information relating to beaches and coasts

(1) In relation to a coastal council - whether an order has been made under Part 
4D of the Coastal Protection Act 1979 in relation to temporary coastal 
protection works (within the meaning of that Act) on the land (or on public 
land adjacent to that land), except where the council is satisfied that such 
an order has been fully complied with.

NO

(2) In relation to a coastal council:

(a) whether the council has been notified under section 55X of the Coastal 
Protection Act 1979 that temporary coastal protection works (within the 
meaning of that Act) have been placed on the land (or on public land 
adjacent to that land), and

(b) if works have been so placed – whether the council is satisfied that the 
works have been removed and the land restored in accordance with that Act.

NO

http://www.thehills.nsw.gov.au
http://www.planning.nsw.gov.au
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(3)       (Repealed)

4B. Annual charges under Local Government Act 1993 for coastal 
protection services that relate to existing coastal protection works

Whether the owner (or any previous owner) of the land has consented in 
writing to the land being subject to annual charges under section 496B of 
the Local Government Act 1993 for coastal protection services that relate to 
existing coastal protection works (within the meaning of section 553B of that 
Act).

NO

Note. “Existing coastal protection works” are works to reduce the impact of 
coastal hazards on land (such as seawalls, revetments, groynes and beach 
nourishment) that existed before the commencement of section 553B of the 
Local Government Act 1993.

5. Mine subsidence

Whether or not the land is proclaimed to be a mine subsidence district within 
the meaning of section 15 of the Mine Subsidence Compensation Act 1961?

NO

6. Road widening and road realignment

Whether or not the land is affected by any road widening or road 
realignment under -

(A) Division 2 of Part 3 of the Roads Act 1993; or

NO

(B) any environmental planning instrument; or

NO

(C) any resolution of council?

a) The Hills Development Control Plan 2012?

NO

b)  Any other resolution of council?

NO

7. Council and other public authority policies on hazard risk restrictions

Whether or not the land is affected by a policy:

(a) adopted by council, or

(b) adopted by any other public authority and notified to the 
council for the express purpose of its adoption by that 
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authority being referred to in planning certificates issued by 
the council,

that restricts the development of the land because of the likelihood of 
land slip, bushfire, tidal inundation, subsidence, acid sulphate soils or 
any other risk (other than flooding)?

Council’s policies on hazard risk restrictions are as follows:

(i) Landslip

a) By The Hills Local Environmental Plan 2012 zoning?

NO

No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

b) By The Hills Local Environmental Plan 2012 local provision?

NO

No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

c) By The Hills Development Control Plan 2012 provision?

NO

No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

(ii) Bushfire

YES

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by bushfire.  
That question is answered in Section 11 of this certificate.

Council has adopted the NSW Rural Fire Service Guidelines entitled ‘Planning 
for Bushfire Protection 2006’.  Development subject to bushfire risk will be 
required to address the requirements in these guidelines and can be 
downloaded off the RFS web site www.rfs.nsw.gov.au

The Development Control Plan may also contain provisions for development 
on Bushfire Prone Land and Bushfire Hazard Management.  Refer Part 1(3) 
of this certificate for the applicable Development Control Plan.

(iii) Tidal inundation

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by tidal 
inundation.

http://www.rfs.nsw.gov.au
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(iv) Subsidence

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by subsidence.

(v) Acid sulphate soils

NO

 (vi) Land contamination

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by 
contamination or potential contamination.

(vii) Any other risk

NO

7A. Flood related development controls information

(1) Whether or not development on that land or part of the land for the 
purposes of dwelling houses, dual occupancies, multi dwelling housing or 
residential flat buildings (not including development for the purposes of 
group homes or seniors housing) is subject to flood related development 
controls?

NO

Please note this is a statement of flood related development controls 
and is NOT a statement on whether or not the property is subject to 
flooding.

    (2) Whether or not development on that land or part of the land for any other 
purpose is subject to flood related development controls?

 NO

Please note this is a statement of flood related development controls 
and is NOT a statement on whether or not the property is subject to 
flooding.

    (3) Words and expressions in this clause have the same meanings as in the 
standard instrument set out in the Standard Instrument (Local 
Environmental Plans) Order 2006.
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8. Land reserved for acquisition 

Whether or not any environmental planning instrument or proposed 
environmental planning instrument referred to in clause 1 makes provision 
in relation to the acquisition of the land by a public authority, as referred to 
in section 27 of the Act.

The Hills Local Environmental Plan 2012?

NO

Any other Planning Proposal?

NO

State Environmental Planning Policy?

NO

Proposed State Environmental Planning Policy?

NO

9. Contributions plans 

The name of each contributions plan applying to the land:

THE HILLS SECTION 94A

9A. Biodiversity Certified Land

Whether the land is biodiversity certified land within the meaning of Part 
7AA of the Threatened Species Conservation Act 1995?

NO

10. Biobanking Agreements

Whether the land is land to which a biobanking agreement under part 7A of 
the Threatened Species Conservation Act 1995 relates, (but only if the 
council has been notified of the existence of the agreement by the Director-
General of the Department of Environment, Climate Change and Water)?

NO

11. Bush fire prone land

Has the land been identified as bush fire prone land?

YES

The land is identified on Council’s certified Bush Fire Prone Land map as 
being partly or wholly bush fire prone land.  For details refer to the Bush Fire 
Prone Land map that can be viewed on Council’s website at 
www.thehills.nsw.gov.au

http://www.thehills.nsw.gov.au
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12. Property vegetation plans

Has the council been notified that a property vegetation plan under the 
Native Vegetation Act 2003 applies to this land?

NO

13. Orders under Trees (Disputes Between Neighbours) Act 2006

Whether an order has been made under the Trees (Disputes Between 
Neighbours) Act 2006 to carry out work in relation to a tree on this land (but 
only if the council has been notified of the order)?

NO

14. Directions under Part 3A

Whether there is a direction by the Minister in force under section 75P 
(2)(c1) of the Act that a provision of an environmental planning instrument 
prohibiting or restricting the carrying out  of a project or a stage of a project 
on the land under Part 4 of the Act does not have effect?

NO

15. Site compatibility certificates and conditions for seniors housing

(a) Whether there is a current site compatibility certificate (seniors housing) 
of which council is aware, issued under State Environmental Planning Policy 
(Housing for Seniors or People with a Disability) 2004 in respect of proposed 
development on the land?

NO

(b) Whether there are any terms of a kind referred to in clause 18(2) of 
State Environmental Planning Policy (Housing for Seniors or People with a 
Disability) 2004 that have been imposed as a condition of consent to a 
development application granted after 11 October 2007 in respect of the 
land? 

NO

16. Site compatibility certificates for infrastructure

Whether there is a valid site compatibility certificate (infrastructure), of 
which the council is aware, in respect of proposed development on the land?

NO

17. Site compatibility certificates and conditions for affordable rental 
housing

(1) Whether there is a current site compatibility certificate (affordable rental 
housing), of which the council is aware, in respect of proposed development 
on the land? 

NO
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(2) Whether there are any terms of a kind referred to in clause 17(1) or 
38(1) of State Environmental Planning Policy (Affordable Rental Housing) 
2009 that have been imposed as a condition of consent to a development 
application in respect of the land? 

NO

18. Paper subdivision information

(1) The name of any development plan adopted by a relevant authority that 
applies to the land or that is proposed to be subject to a consent ballot.

NO DEVELOPMENT PLAN APPLIES 

(2) The date of any subdivision order that applies to the land.

NO SUBDIVISION ORDER APPLIES

(3) Words and expressions used in this clause have the same meaning as 
they have in Part 16C of this Regulation.

19. Site verification certificates 

Whether there is a current site verification certificate, of which the council is 
aware, in respect of the land? 

NO

  Note. A site verification certificate sets out the Director-General’s opinion as 
to whether the land concerned is or is not biophysical strategic agricultural 
land or critical industry cluster land - see Division 3 of Part 4AA of State 
Environmental Planning Policy (Mining, Petroleum Production and Extractive 
Industries) 2007.

Note. The following matters are prescribed by section 59 (2) of the Contaminated 
Land Management Act 1997 as additional matters to be specified in a 
planning certificate: 

(a) that the land to which the certificate relates is significantly contaminated 
land within the meaning of that Act – if the land (or part of the land) is 
significantly contaminated land at the date when the certificate is issued,

NO

(b) that the land to which the certificate relates is subject to a management 
order within the meaning of that Act – if it is subject to such an order at the 
date when the certificate is issued,

NO

(c) that the land to which the certificate relates is the subject of an approved 
voluntary management proposal within the meaning of that Act – if it is the 
subject of such an approved proposal at the date when the certificate is 
issued,

NO
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(d) that the land to which the certificate relates is subject to an ongoing 
maintenance order within the meaning of the Act – if it is subject to such an 
order at the date when the certificate is issued,

NO

(e) that the land to which the certificate relates is the subject of a site audit 
statement within the meaning of the Act – if a copy of such a statement has 
been provided at any time to the local authority issuing the certificate.

NO

Note: Whether Council has been provided with a copy of any exemption under 
section 23 or authorisation by the Co-ordinator General under section 24 of 
the Nation Building and Jobs Plan (State Infrastructure Delivery) Act 2009?

NO

THE HILLS SHIRE COUNCIL
This land has frontage to a “Classified Road”.  
Roads and Maritime Services, 27-31 Argyle St, 
Parramatta, is the responsible authority for 
classified roads and should be consulted for any 
road widening proposals.

DAVE WALKER
GENERAL MANAGER

Per: 

PLEASE NOTE:  COUNCIL RETAINS THE ELECTRONIC ORIGINAL OF THIS CERTIFICATE.
WHERE THIS CERTIFICATE REFERS TO INFORMATION DISPLAYED ON COUNCIL’S 
WEBSITE OR TO ANY EXTERNAL WEBSITE, IT REFERS TO INFORMATION DISPLAYED ON 
THE WEBSITE ON THE DATE THIS CERTIFICATE IS ISSUED.
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ATTACHMENT 2(B)

Zone RU6 Transition

1 Objectives of zone

 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.

2 Permitted without consent

Bed and breakfast accommodation; Extensive agriculture; Home occupations.

3 Permitted with consent

Agricultural produce industries; Animal boarding or training establishments; 
Aquaculture; Building identification signs; Business identification signs; Cemeteries; 
Child care centres; Community facilities; Dual occupancies (attached); Dwelling 
houses; Eco-tourist facilities; Environmental facilities; Environmental protection 
works; Farm buildings; Farm stay accommodation; Flood mitigation works; Garden 
centres; Home-based child care; Home businesses; Home industries; Information 
and education facilities; Intensive plant agriculture; Landscaping material supplies; 
Places of public worship; Plant nurseries; Public administration buildings; 
Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); 
Respite day care centres; Restaurants or cafés; Roads; Roadside stalls; Rural 
workers’ dwellings;  Secondary dwellings; Veterinary hospitals; Water supply 
systems.

4 Prohibited

Any development not specified in item 2 or 3.

NOTE: This land use table should be read in conjunction with the Dictionary at the end of 
The Hills LEP 2012 which defines words and expressions for the purpose of the plan.
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A. D. Envirotech Australia Pty Ltd 
Unit 6/7 Millennium Court 

    Silverwater, NSW 2128 

 
A. D. Envirotech Australia Pty Ltd 
P.O. Box 288 
Upper Coomera, QLD 4209 

 
NSW: (02) 8541 7214 
QLD: (07) 5519 4610 

 
site:     www.ADenvirotech.com.au 
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Appendix VIII – Dial Before You Dig (DBYD) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





If further information is required, please contact:  
Ausgrid DBYD 
Phone: (02) 4951 0899 
Fax: (02) 4951 0729 

 
Emergency Phone Number 131388 

 

 

 

 

Underground Cable Location 

Search Advice 

-- Ausgrid Assets Not Recorded in the Vicinity -- 

(Caution Still Required) 

 

 

To:    

 Phone No:  

 Issue Date:  

   

 
In response to your enquiry, Sequence No:                 the records of Ausgrid do not disclose that 

there are Ausgrid underground cables in the defined search location. 

This search is based on the geographical position of the  

dig site as denoted in the Dial Before You Dig caller  

confirmation sheet and an overview is provided:  

 
 
 
 

 
 

 
 
 
 
 
 

 
 

**Important** 

All information provided to you is ONLY VALID FOR 30 DAYS from the date of issue 

 
 
 

YOU MUST READ AND UNDERSTAND THE: 

IMPORTANT INFORMATION 

AND 
CHECKLIST FOR WORK NEAR OR AROUND UNDERGROUND CABLES 

THAT ARE INCLUDED AS PART OF THIS ADVICE 
 

Address:  
 

Job #:  

Mr Evan Webb
AD Envirotech
4 10 Millenium
Silverwater  NSW  2128
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WARNING - Due to the nature of Telstra underground plant and the age of some cables and records, it is impossible to ascertain the precise location of all Telstra plant from Telstra's plans. The accuracy and/or 
completeness of the information supplied can not be guaranteed as property boundaries, depths and other natural landscape features may change over time, and accordingly the plans are indicative only. 
Telstra does not warrant or hold out that its plans are accurate and accepts no responsibility for any inaccuracy shown on the plans.

It is your responsibility to locate Telstra's underground plant by careful hand pot-holing prior to any excavation in the vicinity and to exercise due care during that excavation.

Please read and understand the information supplied in the duty of care statement attached with the Telstra plans. TELSTRA WILL SEEK COMPENSATION FOR LOSS CAUSED BY DAMAGE TO ITS PLANT.

Telstra plans and information supplied are valid for 60 days from the date of issue. If this timeframe has elapsed, please reapply for plans.

CAUTION: Fibre optic and/ or major network present
in plot area. Please read the Duty of Care and
contact Telstra Plan Services should you require
any assistance.

The above plan must be viewed in conjunction with the Mains Cable Plan on the following page
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completeness of the information supplied can not be guaranteed as property boundaries, depths and other natural landscape features may change over time, and accordingly the plans are indicative only. 
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ENDEAVOUR ENERGY WARNING
This plan shows the approximate location of underground cables relative to fixtures existing when the cables were laid, and has been 
prepared solely for Endeavour Energy's own use.  Endeavour Energy has taken all reasonable steps to ensure that the information is 

accurate as possible but will accept no liability for inaccuracies in the information shown on such plans from any cause whatsoever arising.
Persons excavating are expected to exercise all due care in the vicinity where cables are indicated and will be held responsible for any 

damage caused to Endeavour Energy's property.

ALL ELECTRICAL APPARATUS SHALL BE CONSIDERED LIVE UNTIL PROVED DE-ENERGISED.
Contact with live electrical apparatus will cause severe injury or death.

Those excavating near Endeavour Energy’s cables should be aware that ASBESTOS OR ASBESTOS - CONTAINING MATERIAL MAY 
BE PRESENT in Endeavour Energy’s underground assets and that Organo-Chloride Pesticides(OCP) may be present in some sub-

transmission trenches.
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Response Cover Letter 

 
Date: <Enquiry date>  PIPE Networks 

Level 17, 127 Creek St 
Brisbane QLD 4000 

Phone: +61 732339895 
Fax: +61 732339880 

To:  
<Customer name>  - Customer ID: <Contact id> 
<Customer company> 
<Customer address> 
<Customer suburb/town>  
<Customer state>  
<Customer postcode> 
 
Email: <Customer email> 
Phone: <Customer phone> 
Fax: <Customer fax> 
Mobile: <Customer mobile> 

 

 
 

 
 

Dear <Customer name> 

 
The following is our response to your Dial Before You Dig enquiry. 
 

Assets Affected:          <material> 

 
Sequence Number: <Enquiry No> 
 
Location: 

 
<Worksite address> 
<Worksite suburb/town> 
<Worksite state><Worksite postcode> 

 
Commencement Date: 

 
<Activity date> 

 
Please read over the attached documents for more information about your enquiry. 
 

 
 

 

DISCLAIMER: No responsibility/liability is taken by PIPE Networks for any inaccuracy, error, omission or action based on the 
information supplied in this correspondence.  

 

Note: If the works fall in an area that adjacent to PIPE Networks infrastructure, a pre-inspection is required prior to 

commencement of works. Contact PIPE Networks to arrange an inspection time. NO WORKS TO COMMENCE PRIOR TO 

INSPECTION. 

30/06/2015

Mr Evan Webb 1153777
AD Envirotech - Mr Evan Webb
4 10 Millenium
Silverwater
NSW
2128

e.webb@adenvirotech.com.au
0296486669

Not Supplied
0449960490

Mr Evan Webb

Telstra

46400380

618 Old Northern Road
Dural
NSW 2158

06/07/2015
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1 INTRODUCTION    

1.1  General Information 

 
A. D. Envirotech Australia Pty Ltd (ADE) was engaged by Urbis Pty Ltd to undertake a Phase I Preliminary 
Site Contamination Investigation (PSI) to assess the potential for contamination at 626 Old Northern Rd, 
Dural NSW (hereafter referred to as the ‘site’).  
 
The site entails Lot 2, DP 541329 in the Local Government Area of The Hills Shire Council, Parish of Nelson, 
County of Cumberland.  
 
A site inspection was undertaken on the 3rd of July 2015 and comprised of a visual assessment of the site. 
Details of the field inspection are given in this report, together with comments on the significance of the 
findings of the investigation.   
 
This report was completed in accordance with the Guidelines for Consultants Reporting on Contaminated 
Sites, NSW EPA, September 2000. 
 

1.2 Proposed Development 

 
ADE has been advised that, Urbis Pty Ltd, on behalf of their client, are re-purposing the site and adjoining 
properties for a mixed use residential and commercial development comprising retail outlet shops and 
medium density residential units. 

 
1.3 Objectives 

 
The objectives of the investigation were to: 
 

 Identify past and present potentially contaminating activities; 

 Identify potential sources of contamination and types of contaminants; 

 Discuss the site condition;  

 Provide a preliminary assessment of site contamination for the suitability of the proposed 
development; and 

 Assess the need for further investigations.  
 

1.4 Scope of Work 

 
The scope of work required to achieve the objectives of the investigation involved the following: 
 

 Completion of a Safety, Health & Environment Work Method Statement (SHEWMS);  

 Desktop site review of:  
- Land title records;  
- Section 149 certificates; 
- WorkCover NSW; 
- NSW Environment and Heritage; 
- EPA contaminated lands register for notations; and 
- Dial Before You Dig service search; 

 Review of past and current activities on the site; 
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 Review of past and current activities on neighbouring sites and identification of any potential on-
site/off-site sources of contamination; 

 Review of past aerial photographs of the site and its surrounds to identify the locations of any 
previous buildings and/or other infrastructure associated with activities that could be on-site/off-
site sources of contamination; 

 Review of local geology and hydrogeology (including groundwater bore search); 

 Site inspection by an experienced environmental consultant; and 

 Preparation of a Phase I PSI report outlining: 
- Detailed information on the results of the desktop review and site inspection; 
- Conclusions regarding the potential for contamination at the site; 
- Conclusions regarding the sites suitability for the proposed development; and 
- Recommendations for a Phase II Detailed Site Investigation (DSI), should it be warranted. 

 
1.5 Legislative Requirements 

 
The legislative framework for the report is based on guidelines that have been issued and/or endorsed by 
the NSW Environmental Protection Agency (EPA) formerly the Office of Environment and Heritage (OEH) 
under the following Acts/Regulations: 
 

 Protection of the Environment Operations Act 1997 

 Protection of the Environment Operations (Underground Petroleum Storage Systems) Regulation 
2008 

 Contaminated Land Management Act 1998 
 
The relevant guidelines issued under the provisions of the aforementioned Acts/Regulations include: 
 

 Guidelines for the NSW Site Auditor Scheme, NSW DEC 2006. 

 Guidelines for Consultants Reporting on Contaminated Sites, NSW EPA, 2000. 

 Guidelines for Assessing Service Station Sites, NSW EPA 1994. 

 National Environmental Protection Measure (Assessment of Site Contamination), 1999, as amended 
2013. 

 Australian Standard AS 4482.1 Guide to the sampling and investigation of potentially contaminated 
soil. Part 1: Non-volatile and semi-volatile compounds. 

 Australian Standard AS 4482.2 Guide to the sampling and investigation of potentially contaminated 
soil. Part 2: Volatile substances. 

 Sampling Design Guidelines - NSW EPA, 1995. 

 Waste Classification Guidelines Part 1: Classifying Waste, EPA, 2014.  

 Guidelines for Implementing the Protection of the Environment Operations (Underground 
Petroleum Storage Systems) Regulation 2008, NSW DECCW 2009. 

 Guidelines for the Assessment and Management of Groundwater Contamination, NSW DEC, 2007. 
 

1.6 Whole Report 

 
No one section, or part of a section, of this report should be taken as giving an overall idea of this report. 
Each section must be read in conjunction with the whole of this report, including its appendices and 
attachments.  
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2 SITE IDENTIFICATION  

2.1 Site Location 

 
The site has frontage to The Old Northern Rd, Dural NSW as is shown by Figure 1 below.  
 

 
Figure 1. Aerial photograph of the site (Photograph from maps.au.nearmap.com; accessed on 15.10.2015). 

 
Bearings provided in this report are approximate only. For ease of representing locations in the report, the 
site is considered to be off the Old Northern Road which has been used for compass point directions 
having a nominal north-south direction assumed. All references to points of the compass within the report 
are based on these approximate bearings. 
 

2.2 Site Inspection and Description 

 
An Environmental Consultant from ADE carried out a site inspection on the 3rd of July 2015 in order to 
make a visual assessment of the site and provide information on potential site contamination issues, some 
of which are as follows: 
 

 Surrounding land uses and potential contamination sources; 

 Presence of hazardous or dangerous goods storage; 

 Presence of Underground or Aboveground Storage Tanks, Generators or associated fuel transfers 
systems i.e. fuel lines; 

 Condition of current structures, stockpiles, vegetation and soil; 

 Proximity to water bodies/courses; and 

 Visible and/or olfactory evidence of contamination. 
 
 

Old Northern Rd 
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The site is approximately 1.9 ha of cleared land with a levelled platform adjacent to the Old Northern Rd 
before sloping from east to west. The levelled section is approximately 50 m wide and is consistent with 
the surrounding topography of the land. There appears to have been fill imported associated with the 
construction of a carpark / storage area which has been capped with gravel. The depth of fill is unknown. 
Visual inspection of the carpark area suggests that the area has also been used for storage of landscape 
supplies. Anecdotal evidence indicates the area was formerly used by ANL supplies for material storage 
and distribution. A number of small stockpiles of mulch and topsoil were observed in the southern section 
of the carpark.  
 
An abandoned building is situated on the western section of the platform which is built in to the slope of 
the land. The building was formerly used as a fruit shop. At the time of the inspection there were no 
furnishings or sign of recent use along the building. The building is constructed on concrete and brick. A 
piece of presumed asbestos was observed on top of the ground within the centre of the first floor, no 
indication of the source of the debris was noted. The basement / surface soil of the building appeared to 
have some staining of an unknown origin with a range of discoloration noted. Rubbish, tins and spray paint 
can were observed. A section of exposed soil within the basement of the fruit shop was noted to have 
building rubble on the soil surface.  
 
Adjacent the building on the western exterior, dumped rubbish included TVs, car tyres and wood were 
observed.  
 
A number of small stockpiles of potential fill materials were noted approximately 15m west of disused 
building with an approximate volume of 100m3. The soil may have come from an area of cutting into the 
slope during the construction of the fruitshop. 
 
The remainder of the site is cleared grassland sloping towards the west.  No apparent land use was noted 
in recent times.   
 
Photographs and site inspection notes taken on the 3rd July 2015 can be found in Appendix III – 
Photographs. 
 

2.3 Surrounding Land Use 

 
At the time of inspection the primary surrounding land-uses were observed as follows: 
 

 Northern boundary: Immediately to the north of the site is a commercial building and associated 
carpark and a nursery. Further north are rural residential and former agricultural sites; 

 Eastern boundary: directly to the east of the site is The Old Northern Rd, on the opposite side is an 
large orchard property; 

 Southern boundary: To the south of the site is Dural Public School; and 

 Western boundary: A disused and cleared block is situated to the west of the subject site. The site 
appears to have been used as a former orchard site. 
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2.4 Summary of Site Details 

 
Table 1 below provides a summary of details pertaining to the site.  
 
Table 1. Site details and information. 

 

3 PHYSICAL SETTING 

3.1 Site Topography and Hydrology 

 
The sites elevation varies between approximately 215 m AHD and 201 m AHD. The topography slopes with 
a moderate to steep decline from east to west. A first order stream which is evident only through an 
apparent drainage line is situated south-west of the site commencing in the adjacent public school, the 
drainage line runs across the adjoining site and flows into O’Haras Creek further to the west.  
 

3.2 Local Geology and Soil 

 
The site is located on a Glenorie  Soil Landscape (gn) as indicated on the Sydney Soil Landscape Map, 
prepared by the Soil Conservation Services of NSW. 
 
The geology of the Glenorie Soil Landscape is underlain by Wianamatta group Ashfield Shale and Bringelly 
Shale formations. The Ashfield shale is comprised of laminate and dark grey shale. Bringelly shale consists 
of shale, calcareous clastone, laminate and fine to medium grained lithic-quartz stone. 
 
Soils are shallow to moderately deep (< 100cm) with variability across upper slopes and drainage gullies.  
 
The topsoil (A1 Horizon) consists of a friable dark brown loam, with moderately to strongly pedal structure.  
apedal single-grained structure and porous sandy fabric. The pH ranges from strongly acid (pH 4.0) to 
slightly acid (pH 6.0).  
 
Beneath this layer occurs the B Horizon consisting of hardsetting clay loam. The pH ranges between 
strongly acid (pH 4.0) to slightly acid (pH 6.5).  
 
In conjunction with the B Horizon, occurs a brown, strongly pedal medium clay. The pH varies from 
strongly acid (pH 4.5) to moderately acid (pH 6.5). Strongly weathered sandstone fragments are common. 
Roots and charcoal fragments are rare. 
 

Site Details 

Site address 626 Old Northern Rd, Dural NSW  

Title identification(s) Lot 2, DP 541329 

Current site use Former commercial site 

Proposed site use Mixed use / residential and commercial 

Investigation area Approximately 1.9 ha 
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It should be noted that the area occurs close to a transition between Glenorie and Lucas Heights soil 
landscapes and therefore transitional phases may occur and vary depending on the exact location.  
 
Fill Material 
 
No intrusive works were conducted during the site inspection, no obvious signs of cut or fill activities 
were observed on the site. Based on the evidence of former agricultural use, it is possible that top soil may 
have been imported to add nutrients and provide a growth medium for crops grown on site.  

 
3.3 Hyrdrogeology 

 
It was beyond the scope of work to study the groundwater flow direction. However, as previously 
mentioned in the above section, the local groundwater flow is likely to have a westerly direction towards 
O’Hara Creek which is located approximately 350 m to the west. 
 
A search for registered groundwater wells within a 500 m radius of the site was undertaken by ADE via the 
NSW Office of Water (NSW Groundwater works, NR Atlas website). A groundwater bore was located 
approximately 350m to the south of the site (GW105866) with an additional 3 located nearby to the south-
west of the site. No additional information relating to standing water level or soil profiles was provided 
(refer to Appendix IV – NSW Groundwater (NRAtlas). 
 

3.4 Acid Sulphate Soils 

 
A review of the Acid Sulphate Soil Risk Maps demonstrated that the site is within an area of “no known 
occurrence or low risk” of acid sulphate soils (refer to Appendix V – Acid Sulfate Soils).  
 

4 SITE HISTORY 

4.1 Historical Land and Title Search 

 
The site history has been compiled from information gathered from the Land Titles Office (LTO), Land     
Property Information (LPI) and Council records.  
 
The site entails Lot 2, DP 541329 in the Local Government Area of The Hills Shire Council, Parish of Nelson, 
County of Cumberland.  
 
Anecdotal information provided by a local business owner nearby suggests that the site was previously 
used as a peach orchard.  
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Table 2. Summary of LTO records for Lot 2, DP 541329 

Date Transferred/Leased From 
 

Transferred/Leased To Transfer 
No. 

Certificate 
reference 

Lot 2, DP 541329 

23.06.1823 Crown land James Byrne N/A Vol 3106 
Fol 53 

30.09.1920 Unknown Darcy Edward Hawkins of 
Raymond Terrace, Fruit 
Inspector 

22381 Vol 3106 
Fol 53 

21.04.1922 Darcy Edward Hawkins of 
Raymond Terrace, Fruit 
Inspector 

Part transfer to His Majesty 
King George V for the 
purpose of the Closer 
Settlement Acts and 
Settlement Purchases by 
discharged soldiers,  

810461 Vol 3106 
Fol 53 

10.04.1932 Darcy Edward Hawkins of 
Raymond Terrace, Fruit 
Inspector 

Charles Albert Hitchcock of 
Glenorie, orchardist 

C124745 Vol 3106 
Fol 53 

07.09.1950 Charles Albert Hitchcock 
of Glenorie, orchardist 

Adrienne Elizabeth Chorley 
of Castle Hill, married 
woman 

F301906 Vol 3106 
Fol 53 

20.06.1952 Adrienne Elizabeth 
Chorley of Castle Hill, 
married woman 

Thomas Marshall of Castle 
Hill, clerk 

F687528 Vol 3106 
Fol 53 

30.06.1960 Thomas Marshall of Castle 
Hill, clerk 

Kelvin Park Investments Pty 
Ltd 

H591243 Vol 3106 
Fol 53 

31.1.1964 Kelvin Park Investments 
Pty Ltd 

Kelvin Park Investments Pty 
Ltd 

N/A Vol 9621 
Fol 126 

26.2.1965 Kelvin Park Investments 
Pty Ltd 

Part of land within described 
as being Lot 26 in DP223272 
(Main Roads Act) 

K102554 Vol 9621 
Fol 126 

23.05.1969 Kelvin Park Investments 
Pty Ltd 

Easement in Transmission 
affecting that part of the 
land within discussed,  

L509473 Vol 9621 
Fol 126 

08.07.1970 Kelvin Park Investments 
Pty Ltd 

Ben Nomindes Pty Ltd L903291 Vol 11312 
Fol 12 

24.01.1972 Ben Nomindes Pty Ltd Salvatore Raso of 
Glenhaven,  Grower and 
Catherine Raso his wife as 
joint tenants 

M478949 Vol 11312 
Fol 12 

01.04.1976 Salvatore Raso of 
Glenhaven,  Grower and 
Catherine Raso his wife as 
joint tenants 

Nino Barbaro of Eastwood, 
Truck driver and Maria 
Barbaro his wife as joint 
tenants 

P663835 Vol 11312 
Fol 12 

 
The information obtained from the LTO, LPI and Council Records is unclear with regards to the former 
owners of the land due to missing information on the documentation (Refer to Appendix I – LTO Records).  
The information suggests the land has been owned by a number of Orchardists’ across the past 100 years. 
No other information can be extrapolated with regard to contamination from the LTO records. 
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4.2 NSW Office of Environment and Heritage 

 

A search of the NSW Office of Environment and Heritage public register of state heritage inventory items 
identified no heritage listed items within the general area of the subject site (Refer to Appendix VI – NSW 
OEH State Heritage Records). 
 

4.3 Aerial Photographs Review  

 
A review of aerial photographs was conducted and is summarised in Table 3 below. Aerial photographs 
from the years of 1930, 1947, 1956, 1965, 1986, 1994, 2009, 2011 and 2015 were examined (refer to 
Appendix II - Aerial Photographs). 
 
Table 3. Summary of aerial photography. 

Year Type Subject Site Description 
 

Adjacent Site Description 

1930 Black 
and 
White 

The site is a cleared block with access 
to a cleared area with a building 
situated adjacent the Old Northern Rd 
on the eastern boundary of the 
property. The rest of the site has been 
cleared of vegetation. 

Market gardens are present in surrounding 
properties to the north, east and south-
west. The area has undergone extensive 
clearing for the purpose of agricultural 
activities. A bushland reserve is present to 
the west of the subject site.  

1947 Black 
and 
White 

The site appears largely unchanged. 
 

To the west and south-west of the site is an 
established orchard.  

1956 Black 
and 
White 

The eastern section of the site appears 
to have been altered and a platform 
consistent with the lay of land as it is 
today observed. Disturbed soil is 
evident in the north-eastern corner. 
The residential house has been 
demolished.  

A number of buildings have been 
constructed to the south of the subject site 
believed to be associated with the school. 
Orchards to the west of the site appear to 
have been scaled back.  

1965 Black 
and 
White 

The site appears to be unused.  Orchards to the west have been removed. 
Market gardens are now present opposite 
the site on the eastern side of the Old 
Northern Road.  

1986 Colour A building has been constructed in the 
south-eastern corner of the subject 
site. The eastern portion of the site 
appears to have been cleared for the 
purpose of a carpark. Some signs of soil 
disturbance are evident in the south-
western corner of the site.  

The school to the south has added large 
playgrounds adjacent to the property. The 
surrounds appear largely unchanged. The 
property to the west appears to be used for 
market gardens. 

1994 Colour The site appears unchanged, the soil 
along the eastern boundary of the site 
appears exposed.  

The nursery to the north appears to have 
constructed new buildings however the 
aerial photograph cuts off most of the view.  
The property to the west continues to be 
used for market gardens. 

2009 Colour The site appears unchanged. The surrounding area appears largely 
unchanged.  
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Table 3. Continued ... 

Year Type Subject Site Description 
 

Adjacent Site Description 

2011 Colour The site appears unchanged. The surrounding area appears largely 
unchanged. 

2015 Colour The site is being used for landscape 
supply storage with trucks observed, 
soil exposed and small stockpiles 
observed. 

Surrounding agricultural activities appear to 
have been scaled back.  

 

4.4 Contaminated Land Register Search   

 
A search of the sites listed by the EPA under the Contaminated Land Management Act 1997 revealed that 
no records have been issued against the site. No records of other contaminated sites that could have a 
potential impact on the site are present on the properties in the area surrounding the site (Refer to 
Appendix X – EPA Contaminated Sites Register). 
 

4.5 Previous Investigation Reports 

 
No previous investigative reports for the site or surrounding area have been provided by the client. 
 

4.6 Section 149    

 
The site is currently zoned under Zone RU6 Transition under The Hills Local Environmental Plan 2012. The 
Planning Certificate under Section 149 of the Environmental Planning and Assessment Act 1979 (See 
Appendix VII – Section 149 Certificate) provides the state and local environmental planning instruments 
which affect the site.  
 
The following matters are prescribed by section 59 (2) of the Contaminated Land Management Act 1997 as 
additional matters to be specified in the planning certificate. 
 

 The land is not within an investigation area or remediation site under Part 3 of the Contaminated 
Land Management Act 1997; 
 

 The land is not subject to an investigation order or an remediation order within the meaning of the 
Contaminated Land Management Act 1997; 

 

 The land is not subject to a voluntary investigation proposal (or voluntary remediation proposal) 
that is the subject of the Environmental Protection Authority’s agreement under Section 19 or 26 
of the Contaminated Land Management Act 1997; and 
 

 The land is not subject to a site audit statement within the meaning of the Contaminated Land 
Management Act 1997. 

 
4.7 Dial Before You Dig  

 
An online search for utilities located within the site was conducted and is summarised in Table 4, below. 
Asset owners were notified and provided information on their utilities (refer to Appendix VIII – Dial Before 
You Dig). 
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Table 4. Summary of utilities located on or adjacent to the site 

Asset Owner Utility Type Utility Location 

Augrid Underground Cable No services present within the boundary of the 
subject site. 

Pipe Networks Fibre Optic Cables No services present within the boundary of the 
subject site. 

Telstra Fibre Optic Cables No services present within the boundary of the 
subject site. 

Sydney Water Water A pipe runs along the eastern border of the site.` 

Endeavour Energy Electrical No services present within the boundary of the 
subject site. 

Jemena Gas No services present within the boundary of the 
subject site. 

 

4.8 Assessment of Historical Information Integrity     

 
The site history assessment has been obtained from a variety of resources including government records 
from the NSW land titles office, local council, historical archives, historical aerial photographs, NSW Office 
of Water and EPA. The veracity of the information from these sources is considered to be high. The site 
history assessment is generally considered to be of high integrity with respect to the historical use of the 
site.     

4.9 WorkCover     

 
A search of the Stored Chemical Information Database (SCID) and the microfiche records held by 
WorkCover NSW has not located any records pertaining to the above mentioned premises (Refer to 
Appendix IX – NSW WorkCover).  
 

5 POTENTIAL CONTAMINATION TYPES AND RECEPTORS 

5.1 Potential Contamination Types 

 
Table 5 below provides details of potential contamination types that were identified during the 
investigation. These are Contaminants of Potential Concern (COPC) were noted for each have the potential 
to have migrated to or be found on the site based on the site history.  
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Table 5. Potential Sources, Locations and Types of Contaminants. 

Potential Source 
of contamination 
 

Location Migration pathway Contaminants of Potential 
Concern 

Importation of fill  Carpark along eastern 
portion of site and to 
west of building  

Imported fill Heavy Metals, PAHs, TRH, BTEX, 
Phenols & Asbestos 

Commercial 
building 

Former fruit shop - 
throughout building & 
first floor, location of 
asbestos observed. 

Demolition Asbestos fibre cement and dust 

Soil staining of 
unknown origin 

Basement of fruit shop, 
soil surface and face of 
fill within basement 

Imported fill, 
leakages from 
unknown source 

Heavy Metals, PAHs, TRH, BTEX, 
Phenols 

 
No specific assessment of groundwater contamination has been undertaken within this investigation.   
 

5.2 Potential Transport Mechanism 

 
Primary transport mechanisms for the migration of potential contaminants on to the site or off the site 
include: 
 

 Airborne particulates due to wind turbulence events; 

 Surface water runoff and storm water drainage; 

 Downward migration and leaching via infiltration of rain water into the soil; and 

 Later migration via groundwater. 
 

5.3 Potential Contamination Receptors 

 
The main potential contamination receptors were considered to include:  

 

 Future construction / utility workers involved in excavation for future development of the site;  

 Future residents and or users of the site; 

 The aquatic ecosystems in O’Haras Creek. 
 

5.4 Potential Contamination Discussion 

 
During the course of the site inspection no signs olfactory contamination were noted. No dumped rubbish 
or obvious signs of imported fill were noted across the site.  
  
The carpark appears to have been filled in sections for the purpose of levelling off the top 50 m of the site. 
Evidence from aerial photographs suggests this occurred during the 1950’s. The nature of the materials is 
unknown. The carpark has also been used for an extended period of time for storage of materials and un-
regulated importation and exporting of fill. As such the entire area should require investigation in relation 
to potential contamination.  
 
The building appears to be constructed of predominantly bricks and concrete however a detailed 
inspection of the building was not undertaken as it was not part of the scope of works. The presence of 
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presumed asbestos cement debris in the middle of the first floor on top of the ground suggests previous 
storage of asbestos within the area. Storage and or damage of the materials may have resulted in loose 
asbestos fibres contaminating the surrounding area and should be reviewed during a hazardous material 
survey of the building to be undertaken prior to demolition of the structure. The basement / surface soil of 
the building appeared to have some staining of an unknown origin and should be further investigated.  
 
It should be noted that thick long grass covered the rest of the site at the time of inspection and visual 
assessment of the soil surface could not be achieved.   
 
Results from the Stored Chemical Information Database no dangerous goods have were registered to the 
property address. 
 
It is considered that the likelihood of contamination for the site is low however past land use indicates the 
potential for surface contamination and the possibility of imported fill from an unknown origin.  
 
Upon review the available information presented within the body of this report, it is the opinion of ADE 
that there is the potential for contaminants of concern to pose a low risk to the proposed future users of 
the site and that a limited investigation into the nature and extent of contamination (if present) is required 
in the form of a limited detailed site investigation.  
 

6 CONCLUSIONS 

Based on the data and evidence collected in the course of the site inspection and site history review, the 
findings of the Phase I PSI are as follows: 
 

 The land –use has been predominantly commercial for the past 30 years, prior to this it appears 
unused; 
 

 The carpark / levelled platform present on the eastern section of the site appears to have had fill 
imported for the purpose of levelling out the site. The origin of the fill materials is unknown. The 
area has been utilised as a carpark and for the storage of various materials in the form of a 
landscape supply yard; 

 

 Based on the age of the commercial building and the observation of asbestos cement debris on the 
ground surface, there is the potential for bonded and friable asbestos materials to be present 
within the building fabric. A hazardous materials survey should be undertaken prior to any 
demolition practices being undertaken and recommendations adhered; and 

 

 It is the opinion of ADE that there is the potential for contaminants of concern to pose a low risk to 
the proposed future users of the site and that a limited investigation into the nature and extent of 
contamination (if present) is required in the form of a limited detailed site investigation.  
 

 ADE considers that it is likely that any contamination detected during further investigations (if 
present) will be capable of being remediated such that the site is suitable for the proposed land 
use. 
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7 LIMITATIONS 

This report has been prepared for use by the client who has commissioned the works in accordance with 
the project brief only and has been based on information provided by the client. The advice herein relates 
only to this project and all results, conclusions and recommendations made should be reviewed by a 
competent and experienced person with experience in environmental investigations, before being used for 
any other purpose. A.D. Envirotech Australia Pty Ltd (ADE) accepts no liability for use or interpretation by 
any person or body other than the client who commissioned the works. This report should not be 
reproduced or amended in any way without prior approval by the client or ADE and should not be relied 
upon by any other party, who should make their own independent enquiries. 
 
Furthermore, soils, rock and aquifer conditions are often variable, resulting in non-homogenous 
contaminant distributions across a site. Boundaries between zones of variable contamination are often 
indistinct and have been interpreted based on available information and the application of professional 
judgement. The accuracy with which the subsurface conditions have been characterised depends on the 
frequency and methods of sampling and the uniformity of subsurface conditions and is therefore limited by 
the scope of works undertaken. 
 
At the time of inspection the residential house could not be accessed. In the event that chemicals or other 
unexpected items of potential concern are uncovered, the information should be provided to ADE for 
review and consideration.  
 
This report does not provide a complete assessment of the environmental status of the site and it is limited 
to the scope defined herein. Should information become available regarding conditions at the site 
including previously unknown sources of contamination, ADE reserves the right to review the report in the 
context of the additional information. 
 
ADE’s professional opinions are based upon its professional judgement, experience, training and results 
from analytical data. In some cases further testing and analysis may be required, thus producing different 
results and/or opinions. ADE has limited investigation to the scope agreed upon with its client. 
 
ADE has used a degree of care and skill ordinarily exercised in similar investigations by reputable member 
of the Environmental Industry within Australia. No other warranty, expressed or implied, is made or 
intended. 
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Land and Property Information Division

ABN: 84 104 377 806

GPO BOX 15

Sydney NSW 2001

DX 17 SYDNEY Telephone: 1300 052 637

TITLE SEARCH
Title Reference: 2/541329

          LAND AND PROPERTY INFORMATION NEW SOUTH WALES - TITLE SEARCH
          ------------------------------------------------------------

    FOLIO: 2/541329
    ------

               SEARCH DATE       TIME              EDITION NO    DATE
               -----------       ----              ----------    ----
               27/10/2015       1:56 PM                8       2/9/2006

    LAND
    ----
    LOT 2 IN DEPOSITED PLAN 541329
       AT DURAL
       LOCAL GOVERNMENT AREA THE HILLS SHIRE
       PARISH OF NELSON   COUNTY OF CUMBERLAND
       TITLE DIAGRAM DP541329

    FIRST SCHEDULE
    --------------
    AUSTRALIAN NATIVE LANDSCAPES PTY. LIMITED               (T O60523)

    SECOND SCHEDULE (7 NOTIFICATIONS)
    ---------------
    1   RESERVATIONS AND CONDITIONS IN THE CROWN GRANT(S)
  * 2   RIGHT OF WAY CREATED BY THE WILL OF RUTH HAWKINS, DECEASED
        (PROBATE NO. 37443)
    3   A810461   RIGHT OF WAY AFFECTING THE PART(S) SHOWN SO
                  BURDENED IN THE TITLE DIAGRAM
    4   K102554   RESTRICTION(S) ON THE USE OF LAND OF THE PART OF
                  THE LAND ABOVE DESCRIBED CONTAINED IN LOT 26 IN
                  DP223272 - SEE SECTION 27E (6) MAIN ROADS ACT, 1924
    5   L508473   EASEMENT FOR TRANSMISSION LINE AFFECTING THE
                  PART(S) SHOWN SO BURDENED IN THE TITLE DIAGRAM
    6   AC103003  MORTGAGE TO AUSTRALIA AND NEW ZEALAND BANKING GROUP
                  LIMITED
    7   DP1075559 EASEMENT FOR DRAINAGE OF WATER 3 METRE(S) WIDE
                  APPURTENANT TO THE LAND ABOVE DESCRIBED

    NOTATIONS
    ---------
    DP847797 NOTE: PLAN OF ACQUISITION
    DP1089583 NOTE: PLAN OF PROPOSED EASMENT
    UNREGISTERED DEALINGS: NIL

            ***  END OF SEARCH  ***

                                             PRINTED ON 27/10/2015

* ANY ENTRIES PRECEDED BY AN ASTERISK DO NOT APPEAR ON THE CURRENT EDITION OF THE CERTIFICATE OF TITLE.
WARNING: THE INFORMATION APPEARING UNDER NOTATIONS HAS NOT BEEN FORMALLY RECORDED IN THE REGISTER.
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Land and Property Information Division

ABN: 84 104 377 806

GPO BOX 15

Sydney NSW 2001

DX 17 SYDNEY Telephone: 1300 052 637

HISTORY OF TITLE TRANSACTION
Title Reference: 2/541329

       LAND AND PROPERTY INFORMATION NEW SOUTH WALES - HISTORICAL SEARCH
       -----------------------------------------------------------------

                                              SEARCH DATE
                                              -----------
                                              27/10/2015 1:56PM

  FOLIO: 2/541329
  ------

         First Title(s): SEE PRIOR TITLE(S)
         Prior Title(s): VOL 11312 FOL 19

  Recorded    Number     Type of Instrument              C.T. Issue
  --------    ------     ------------------              ----------
  28/3/1988              TITLE AUTOMATION PROJECT        LOT RECORDED
                                                         FOLIO NOT CREATED

  13/7/1988              CONVERTED TO COMPUTER FOLIO     FOLIO CREATED
                                                         CT NOT ISSUED

  12/4/1989   Y292722    WITHDRAWAL OF CAVEAT
  12/4/1989   Y292723    WITHDRAWAL OF CAVEAT
  12/4/1989   Y292724    DISCHARGE OF MORTGAGE
  12/4/1989   Y292725    TRANSFER                        EDITION 1

  19/5/1989   Y374595    MORTGAGE                        EDITION 2

   5/8/1991   Z788195    MORTGAGE                        EDITION 3

   3/3/1995   O60521     DISCHARGE OF MORTGAGE
   3/3/1995   O60522     DISCHARGE OF MORTGAGE
   3/3/1995   O60523     TRANSFER
   3/3/1995   O60524     MORTGAGE                        EDITION 4

  22/3/1995   DP847797   DEPOSITED PLAN

  8/10/1997   3433841    DISCHARGE OF MORTGAGE
  8/10/1997   3433842    MORTGAGE                        EDITION 5

   2/4/2002   DP1038486  DEPOSITED PLAN

  30/3/2004   AA531043   DISCHARGE OF MORTGAGE
  30/3/2004   AA531046   MORTGAGE                        EDITION 6

  2/12/2004   AB134486   CAVEAT

  17/2/2005   AB297404   WITHDRAWAL OF CAVEAT

 31/10/2005   AB876098   REQUEST

  1/11/2005   DP1089583  DEPOSITED PLAN

  4/11/2005   AB887673   CAVEAT

                                             END OF PAGE 1 - CONTINUED OVER

                                             PRINTED ON 27/10/2015
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Land and Property Information Division

ABN: 84 104 377 806

GPO BOX 15

Sydney NSW 2001

DX 17 SYDNEY Telephone: 1300 052 637

       LAND AND PROPERTY INFORMATION NEW SOUTH WALES - HISTORICAL SEARCH
       -----------------------------------------------------------------

                                              SEARCH DATE
                                              -----------
                                              27/10/2015 1:56PM

  FOLIO: 2/541329                                              PAGE   2
  ------

  Recorded    Number     Type of Instrument              C.T. Issue
  --------    ------     ------------------              ----------
 21/12/2005   AB980399   WITHDRAWAL OF CAVEAT

   9/2/2006   AC103000   DISCHARGE OF MORTGAGE
   9/2/2006   AC103003   MORTGAGE                        EDITION 7

   2/9/2006   DP1075559  DEPOSITED PLAN                  EDITION 8

  19/6/2013   AH808698   DEPARTMENTAL DEALING

                    ***  END OF SEARCH  ***

                                             PRINTED ON 27/10/2015
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Appendix II – Aerial Photographs 
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Aerial Photograph 1. Aerial photograph of the site dated 1930 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
 

  
Aerial Photograph 2. Aerial photograph of the site dated 1947 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
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Aerial Photograph 3. Aerial photograph of the site dated 1956 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 

 

 
Aerial Photograph 4. Aerial photograph of the site dated 1965 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
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Aerial Photograph 5. Aerial photograph of the site dated 1986 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
 

 
Aerial Photograph 6. Aerial photograph of the site dated 1994 with approximate site boundary. Sourced 
from the Department of Finance and Services records, accessed on the 20.07.2015. 
 



 
 
New South Wales Office: 

 
Queensland Office: 

 
Telephone: 

 
Internet: 

 
ABN: 

 
A. D. Envirotech Australia Pty Ltd 
Unit 6/7 Millennium Court 

    Silverwater, NSW 2128 

 
A. D. Envirotech Australia Pty Ltd 
P.O. Box 288 
Upper Coomera, QLD 4209 

 
NSW: (02) 8541 7214 
QLD: (07) 5519 4610 

 
site:     www.ADenvirotech.com.au 
e-mail  info@ADenvirotech.com.au 

 
520 934 529 50 

Page 25 of 36 
 

 
Aerial Photograph 7. Aerial photograph of the site dated 2009 with approximate site boundary. Sourced 
from the nearmap.com, accessed on the 20.07.2015. 
 

 
Aerial Photograph 8. Aerial photograph of the site dated 2011 with approximate site boundary. Sourced 
from the nearmap.com, accessed on the 20.07.2015. 
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Aerial Photograph 9. Aerial photograph of the site dated 2015 with approximate site boundary. Sourced 
from the nearmap.com, accessed on the 20.07.2015. 
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Appendix III – Photographs  
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Photograph 1 – Disused land facing south-east 
towards former fruit shop 
 
 

 
Photograph 2 – Facing east towards Old Northern 
Rd and levelled carpark area  
 

 
Photograph 3 – Levelled carpark area adjacent to 
Old Northern Rd 
 

 
Photograph 4 – Area of former landscape 
stockpile storage associated with landscape 
supply 
 

 
Photograph 5 – Former fruit shop 
 
 

 
Photograph 6 – Presumed asbestos cement 
debris located within localised area of the former 
fruit shop 
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Photograph 7 – Area of presumed fill and 
modified soil profile on southern boundary of 
subject site, west of fruit shop 
 

 
Photograph 8 – Basement / ground floor area of 
former fruit shop 
 

 
Photograph 9 – Area of stockpiled wood and 
dumped rubbish, raised soil profile suggesting fill 

 
Photograph 10 – View of the subject site facing 
north-east 
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Appendix IV – Groundwater Search  
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NSW Office of Water
Work Summary

GW105866

Licence: 10BL163206 Licence Status: CONVERTED
       

Authorised
Purpose(s):

STOCK,DOMESTIC

Intended Purpose(s):
       

Work Type: Bore    
Work Status:    

Construct.Method:    
Owner Type:    

       
Commenced Date: Final Depth:
Completion Date: 05/05/2005 Drilled Depth:

       
Contractor Name:    

Driller:    
Assistant Driller:    

       
Property: TRAPPEL 618 OLD NORTHERN

RD DURAL 2158
Standing Water Level:

GWMA:  Salinity:
GW Zone:  Yield:

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 X 501233

Licensed: CUMBERLAND NELSON Whole Lot X//501233
           

Region: 10  Sydney South Coast CMA Map: 91304S    
River Basin: 212  HAWKESBURY RIVER Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270712.0 Latitude: 33°41'15.9"S
Elevation
Source:

(Unknown) Easting: 316825.0 Longitude: 151°01'25.8"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

 

Geologists Log
Drillers Log
From To Thickness Drillers Description Geological Material Comments
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(m) (m) (m)
 
Remarks

*** End of GW105866 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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NSW Office of Water
Work Summary

GW105497

Licence: 10BL162452 Licence Status: CONVERTED
       

Authorised
Purpose(s):

STOCK,DOMESTIC

Intended Purpose(s): STOCK, DOMESTIC
       

Work Type: Bore    
Work Status:    

Construct.Method: Rotary Air    
Owner Type:    

       
Commenced Date: Final Depth: 150.00 m
Completion Date: 12/11/2003 Drilled Depth: 150.00 m

       
Contractor Name: INTERTEC DRILLING

SERVICES
   

Driller: Damian Paranihi    
Assistant Driller:    

       
Property: MASTA P/L 30 DERRIWONG RD

DURAL 2158
Standing Water Level: 29.000

GWMA:  Salinity:
GW Zone:  Yield: 0.300

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 2 623323

Licensed: CUMBERLAND NELSON Whole Lot 2//623323
           

Region: 10  Sydney South Coast CMA Map: 91304S    
River Basin: 212  HAWKESBURY RIVER Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270813.0 Latitude: 33°41'12.5"S
Elevation
Source:

(Unknown) Easting: 316632.0 Longitude: 151°01'18.3"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

1   Hole Hole 0.00 5.60 205     Down Hole Hammer
1   Hole Hole 5.60 90.00 159     Down Hole Hammer
1   Hole Hole 90.00 150.00 156     Down Hole Hammer
1 1 Casing Steel 0.40 5.60 168 158   Driven into Hole
1 1 Casing Pvc Class 9 0.40 35.60 140     Suspended in Clamps, Screwed and

Glued

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth

Duration
(hr)

Salinity
(mg/L)
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(m)
62.30 62.40 0.10 Unknown     0.25 66.00   830.00
69.20 70.00 0.80 Unknown     0.10 72.00   869.00
126.00 127.30 1.30 Unknown     0.45 132.00   780.00
136.50 137.80 1.30 Unknown 29.00   0.30 138.00   998.00

 
Geologists Log
Drillers Log
From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

0.00 0.30 0.30 TOPSOIL Topsoil  
0.30 32.50 32.20 SANDSTONE BROWN/GREY MG Sandstone  
32.50 32.70 0.20 F. SANDSTONE GREY AND

SILTSTONE
Sandstone  

32.70 62.30 29.60 SANDSTONE GREY Sandstone  
62.30 62.40 0.10 W. O.25 SANDSTONE L/GREY Sandstone  
62.40 69.20 6.80 SANDSTONE GREY M/G Sandstone  
69.20 70.00 0.80 SANDSTONE GREY Sandstone  
70.00 126.00 56.00 SANDSTONE GREY L/GREY Sandstone  
126.00 127.30 1.30 SANDSTONE L/GREY AND QUARTZ Sandstone  
127.30 136.50 9.20 SANDSTONE L/GREY Sandstone  
136.50 137.80 1.30 W,QUARRTZ Quartz  
137.80 150.00 12.20 SANDSTONE L/GREY Sandstone  

 
Remarks

10/11/2010: Karla Abbs 10Nov2010; Removed invalid codes and updated drillers log

*** End of GW105497 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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NSW Office of Water
Work Summary

GW108938

Licence: 10BL601876 Licence Status: CONVERTED
       

Authorised
Purpose(s):

DOMESTIC

Intended Purpose(s): DOMESTIC
       

Work Type: Bore    
Work Status:    

Construct.Method:    
Owner Type: Private    

       
Commenced Date: Final Depth:
Completion Date: 19/06/2008 Drilled Depth:

       
Contractor Name: INTERTEC DRILLING SERVICES    

Driller: Paul Sheehy    
Assistant Driller:    

       
Property: BREITENBERGER 32

DERRIWONG ROAD ROUND
CORNER DURAL 2158 NSW

Standing Water Level:

GWMA: Salinity:
GW Zone: Yield:

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 102//818569

Licensed:
           

Region: 10  Sydney South Coast CMA Map:    
River Basin:  Unknown Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270860.0 Latitude: 33°41'11.1"S
Elevation
Source:

Unknown Easting: 316755.0 Longitude: 151°01'23.1"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
Unknown

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

 
Water Bearing Zones
From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

 
Geologists Log

Drillers Log
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From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

 
Remarks

*** End of GW108938 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.



6/30/2015 allwaterdata.water.nsw.gov.au/wgen/users/748107909//gw108168.wsr.htm

http://allwaterdata.water.nsw.gov.au/wgen/users/748107909//gw108168.wsr.htm 1/2

NSW Office of Water
Work Summary

GW108168

Licence: 10BL600425 Licence Status: CONVERTED
       

Authorised
Purpose(s):

DOMESTIC,STOCK

Intended Purpose(s): STOCK, DOMESTIC
       

Work Type: Bore    
Work Status: Supply Obtained    

Construct.Method: Down Hole Hammer    
Owner Type: Private    

       
Commenced Date: Final Depth: 237.40 m
Completion Date: 20/06/2006 Drilled Depth: 237.40 m

       
Contractor Name: INTERTEC DRILLING

SERVICES
   

Driller: Colin Leslie Barden    
Assistant Driller:    

       
Property: CALLUS 34 DERRIWONG RD

DURAL 2158 NSW
Standing Water Level: 34.000

GWMA:  Salinity:
GW Zone:  Yield: 0.700

 
Site Details

Site Chosen By:
           

County Parish Cadastre
Form A: CUMBE CUMBE.38 101 818569

Licensed: CUMBERLAND NELSON Whole Lot
101//818569

           
Region: 10  Sydney South Coast CMA Map:    

River Basin:  Unknown Grid Zone: Scale:
Area/District:

           
Elevation: 0.00 m (A.H.D.) Northing: 6270954.0 Latitude: 33°41'08.0"S
Elevation
Source:

Unknown Easting: 316741.0 Longitude: 151°01'22.7"E

           
GS Map:  MGA Zone: 0 Coordinate

Source:
GIS  Geographic
Information System

 
Construction
Negative depths indicate Above Ground Level; CCemented; SLSlot Length; AAperture; GSGrain Size; QQuantity; PLPlacement of
Gravel Pack; PCPressure Cemented; SSump; CECentralisers
Hole Pipe Component Type From

(m)
To
(m)

Outside
Diameter
(mm)

Inside
Diameter
(mm)

Interval Details

1   Hole Hole 0.00 2.50 203     Down Hole Hammer
1   Hole Hole 2.50 120.00 165     Down Hole Hammer
1   Hole Hole 120.00 237.40 160     Down Hole Hammer
1   Annulus Concrete 0.00 2.50 203      
1 1 Casing Pvc Class 9 0.50 59.50 140     Suspended in Clamps, Screwed and

Glued
1 1 Casing Steel 0.50 2.50 168 158   Driven into Hole

 
Water Bearing Zones
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From
(m)

To
(m)

Thickness
(m)

WBZ Type S.W.L.
(m)

D.D.L.
(m)

Yield
(L/s)

Hole
Depth
(m)

Duration
(hr)

Salinity
(mg/L)

65.00 66.00 1.00 Unknown     0.30   00:25:00 1570.00
112.00 113.00 1.00 Unknown     0.08   00:25:00 1450.00
128.00 130.00 2.00 Unknown     0.27   00:25:00 3300.00
232.00 236.00 4.00 Unknown 34.00   0.05   00:05:00 1900.00

 
Geologists Log
Drillers Log
From
(m)

To
(m)

Thickness
(m)

Drillers Description Geological Material Comments

0.00 0.50 0.50 topsoil Topsoil  
0.50 34.50 34.00 sandstone, grey weathered Sandstone  
34.50 39.00 4.50 shale Shale  
39.00 51.00 12.00 sandstone, grey Sandstone  
51.00 51.50 0.50 shale Shale  
51.50 65.00 13.50 sandstone, grey Sandstone  
65.00 66.00 1.00 sandstone, grey quartz Sandstone  
66.00 112.00 46.00 sandstone, grey Sandstone  
112.00 113.00 1.00 sandstone, grey quartz Sandstone  
113.00 115.00 2.00 siltstone Siltstone  
115.00 128.00 13.00 sandstone, grey Sandstone  
128.00 130.00 2.00 sandstone, grey quartz Sandstone  
130.00 150.00 20.00 sandstone, grey Sandstone  
150.00 158.50 8.50 siltstone Siltstone  
158.50 204.00 45.50 sandstone, grey Sandstone  
204.00 207.00 3.00 sandstone, light brown Sandstone  
207.00 232.00 25.00 sandstone, grey Sandstone  
232.00 236.00 4.00 sandstone, grey quartz Sandstone  
236.00 237.40 1.40 sandstone, grey Sandstone  

 
Remarks

20/06/2006: Form A Remarks: 
air lift test at 150m when completed was producing a surface flow rate of 0.6 LPS and TDS of 1650mg/l
03/05/2010: updated from original form A

*** End of GW108168 ***

Warning To Clients: This raw data has been supplied to the NSW Office of Water by drillers, licensees and other sources. The NOW does not verify the accuracy of this data. The
data is presented for use by you at your own risk. You should consider verifying this data before relying on it. Professional hydrogeological advice should be sought in

interpreting and using this data.
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Appendix V – Acid Sulphates Soils  
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Appendix VI  - NSW OEH State Heritage Records 
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PLANNING CERTIFICATE UNDER SECTION 149 (2) 
ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979 AS AMENDED.

A.D Envirotech Australia
6/7 Millennium Ct
SILVERWATER  NSW  2128

Certificate Number: 83243
Reference: 9315:60041
Issue Date: 8 October 2015
Receipt No: 5001564
Fee Paid: $ 53.00

ADDRESS: 626 Old Northern Road, DURAL  NSW  2158
DESCRIPTION: Lot 2 DP 541329

The land is zoned:
Zone RU6 Transition
Zone SP2 Infrastructure

The following prescribed matters apply to the land to which this certificate relates:

The Environmental Planning and Assessment Amendment Act 1997 commenced operation 
on 1 July 1998.  As a consequence of this Act, the information contained in this certificate 
needs to be read in conjunction with the provisions of the Environmental Planning and 
Assessment Regulation 2000. 
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THIS CERTIFICATE IS DIRECTED TO THE FOLLOWING MATTERS
PRESCRIBED UNDER SECTION 149 (2) OF THE ABOVE ACT.

1. Names of relevant planning instruments and DCPs

(1) The name of each environmental planning instrument that applies to the 
carrying out of development on the land.

(A) Local Environmental Plans

The Hills Local Environmental Plan 2012, as amended, applies to all land in 
the Shire unless otherwise stated in this certificate.

State Environmental Planning Policies

SEPP No.19 - Bushland In Urban Areas
SEPP No.21 - Caravan Parks 
SEPP No.30 - Intensive Agriculture
SEPP No.33 - Hazardous And Offensive Development
SEPP No.50 - Canal Estate Development
SEPP No.55 - Remediation Of Land
SEPP No.62 - Sustainable Aquaculture
SEPP No.64 - Advertising And Signage 
SEPP No.65 - Design Quality Of Residential Flat Development 
SEPP No.70 - Affordable Housing (Revised Schemes)
SEPP (Building Sustainability Index: Basix) 2004
SEPP (Major Development) 2005
SEPP (Mining, Petroleum Production And Extractive Industries) 2007
SEPP (Miscellaneous Consent Provisions)2007
SEPP (Infrastructure) 2007
SEPP (Exempt and Complying Development Codes) 2008
SEPP (Affordable Rental Housing) 2009
SEPP (State and Regional Development) 2011
Sydney Regional Environmental Plan No.  9 Extractive Industries (No.2) - 
Amendment No.1
Sydney Regional Environmental Plan No. 20 Hawkesbury – Nepean River 
(No.2 – 1997)

The following SEPP’s may apply to the land. Please refer to ‘Land to which  
Policy applies’ for each individual SEPP.

SEPP (Housing For Seniors Or People With A Disability) 2004 

(2) The name of each proposed environmental planning instrument that 
will apply to the carrying out of development on the land and that is or has 
been the subject of community consultation or on public exhibition under the 
Act (unless the Director-General has notified the council that the making of 
the proposed instrument has been deferred indefinitely or has not been 
approved).

(A) Proposed Local Environmental Plans

No Proposed Local Environmental Plans apply to this land.
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(B) Proposed State Environmental Planning Policies

Draft State Environmental Planning Policy (Competition).
State Environmental Planning Policy No 65 – Design Quality of Residential 
Flat Development (Amendment No 3) 

(3) The name of each development control plan that applies to the carrying out 
of development on the land.

The Hills Development Control Plan 2012

(4) In this clause, proposed environmental planning instrument includes a 
planning proposal for a LEP or a draft environmental planning instrument.

2. Zoning and land use under relevant LEPs

For each environmental planning instrument or proposed instrument 
referred to in clause 1 (other than a SEPP or proposed SEPP).

(A) The Hills Local Environmental Plan 2012 applies to the land unless otherwise 
stated in this certificate and identifies the land to be:

Zone RU6 Transition
Zone SP2 Infrastructure

(B) The purposes for which the instrument provides that development may be 
carried out within the zone without development consent:

Refer Attachment 2(B)

    Also refer to the applicable instrument for provisions
regarding Exempt Development

 (C) The purposes for which the instrument provides that development may not 
be carried out within the zone except with development consent:

Refer Attachment 2(B)

    Also refer to the applicable instrument for provisions
regarding Complying Development

 (D) The purposes for which the instrument provides that development is 
prohibited in the zone:

Refer Attachment 2(B)
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(E) Whether any development standards applying to the land fix minimum land 
dimensions for the erection of a dwelling-house on the land and, if so, the 
minimum land dimensions so fixed?

The Hills Local Environmental Plan 2012?

YES

Clause 4.2A of The Hills Local Environmental Plan 2012 provides minimum 
land dimensions for the erection of a dwelling house on the following zones: 

RU1 Primary Production, RU2 Rural Landscape, RU6 Transition, E3 
Environmental Management and E4 Environmental Living.

          
Any other Planning Proposal?

NO  

 (F) Whether the land includes or comprises critical habitat?

The Hills Local Environmental Plan 2012?

NO

Any other Planning Proposal?

NO

 (G) Whether the land is in a conservation area (however described)?

The Hills Local Environmental Plan 2012?

NO

Any Other Planning Proposal?

NO

 (H) Whether an item of environmental heritage (however described) is situated 
on the land?

The Hills Local Environmental Plan 2012?

NO

Any other Planning Proposal?

NO

2A. Zoning and land use under State Environmental Planning Policy     
(Sydney Region Growth Centres) 2006

To the extent that the land is within any zone (however described) under:

(a)  Part 3 of the State Environmental Planning Policy (Sydney Region 
Growth Centres) 2006 (the 2006 SEPP), or

(b) a Precinct Plan (within the meaning of the 2006 SEPP), or
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(c) a proposed Precinct Plan that is or has been the subject of 
community consultation or on public exhibition under the ACT.

(A) State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 2 North Kellyville Precinct Plan) applies to the land unless 
otherwise stated in this certificate and identifies the land to be:

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan) does not 
apply.  

State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 11 The Hills Growth Centre Precincts Plan) applies to the land 
unless otherwise stated in this certificate and identifies the land to be:

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts Plan) 
does not apply.  

Note:  This precinct plan applies to land within the Box Hill Precinct or Box 
Hill Industrial Precinct.

 (B) The purposes for which the instrument provides that development may be 
carried out within the zone without development consent: 

Refer Attachment 2(B) 

Also refer to the applicable instrument for provisions
regarding Exempt Development.

 (C) The purposes for which the instrument provides that development may not 
be carried out within the zone except with development consent:

Refer Attachment 2(B) 

Also refer to the applicable instrument for provisions
regarding Complying Development

 (D) The purposes for which the instrument provides that development is 
prohibited in the zone:

Refer Attachment 2(B) 

 (E) Whether any development standards applying to the land fix minimum land 
dimensions for the erection of a dwelling-house on the land and, if so, the 
minimum land dimensions so fixed?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

Any amendments to Proposed State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 (Appendix 2 North Kellyville 
Precinct Plan)?

NO 



2015/83243

Page 6 of 17

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

Any amendments to Proposed State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006 (Appendix 11 The Hills 
Growth Centre Precincts Plan)?

NO
 

  (F) Whether the land includes or comprises critical habitat?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

(G) Whether the land is in a conservation area (however described)?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

(H)     Whether an item of environmental heritage (however described) is situated 
on the land?

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 2 North Kellyville Precinct Plan)?

NO

State Environmental Planning Policy (Sydney Region Growth 
Centres) 2006 (Appendix 11 The Hills Growth Centre Precincts 
Plan)?

NO

3. Complying Development

(1) The extent to which the land is land on which complying development may 
be carried out under each of the codes for complying development because 
of the provisions of clauses 1.17A (1) (c) to (e), (2), (3) and (4), 1.18 (1) 
(c3) and 1.19 of State Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008.
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(2) The extent to which complying development may not be carried out on that 
land because of the provisions of clauses 1.17A (1) (c) to (e), (2), (3) and 
(4), 1.18 (1) (c3) and 1.19 of that Policy and the reasons why it may not be 
carried out under those clauses.

(3) If the council does not have sufficient information to ascertain the extent to 
which complying development may or may not be carried out on the land, a 
statement that a restriction applies to the land, but it may not apply to all of 
the land, and that council does not have sufficient information to ascertain 
the extent to which complying development may or may not be carried out 
on the land.

General Housing Code and Rural Housing Code
Complying development under the General Housing Code and Rural Housing 
Code may not be carried out on the land unless the development is carried 
out on any part of the lot that is not affected by the following specific land 
exemption/s:

The land is reserved for a public purpose in the environmental planning 
instrument.  Refer to the Land Zoning Map of the applicable instrument.

Housing Alterations Code and General Development Code
Complying Development under the Housing Alterations Code and General 
Development Code may be carried out on the land.

Commercial and Industrial (New Buildings and Additions) Code
Complying development under the Commercial and Industrial (New Buildings 
and Additions) Code may not be carried out on the land unless the 
development is carried out on any part of the lot that is not affected by the 
following specific land exemption/s:

The land is reserved for a public purpose in the environmental planning 
instrument.  Refer to the Land Zoning Map of the applicable instrument.

Commercial and Industrial Alterations, Subdivision, Demolition and 
Fire Safety Codes
Complying Development under the Commercial and Industrial Alterations, 
Subdivision, Demolition and Fire Safety Codes may be carried out on the 
land.

Note: Where reference is made to an applicable map, this information can be 
sourced from the following websites:

The Hills Local Environmental Plan 2012 - www.thehills.nsw.gov.au
State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
(Appendix 2 North Kellyville Precinct) or (Appendix 11 The Hills Growth 
Centre Precincts Plan) – www.planning.nsw.gov.au

4. Coastal protection

Whether or not the land is affected by the operation of Section 38 or 39 of 
the Coastal Protection Act 1979, but only to the extent that the council has 
been so notified by the Department of Services, Technology and 
Administration?

NO

http://www.thehills.nsw.gov.au
http://www.planning.nsw.gov.au
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4A. Certain information relating to beaches and coasts

(1) In relation to a coastal council - whether an order has been made under Part 
4D of the Coastal Protection Act 1979 in relation to temporary coastal 
protection works (within the meaning of that Act) on the land (or on public 
land adjacent to that land), except where the council is satisfied that such 
an order has been fully complied with.

NO

(2) In relation to a coastal council:

(a) whether the council has been notified under section 55X of the Coastal 
Protection Act 1979 that temporary coastal protection works (within the 
meaning of that Act) have been placed on the land (or on public land 
adjacent to that land), and

(b) if works have been so placed – whether the council is satisfied that the 
works have been removed and the land restored in accordance with that Act.

NO

(3)       (Repealed)

4B. Annual charges under Local Government Act 1993 for coastal 
protection services that relate to existing coastal protection works

Whether the owner (or any previous owner) of the land has consented in 
writing to the land being subject to annual charges under section 496B of 
the Local Government Act 1993 for coastal protection services that relate to 
existing coastal protection works (within the meaning of section 553B of that 
Act).

NO

Note. “Existing coastal protection works” are works to reduce the impact of 
coastal hazards on land (such as seawalls, revetments, groynes and beach 
nourishment) that existed before the commencement of section 553B of the 
Local Government Act 1993.

5. Mine subsidence

Whether or not the land is proclaimed to be a mine subsidence district within 
the meaning of section 15 of the Mine Subsidence Compensation Act 1961?

NO

6. Road widening and road realignment

Whether or not the land is affected by any road widening or road 
realignment under -

(A) Division 2 of Part 3 of the Roads Act 1993; or

NO
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(B) any environmental planning instrument; or
 

YES

The Hills Local Environmental Plan 2012 identifies the land as being zoned 
for “Classified Road” widening.

Refer Part 2(A) of this certificate for the applicable zoning and environmental 
planning instrument.

(C) any resolution of council?

a) The Hills Development Control Plan 2012?

NO

b)  Any other resolution of council?

NO

7. Council and other public authority policies on hazard risk restrictions

Whether or not the land is affected by a policy:

(a) adopted by council, or

(b) adopted by any other public authority and notified to the 
council for the express purpose of its adoption by that 
authority being referred to in planning certificates issued by 
the council,

that restricts the development of the land because of the likelihood of 
land slip, bushfire, tidal inundation, subsidence, acid sulphate soils or 
any other risk (other than flooding)?

Council’s policies on hazard risk restrictions are as follows:

(i) Landslip

a) By The Hills Local Environmental Plan 2012 zoning?

NO

No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

b) By The Hills Local Environmental Plan 2012 local provision?

NO
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No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

c) By The Hills Development Control Plan 2012 provision?

NO

No resolution has been adopted but attention is directed to the fact that 
there are areas within the Shire liable to landslip.

(ii) Bushfire

YES

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by bushfire.  
That question is answered in Section 11 of this certificate.

Council has adopted the NSW Rural Fire Service Guidelines entitled ‘Planning 
for Bushfire Protection 2006’.  Development subject to bushfire risk will be 
required to address the requirements in these guidelines and can be 
downloaded off the RFS web site www.rfs.nsw.gov.au

The Development Control Plan may also contain provisions for development 
on Bushfire Prone Land and Bushfire Hazard Management.  Refer Part 1(3) 
of this certificate for the applicable Development Control Plan.

(iii) Tidal inundation

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by tidal 
inundation.

(iv) Subsidence

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by subsidence.

(v) Acid sulphate soils

NO

 (vi) Land contamination

NO

Please note this is a statement of Council policy only and NOT a 
statement on whether or not the property is affected by 
contamination or potential contamination.

http://www.rfs.nsw.gov.au
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(vii) Any other risk

NO

7A. Flood related development controls information

(1) Whether or not development on that land or part of the land for the 
purposes of dwelling houses, dual occupancies, multi dwelling housing or 
residential flat buildings (not including development for the purposes of 
group homes or seniors housing) is subject to flood related development 
controls?

NO

Please note this is a statement of flood related development controls 
and is NOT a statement on whether or not the property is subject to 
flooding.

    (2) Whether or not development on that land or part of the land for any other 
purpose is subject to flood related development controls?

 NO

Please note this is a statement of flood related development controls 
and is NOT a statement on whether or not the property is subject to 
flooding.

    (3) Words and expressions in this clause have the same meanings as in the 
standard instrument set out in the Standard Instrument (Local 
Environmental Plans) Order 2006.

8. Land reserved for acquisition 

Whether or not any environmental planning instrument or proposed 
environmental planning instrument referred to in clause 1 makes provision 
in relation to the acquisition of the land by a public authority, as referred to 
in section 27 of the Act.

The Hills Local Environmental Plan 2012?

YES

Clause 5.1 of The Hills Local Environmental Plan 2012 variously provides for 
the acquisition of land within the SP2 Infrastructure, RE1 Public Recreation 
zones and E1 National Parks and Nature Reserves.

Any other Planning Proposal?

NO

State Environmental Planning Policy?

NO

Proposed State Environmental Planning Policy?

NO
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9. Contributions plans 

The name of each contributions plan applying to the land:

THE HILLS SECTION 94A

9A. Biodiversity Certified Land

Whether the land is biodiversity certified land within the meaning of Part 
7AA of the Threatened Species Conservation Act 1995?

NO

10. Biobanking Agreements

Whether the land is land to which a biobanking agreement under part 7A of 
the Threatened Species Conservation Act 1995 relates, (but only if the 
council has been notified of the existence of the agreement by the Director-
General of the Department of Environment, Climate Change and Water)?

NO

11. Bush fire prone land

Has the land been identified as bush fire prone land?

YES

The land is identified on Council’s certified Bush Fire Prone Land map as 
being partly or wholly bush fire prone land.  For details refer to the Bush Fire 
Prone Land map that can be viewed on Council’s website at 
www.thehills.nsw.gov.au

12. Property vegetation plans

Has the council been notified that a property vegetation plan under the 
Native Vegetation Act 2003 applies to this land?

NO

13. Orders under Trees (Disputes Between Neighbours) Act 2006

Whether an order has been made under the Trees (Disputes Between 
Neighbours) Act 2006 to carry out work in relation to a tree on this land (but 
only if the council has been notified of the order)?

NO

14. Directions under Part 3A

Whether there is a direction by the Minister in force under section 75P 
(2)(c1) of the Act that a provision of an environmental planning instrument 
prohibiting or restricting the carrying out  of a project or a stage of a project 
on the land under Part 4 of the Act does not have effect?

NO

http://www.thehills.nsw.gov.au
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15. Site compatibility certificates and conditions for seniors housing

(a) Whether there is a current site compatibility certificate (seniors housing) 
of which council is aware, issued under State Environmental Planning Policy 
(Housing for Seniors or People with a Disability) 2004 in respect of proposed 
development on the land?

NO

(b) Whether there are any terms of a kind referred to in clause 18(2) of 
State Environmental Planning Policy (Housing for Seniors or People with a 
Disability) 2004 that have been imposed as a condition of consent to a 
development application granted after 11 October 2007 in respect of the 
land? 

NO

16. Site compatibility certificates for infrastructure

Whether there is a valid site compatibility certificate (infrastructure), of 
which the council is aware, in respect of proposed development on the land?

NO

17. Site compatibility certificates and conditions for affordable rental 
housing

(1) Whether there is a current site compatibility certificate (affordable rental 
housing), of which the council is aware, in respect of proposed development 
on the land? 

NO

(2) Whether there are any terms of a kind referred to in clause 17(1) or 
38(1) of State Environmental Planning Policy (Affordable Rental Housing) 
2009 that have been imposed as a condition of consent to a development 
application in respect of the land? 

NO

18. Paper subdivision information

(1) The name of any development plan adopted by a relevant authority that 
applies to the land or that is proposed to be subject to a consent ballot.

NO DEVELOPMENT PLAN APPLIES 

(2) The date of any subdivision order that applies to the land.

NO SUBDIVISION ORDER APPLIES

(3) Words and expressions used in this clause have the same meaning as 
they have in Part 16C of this Regulation.

19. Site verification certificates 

Whether there is a current site verification certificate, of which the council is 
aware, in respect of the land? 

NO
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  Note. A site verification certificate sets out the Director-General’s opinion as 
to whether the land concerned is or is not biophysical strategic agricultural 
land or critical industry cluster land - see Division 3 of Part 4AA of State 
Environmental Planning Policy (Mining, Petroleum Production and Extractive 
Industries) 2007.

Note. The following matters are prescribed by section 59 (2) of the Contaminated 
Land Management Act 1997 as additional matters to be specified in a 
planning certificate: 

(a) that the land to which the certificate relates is significantly contaminated 
land within the meaning of that Act – if the land (or part of the land) is 
significantly contaminated land at the date when the certificate is issued,

NO

(b) that the land to which the certificate relates is subject to a management 
order within the meaning of that Act – if it is subject to such an order at the 
date when the certificate is issued,

NO

(c) that the land to which the certificate relates is the subject of an approved 
voluntary management proposal within the meaning of that Act – if it is the 
subject of such an approved proposal at the date when the certificate is 
issued,

NO

(d) that the land to which the certificate relates is subject to an ongoing 
maintenance order within the meaning of the Act – if it is subject to such an 
order at the date when the certificate is issued,

NO

(e) that the land to which the certificate relates is the subject of a site audit 
statement within the meaning of the Act – if a copy of such a statement has 
been provided at any time to the local authority issuing the certificate.

NO

Note: Whether Council has been provided with a copy of any exemption under 
section 23 or authorisation by the Co-ordinator General under section 24 of 
the Nation Building and Jobs Plan (State Infrastructure Delivery) Act 2009?

NO
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THE HILLS SHIRE COUNCIL
This land has frontage to a “Classified Road”.  
Roads and Maritime Services, 27-31 Argyle St, 
Parramatta, is the responsible authority for 
classified roads and should be consulted for any 
road widening proposals.

DAVE WALKER
GENERAL MANAGER

Per: 

PLEASE NOTE:  COUNCIL RETAINS THE ELECTRONIC ORIGINAL OF THIS CERTIFICATE.
WHERE THIS CERTIFICATE REFERS TO INFORMATION DISPLAYED ON COUNCIL’S 
WEBSITE OR TO ANY EXTERNAL WEBSITE, IT REFERS TO INFORMATION DISPLAYED ON 
THE WEBSITE ON THE DATE THIS CERTIFICATE IS ISSUED.
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ATTACHMENT 2(B)

Zone RU6 Transition

1 Objectives of zone

 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.

2 Permitted without consent

Bed and breakfast accommodation; Extensive agriculture; Home occupations.

3 Permitted with consent

Agricultural produce industries; Animal boarding or training establishments; 
Aquaculture; Building identification signs; Business identification signs; Cemeteries; 
Child care centres; Community facilities; Dual occupancies (attached); Dwelling 
houses; Eco-tourist facilities; Environmental facilities; Environmental protection 
works; Farm buildings; Farm stay accommodation; Flood mitigation works; Garden 
centres; Home-based child care; Home businesses; Home industries; Information 
and education facilities; Intensive plant agriculture; Landscaping material supplies; 
Places of public worship; Plant nurseries; Public administration buildings; 
Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); 
Respite day care centres; Restaurants or cafés; Roads; Roadside stalls; Rural 
workers’ dwellings;  Secondary dwellings; Veterinary hospitals; Water supply 
systems.

4 Prohibited

Any development not specified in item 2 or 3.

NOTE: This land use table should be read in conjunction with the Dictionary at the end of 
The Hills LEP 2012 which defines words and expressions for the purpose of the plan.



2015/83243

Page 17 of 17

ATTACHMENT 2(B)

Zone SP2 Infrastructure

1 Objectives of zone

 To provide for infrastructure and related uses. 
 To prevent development that is not compatible with or that may detract from 

the provision of infrastructure. 

2 Permitted without consent
Roads

3 Permitted with consent
The purpose shown on the Land Zoning Map, including any development that is 
ordinarily incidental or ancillary to development for that purpose.

4 Prohibited
Any development not specified in item 2 or 3.

NOTE: This land use table should be read in conjunction with the Dictionary at the end of 
The Hills LEP 2012 which defines words and expressions for the purpose of the plan.



 
 
New South Wales Office: 

 
Queensland Office: 

 
Telephone: 

 
Internet: 

 
ABN: 

 
A. D. Envirotech Australia Pty Ltd 
Unit 6/7 Millennium Court 

    Silverwater, NSW 2128 

 
A. D. Envirotech Australia Pty Ltd 
P.O. Box 288 
Upper Coomera, QLD 4209 

 
NSW: (02) 8541 7214 
QLD: (07) 5519 4610 

 
site:     www.ADenvirotech.com.au 
e-mail  info@ADenvirotech.com.au 

 
520 934 529 50 
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ENDEAVOUR ENERGY WARNING
This plan shows the approximate location of underground cables relative to fixtures existing when the cables were laid, and has been 
prepared solely for Endeavour Energy's own use.  Endeavour Energy has taken all reasonable steps to ensure that the information is 

accurate as possible but will accept no liability for inaccuracies in the information shown on such plans from any cause whatsoever arising.
Persons excavating are expected to exercise all due care in the vicinity where cables are indicated and will be held responsible for any 

damage caused to Endeavour Energy's property.

ALL ELECTRICAL APPARATUS SHALL BE CONSIDERED LIVE UNTIL PROVED DE-ENERGISED.
Contact with live electrical apparatus will cause severe injury or death.

Those excavating near Endeavour Energy’s cables should be aware that ASBESTOS OR ASBESTOS - CONTAINING MATERIAL MAY 
BE PRESENT in Endeavour Energy’s underground assets and that Organo-Chloride Pesticides(OCP) may be present in some sub-

transmission trenches.
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ENDEAVOUR ENERGY WARNING
This plan shows the approximate location of underground cables relative to fixtures existing when the cables were laid, and has been 
prepared solely for Endeavour Energy's own use.  Endeavour Energy has taken all reasonable steps to ensure that the information is 

accurate as possible but will accept no liability for inaccuracies in the information shown on such plans from any cause whatsoever arising.
Persons excavating are expected to exercise all due care in the vicinity where cables are indicated and will be held responsible for any 

damage caused to Endeavour Energy's property.

ALL ELECTRICAL APPARATUS SHALL BE CONSIDERED LIVE UNTIL PROVED DE-ENERGISED.
Contact with live electrical apparatus will cause severe injury or death.

Those excavating near Endeavour Energy’s cables should be aware that ASBESTOS OR ASBESTOS - CONTAINING MATERIAL MAY 
BE PRESENT in Endeavour Energy’s underground assets and that Organo-Chloride Pesticides(OCP) may be present in some sub-

transmission trenches.
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Response Cover Letter 

 
Date: <Enquiry date>  PIPE Networks 

Level 17, 127 Creek St 
Brisbane QLD 4000 

Phone: +61 732339895 
Fax: +61 732339880 

To:  
<Customer name>  - Customer ID: <Contact id> 
<Customer company> 
<Customer address> 
<Customer suburb/town>  
<Customer state>  
<Customer postcode> 
 
Email: <Customer email> 
Phone: <Customer phone> 
Fax: <Customer fax> 
Mobile: <Customer mobile> 

 

 
 

 
 

Dear <Customer name> 

 
The following is our response to your Dial Before You Dig enquiry. 
 

Assets Affected:          <material> 

 
Sequence Number: <Enquiry No> 
 
Location: 

 
<Worksite address> 
<Worksite suburb/town> 
<Worksite state><Worksite postcode> 

 
Commencement Date: 

 
<Activity date> 

 
Please read over the attached documents for more information about your enquiry. 
 

 
 

 

DISCLAIMER: No responsibility/liability is taken by PIPE Networks for any inaccuracy, error, omission or action based on the 
information supplied in this correspondence.  

 

Note: If the works fall in an area that adjacent to PIPE Networks infrastructure, a pre-inspection is required prior to 

commencement of works. Contact PIPE Networks to arrange an inspection time. NO WORKS TO COMMENCE PRIOR TO 

INSPECTION. 

30/06/2015

Mr Evan Webb 1153777
AD Envirotech - Mr Evan Webb
4 10 Millenium
Silverwater
NSW
2128

e.webb@adenvirotech.com.au
0296486669

Not Supplied
0449960490

Mr Evan Webb

Telstra

46400447

626 Old Northern Road
Dural
NSW 2158

06/07/2015
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Date of Production: 01/07/2015

DBYD Address: 
626 Old Northern Road
Dural NSW 2158 SYDNEY WATER CORPORATION

No warranty is given that the information shown is complete or accurate.
DBYD Job No: 9359114

DBYD Sequence No: 46400453
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WARNING: This document is confidential and may also be privileged. Confidentiality nor privilege is not waived or destroyed by virtue of it being 
transmitted to an incorrect addressee. Unauthorised use of the contents is therefore strictly prohibited. Any information contained in this document 
that has been extracted from our records is believed to be accurate, but no responsibility is assumed for any error or omission.
Optus Plans and information supplied are valid for 30 days from the date of issue. If this timeline has elapsed please raise a new enquiry.

Sequence Number:   Date Generated:   

For all Optus DBYD plan enquiries –
Email:  Fibre.Locations@optus.net.au
For urgent onsite assistance contact 1800 505 777
Optus Limited  ACN 052 833 208

30/06/201546400451

mailto:Fibre.Locations@optus.net.au
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For all Telstra DBYD plan enquiries - 
email - Telstra.Plans@team.telstra.com
For urgent onsite contact only - ph 1800 653 935 (bus hrs)
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Cable Plan

0m 10m 20m 30m 40m 50m 60m

Sequence Number: 46400450

WARNING - Due to the nature of Telstra underground plant and the age of some cables and records, it is impossible to ascertain the precise location of all Telstra plant from Telstra's plans. The accuracy and/or 
completeness of the information supplied can not be guaranteed as property boundaries, depths and other natural landscape features may change over time, and accordingly the plans are indicative only. 
Telstra does not warrant or hold out that its plans are accurate and accepts no responsibility for any inaccuracy shown on the plans.

It is your responsibility to locate Telstra's underground plant by careful hand pot-holing prior to any excavation in the vicinity and to exercise due care during that excavation.

Please read and understand the information supplied in the duty of care statement attached with the Telstra plans. TELSTRA WILL SEEK COMPENSATION FOR LOSS CAUSED BY DAMAGE TO ITS PLANT.

Telstra plans and information supplied are valid for 60 days from the date of issue. If this timeframe has elapsed, please reapply for plans.

CAUTION: Fibre optic and/ or major network present
in plot area. Please read the Duty of Care and
contact Telstra Plan Services should you require
any assistance.

The above plan must be viewed in conjunction with the Mains Cable Plan on the following page

Page 1 of 2
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For all Telstra DBYD plan enquiries - 
email - Telstra.Plans@team.telstra.com
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Mains Cable Plan
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Sequence Number: 46400450

WARNING - Due to the nature of Telstra underground plant and the age of some cables and records, it is impossible to ascertain the precise location of all Telstra plant from Telstra's plans. The accuracy and/or 
completeness of the information supplied can not be guaranteed as property boundaries, depths and other natural landscape features may change over time, and accordingly the plans are indicative only. 
Telstra does not warrant or hold out that its plans are accurate and accepts no responsibility for any inaccuracy shown on the plans.

It is your responsibility to locate Telstra's underground plant by careful hand pot-holing prior to any excavation in the vicinity and to exercise due care during that excavation.

Please read and understand the information supplied in the duty of care statement attached with the Telstra plans. TELSTRA WILL SEEK COMPENSATION FOR LOSS CAUSED BY DAMAGE TO ITS PLANT.

Telstra plans and information supplied are valid for 60 days from the date of issue. If this timeframe has elapsed, please reapply for plans.

CAUTION: Fibre optic and/ or major network present
in plot area. Please read the Duty of Care and
contact Telstra Plan Services should you require
any assistance.
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Appendix X – EPA Contaminated Sites Register 
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10th May 2016 

  

Urbis 
Level  23, Tower 2 Darling Park 
201 Sussex Street 
Sydney NSW 2000 
 
 

Your Ref:   
Our Ref:  15‐296‐C001‐03 
Direct phone:  02 9439 1777 

Attention   David Lousick 
 
 
Dear David, 
 

Old Northern Road – Northern Lots, Dural Services Investigation Letter 

Further to recent discussions and correspondence on the proposed development of  Old Northern Road in Dural 

please find below a summary of the external servicing strategy for the development. 

Our investigations of the site were carried out based on a Dial Before You Dig (DBYD) search and an Indicative Estate 

Masterplan sketch prepared by Urbis on 19th February 2016. 

The site which is located within The Hills Shire Council LGA comprises multiple lots and is split into Northern and 

Southern Lots.  The Northern lots are approximately 10.8Ha in area and includes the following lots: 

 618 Old Northern Road, Dural 

 626 Old Northern Road, Dural 

 21 Derriwong Road, Dural 

 27 Derriwong Road, Dural 

The Southern lots are approximately 8.27 Ha in area and includes the following lots: 

 584 Old Northern Road, Dural 

 586 Old Northern Road, Dural 

 590 Old Northern Road, Dural 

 600 Old Northern Road, Dural  



 

 

 602 Old Northern Road, Dural 

 606 Old Northern Road, Dural 

 7 Derriwong Road, Dural 

 11 Derriwong Road, Dural 

Refer Figure 1 for lot location. 

 

Figure 1 - Site Location 

This services investigation report will be concentrating on the proposed development of the Northern Lots.  Once the 

proposed masterplan of the Southern Lots is finalised a separate report will be undertaken for these lots. 

EXISTING SITE 

The site is currently a mixture of open farm land comprising grass and shrubs with buildings and sheds located mainly 

along the eastern side of the lot adjacent Old Northern Road.  There is also an existing dam located within the 

southern portion of Lot 619 Old Northern Road.  The site is bordered by Dural Public School and Old Northern Road to 

the east, Derriwong Road to the south and west and a nursery to the north. 

The site generally falls from the north east to the south west.  The majority of site is covered in pervious grassed fields 

with a minor component of the site comprising buildings and sheds.  There is no formal stormwater drainage network 

for these buildings with all runoff directed as overland flows to the west and south west.   Levels adjacent Old North 

Road in the north east corner are approximately RL210.5 falling approximately to RL184.5 in the south west corner 

Northern Lots 

Southern Lots 



 

 

adjacent Derriwong Road.  Refer to attached survey for existing site levels.  There is also a natural low spot on the 

western side of 27 Derriwong Road at RL189.2 which falls into the neighbouring lot to the west. 

The lots to the south of the School fall into from north to south towards Derriwong Road.  There is no formal drainage 

system within these lots with all stormwater drainage running overland into the existing dam to the south.  The lots to 

the north and west of the school falls towards the low spot in 27 Derriwong Road with overland flows directed into 

the neighbouring lot to the west.  The entire site is classified as a “greenfield” site. Refer to Appendix B for existing 

survey drawings. 

The purpose of this report is to liaise with the relevant authorities to determine: 

 Locations of existing services and the likely connection points to supply the site 

 Potential; service upgrades required to ensure adequate capacity to the site 

 Timing of likely service upgrades 

 Indicative works required to upgrade or provide new services 

PROPOSED DEVELOPMENT 

The proposal for the development of the Northern Lots is to create the following: 

 92 typical lots approx. 700m2 in area for residential use 

 7 atypical lots approx. 700m2 in area for residential use 

 An aquatic centre of approximate area of 5,825m2 

 Associated roads and infrastructure to service the residential lots and aquatic centre. 

Refer to Appendix A for proposed lot layout. 

EXISTING SERVICES 

Water 

From Dial Before You Dig (DBYD) information obtained there are the following water services within the area: 

 2 x 500mm CICL (Cast Iron Cement Lined) main in the western verge of Old Northern Road 

 A 600mm CICL (Cast Iron Cement Lined) main the eastern verge of Old Northern Road 

 A 250mm CICL (Cast Iron Cement Lined) main in the eastern verge of Old Northern Road 

 A 100m / 150mm CICL (Cast Iron Cement Lined) main within the northern verge of Derriwong Road. This main 

is within the eastern verge where Derriwong Road runs in a north‐south direction 

Refer to Appendix C for Sydney Water map. 

Preliminary advice received from Land Partners (Water and Service Coordinators) suggests there is sufficient capacity 

within these water mains to service the proposed residential component of the site.  

For the proposed aquatic centre a study will need to be undertaken to determine the potable water usage required.  

This rate will then need to be submitted to Sydney Water for application approval. 



 

 

 

Summary 

 

Land Partners have indicated a feasibility application needs to be submitted to Sydney Water to determine the 

connection points for the proposed residential and aquatic lots.  This feasibility study can take between 4‐6 weeks 

however for the sake of this servicing report it is assumed the Northern Lot of this development can be serviced with 

water. 

Sewer 

From Dial Before You Dig (DBYD) information obtained there doesn’t appear to be an sewer mains within the 

immediate vicinity of the site. 

Refer to Appendix C for Sydney Water map. 

The closest sewer main is located approximately 175m south of 600 Old Northern Road.  Connection to this main is a 

function of topography, receiving sewer levels and the designed pipe capacity.  Advice received from Land Partners 

suggests it is doubtful there was any allowance made for receiving upstream flows into this existing system. 

There is also a 400mm VC sewer and pump station south of OHara’s Creek to the south of Derriwong Road.  

Summary 

 

Feasibility analysis and discussions are currently underway with Sydney Water to service this site for sewer. It is likely 

this will require some form of pump station and rising main system passing below O’Hara’s creek and connecting into 

the existing pump station to the south.  Refer to Proposed Sewer Lead In Plan within Appendix C for proposed route of 

rising main. 

This option will be finalised following progression of discussions with Sydney Water to agree on the most suitable and 

cost‐effective servicing solution for the planning proposal, as well as other rezoning proposals in the area to achieve a 

coordinated delivery of necessary upgrades and maximise cost benefits. 

 

Power 

From Dial Before You Dig records there are existing electrical ducts and high voltage cables owned by Ausgrid within 

the western verge of Old Northern Road. Overhead power cables are also evident along Derriwong Road to the south 

and west of the site. 

 

Survey records indicate there is a 66kV overhead power line passing through the site. The overhead line runs in a 

north‐south direction from the north‐west corner of the site, through the western side of Dural Public School and 

running to the south east corner of the site into Derriwong Road. A 15.5m wide easement exists beneath the 

overhead lines. Refer to attached survey drawings for location of easement (Appendix D). 

 

Feasibility analysis and negotiations are currently occurring with Endeavour Energy to service the site. It is recognised 

that the planning proposal is one of a number occurring in the surrounding area. While a coordinated approach is 

being undertaken, initial advice from a Level 3 Accredited Service Provider confirms the following: 

Initial discussions with a Level 3 accredited service provide offer the following advice: 

Existing electricity supply: 

The area is supplied via Endeavour Energy’s 11,000 volt overhead network supplied from Kenthurst Zone substation. 

The area is predominately large lot rural residential. 



 

 

Please find attached: 

 SK‐01 showing the location of Kenthurst Zone substation in relation to the site (Appendix D). 

 SK‐02 showing the existing 11,000 volt network in the vicinity of the site (Appendix D). 

 SK‐03 showing the existing overhead 66,000 volt line encumbering the site( Appendix D). 

 

Electricity Service Capacity 

The future redevelopment of the land, to include up to 99 residential lots and an aquatic centre, will require an 

electricity capacity of between 1,043‐1,243kVA. 

 

Endeavour Energy will require the electrical load to be calculated for this proposed 99 residential lot development 

utilising a minimum of 7.5kVA per lot after diversity maximum demand. This equates to a load of 743kVA. 

 

In respect to the future aquatic centre, at this stage based our experience with other Aquatic centres it is anticipated 

that the load could be in the order of 300kVA to 500kVA. However this can vary depending on air conditioning, 

filtration and pumps configuration 

Method of supply; 

On receipt of an application for load Endeavour Energy planners with model what effect the proposed new load will 

have on the network in respect to available capacity and quality of supply (voltage regulation).  

Typically Endeavour Energy will load their feeders to up to maximum of 4,500kVA however this is sometimes is 

reduced in rural type areas due to voltage regulation problems  

Supply options: 

Detailed investigations and negotiations are currently being coordinated in consultation with Endeavour Energy. 

Based on the preliminary investigations three (3) options have been identified to support the delivery of the 

development, including:   

 
 Option 1:  Connect to the existing 11,000 volt network adjacent to the site (subject to confirmation of 

network capacity) may be able to support the load and allow (Cost: Nil). 

 
 Option 2: Augmentation of the existing supply service to improve quality (of supply). This option would 

involve the replacement of existing overhead conductors with larger conductors and/or the installation of a 
voltage regulator (Cost: $50‐300k). 

 
 Option 3: Installation of a new feeder may be created from the zone substation (Cost: $2m) 

 

Initial discussions with Endeavour Energy indicate that a combination of Options 1 and 2 is likely, allowing for 

connection the existing service infrastructure with improvements to the network aimed at elevating service supply to 

meet increased demand.  

 

Internal network connections:  

The land will be connected to the broader electricity network including the provision of street lighting installed in 

accordance with Endeavour Energy Standards. Two to three pad mount type substations will be required, depending 

on the aquatic centre’s final load. For feasibility purposes a $7k contingency per lot for electricity and street lighting 

reticulation costs has been provided, plus a $100k contingency for each pad mount substation. 

 

 

 



 

 

Existing Infrastructure: 66kV line:  

An existing 66kV line traverses the land and options for the relocation of this infrastructure is being discussed with 

Endeavour Energy. Three (3) alternative outcomes/options are being discussed, these include: 

 
 Option 1: Reconsideration of the subdivision design and layout to locate new roads along the alignment of 

existing pole and line infrastructure along road corridors (i.e. avoid locating infrastructure in future private 
residential land holdings – consistent with Endeavour Energy policy and practice). Establishment of an 
easement in favour of Endeavour Energy.  

 
 Option 2: Augment the existing pole and line infrastructure to align with the proposed road layout. Estimated 

cost is $40k+GST per relocated pole. 

 
 Option 3: Undergrounding of all infrastructure. The indicative cost the undergrounding the line is in the order 

of $1,500/m plus $300k for the terminations. 

 

Option 1 does not result in a positive urban design outcome or orderly and economic use of the land. Based on 

current negotiations it is in envisaged that Option 2 is the most viable and reasonable outcome. A preliminary 

estimate and cost contingency pf $300,000 has been made to support the implementation of this outcome.  

Summary 

 

Preliminary investigations of the site and the area have identified several options for extending and delivering services 

and utilities to the land. These will be finalised following progression of discussions with Endeavour Energy to agree on 

the most suitable and cost‐effective servicing solution for the planning proposal, as well as other rezoning proposals in 

the area to achieve a coordinated delivery of necessary upgrades and maximise cost benefits. 

 

Gas 

From Dial Before You Dig records there is an existing 160mm diameter PE (polyethylene) gas main owned by Jemena 

within the Old Northern Road.   

 Summary 

 

Preliminary investigation of the site has identified the site should be able to be serviced with gas.  Confirmation and 

approval will need to be sought by Jemena as owners of these gas mains for all connections into their network. 

 

Communications 

From Dial Before You Dig records there is record of existing Telstra telecommunications cables within both Derriwong 

Road and Old Northern Road. 

Summary 

 

Preliminary investigation of the site has identified the site should be able to be serviced with telecommunications.  

Confirmation and approval will need to be sought by Telstra and Optus as owners of these telecommunication mains 

for all connections into their network. 

 

 

 

 



 

 

Stormwater 

From discussions with the Hills Shire Council and reviewing the survey data there is no formal stormwater drainage 

within Lots 618 and 626 Old Northern Road and 21 and 27 Derriwong Road.  As mentioned previously the lots to the 

north and west of Dural Public School naturally fall to the west into the neighbouring property.  Runoff is via overland 

flow paths only.   Survey records indicate a 3.0m wide drainage easement exists to the north‐west of the school which 

extends through the site to the western boundary.  At this stage no records are available to indicate if there is a pipe 

within this easement, however given this location coincides with the low spot of the school it is logical to summarise 

the school drains to the north‐west through a pipe network /overland flow path through to the west.   Confirmation 

will need to be sought at DA design stages to confirm this easement and how the school drains.  Refer to attached 

survey drawings for existing overland flow paths and existing easement.  It is likely this pipework and easement will 

need to be relocated within the proposed roads to ensure it doesn’t pass through private lots. 

The lots to the south of the School fall to the south into an existing dam adjacent Derriwong Road.  When the dam 

overtops to runoff drains into existing pits within Derriwong Road which ultimately drain to the south into OHara’s 

Creek. 

Council have confirmed all stormwater drainage will need to confirm to The Hills Shire Council “Design Guidelines 

Subdivision/Developments”.  Within these guidelines is the installation of On‐Site‐Detention (OSD) systems.  Council 

have confirmed the site falls within the Hawkesbury River Catchment and as such OSD need to comply with the 

Hawkesbury River Catchment Area Permissible Site Discharge (PSD) rates and Site Storage Volume (SRR) 

requirements.  For this site these rates have been confirmed as: 

Permissible Site Discharge (PSD) = 104L/sec/Ha 

Site Storage Volume (SSR) = 362m3/Ha 

Given the site is approximately 10.89Ha in area this equates to a PSD of 1132L/sec and SSR of 3,950m3 for the entire 

site.  Given there are two existing outlets/overland flow paths off site these rates will need to be split on a pro‐rata 

basis.    It is likely the total site storage volume will be achieved by the construction of regional open basins and/or 

underground storage tanks.  The location and extent of these basins/tanks to correspond with the overland flow paths 

off site will be determined at DA design stage. 

Summary 

 

Based on discussions with The Hills Shire Council there shouldn’t be any issues with connecting this site into the 

existing Council stormwater network within Derriwong Road.  This is provided the internal stormwater network is 

designed to meet the Council engineering guidelines. 

 

Water Sensitive Urban Design  

The Hills Shire Council have Water Urban Sensitive Urban Design (WSUD) objectives to: 

 Reduce water demand 

 Reduce water discharge to receiving environments 

 Maximum opportunities for water harvesting and re‐use; and 

 Reduce water pollution 



 

 

Given the site is classified as a “greenfield” Council will likely be looking at a number of methods to implement WSUDs 

into the development.  These will includes the use of: 

 Rainwater tanks 

 Gross Pollutant traps 

 Bio‐filtration 

 Bio‐retention 

 Detention basins 

 Swales 

 Porous paving/ surfaces 

 wetlands 

Detailed stormwater designs will be developed and submitted to Council during the development application stage 

however at this stage allowances should be made to incorporate Gross Pollutant Traps within the stormwater design 

as a minimum level to achieve WSUDs. 

It is also highly likely rainwater harvest tanks will also be required to recycle the roof water generated from the site. 

Flooding 

Given the site is located north of OHara’s Creek flooding may be an issue, particularly for those lots immediately north 

of Derriwong Road. 

At this stage Council do not have any records of any flooding of this creek however a study may be required during 

detailed design to ensure the development does not cause any adverse impacts to flooding surrounding the creek and 

Derriwong Road.  This would also be to ensure all habitable floor levels are set the minimum freeboard level above 

the 100 year ARI storm event and to ensure the development does not increase flooding to the surrounding area. 

Conclusion 

Based on our preliminary investigations and discussions with the relevant authorities, it is our recommendation that 

this site can be adequately serviced with all required utilities and that the most appropriate options for providing each 

utility are coordinated with the relevant service providers. 

 Please feel free to discuss if you have any queries. 

Yours sincerely 

 

Andrew Tweedie  BEng Civil MIEAust CPEng  
Senior Civil Engineer 

02 9439 1777 
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 Appendix B ‐ Survey Drawings  
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Appendix D 
Electrical Drawings 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Kenthurst Zone Substation 

Subject Site 



SK-02 - Existing 11kVA Network 

 



SK-03 - Existing 66kVA Line 

 



 

 

 
 
 
 
 
 
Appendix E 
Bulk Earthworks Cut/Fill Plan 
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10th May 2016 

  

Urbis 
Level  23, Tower 2 Darling Park 
201 Sussex Street 
Sydney NSW 2000 
 
 

Your Ref:   
Our Ref:  15‐296‐C002‐03 
Direct phone:  02 9439 1777 

Attention   David Lousick 
 
 
Dear David, 
 

Old Northern Road –Southern Lots, Dural Services Investigation Letter  

Further to recent discussions and correspondence on the proposed development of  Old Northern Road in Dural 

please find below a summary of the external servicing strategy for the development. 

Our investigations of the site were carried out based on a Dial Before You Dig (DBYD) search and a Dural Planning 

Proposal – Southern Site Proposed Subdivision prepared by Urbis on 22nd March 2016. 

The site which is located within The Hills Shire Council LGA comprises multiple lots and is split into Northern and 

Southern Lots.  The Northern lots are approximately 10.8Ha in area and includes the following lots: 

 618 Old Northern Road, Dural 

 626 Old Northern Road, Dural 

 21 Derriwong Road, Dural 

 27 Derriwong Road, Dural 

The Southern lots are approximately 8.27Ha in area and includes the following lots: 

 584 Old Northern Road, Dural 

 586 Old Northern Road, Dural 

 590 Old Northern Road, Dural 

 600 Old Northern Road, Dural  



 

 

 602 Old Northern Road, Dural 

 606 Old Northern Road, Dural 

 7 Derriwong Road, Dural 

 11 Derriwong Road, Dural 

Refer Figure 1 for lot location. 

 

Figure 1 - Site Location 

This services investigation report will concentrate on the proposed development of the Southern Lots.  A separate 

letter report for the Northern Lots has previously been issued dated 18th March 2016 (15‐296‐C001‐01). 

EXISTING SITE 

The site mostly comprises open farm land comprising grass and shrubs.  There are existing houses and sheds scattered 

across the site which are predominately used for farming. 

The site is bordered by Old Northern Road to the north and east, Derriwong Road to the west and bushland to the 

south. 

Refer to Appendix B for existing survey drawings. 

 

Northern Lots 

Southern Lots 



 

 

The site generally falls from the north and north east to the south west and west into Derrinwong Road.  The majority 

of site is covered in pervious grassed fields with a minor component of the site comprising buildings and sheds.  There 

is no formal stormwater drainage network for these buildings with all runoff directed as overland flows to the west 

and south west.   Levels adjacent Old Northern Road in the north are approximately RL217.2 falling approximately to 

RL198.9 in the south west corner adjacent Derriwong Road.  Refer to attached survey for existing site levels.  The 

entire site is classified as a “greenfield” site as there is no record of formal drainage systems within.  All runoff drains 

overland into the eastern verge of Derriwong Road which drains into a pipe and pit system to the south west of the 

site. 

The purpose of this report is to liaise with the relevant authorities to determine: 

 Locations of existing services and the likely connection points to supply the site 

 Potential; service upgrades required to ensure adequate capacity to the site 

 Timing of likely service upgrades 

 Indicative works required to upgrade or provide new services 

PROPOSED DEVELOPMENT 

The proposal for the development of the Southern Lots is to create the following: 

 48 lots approx. 700m2 in area for residential use 

 1 lot approx. 1.6Ha for use as day surgery/ medical centre 

 1 lot approx. 2,700m2 for use as park 

 1 lot approximately 8,900m2 for approximately 60 self‐contained seniors apartments 

 1 lot approximately 1.47Ha for a residential aged care facility with circa 150 beds 

 Associated roads and infrastructure to service these lots 

Refer to Appendix A for proposed lot layout. 

EXISTING SERVICES 

Water 

From Dial Before You Dig (DBYD) information obtained there are the following water services within the area: 

 1 x 500mm and 1x 200mm CICL (Cast Iron Cement Lined) main in the western verge of Old Northern Road 

 1x  600mm and 1 x 250mm CICL (Cast Iron Cement Lined) main the eastern verge of Old Northern Road 

 A 150mm CICL (Cast Iron Cement Lined) main within the western verge of Derriwong Road and Derriwong 

Lane.  

Refer to Appendix C for Sydney Water map. 

Preliminary advice received from Land Partners (Water and Service Coordinators) suggests there is sufficient capacity 

within these water mains to service the proposed development.  



 

 

For the proposed medical centre a study will need to be undertaken to determine the potable water usage required.  

This rate will then need to be submitted to Sydney Water for application approval. 

Summary 

 

Land Partners have indicated a feasibility application needs to be submitted to Sydney Water to determine the 

connection points for the proposed residential and aquatic lots.  This feasibility study can take between 4‐6 weeks 

however for the sake of this servicing report it is assumed this development can be serviced with water. 

Sewer 

From Dial Before You Dig (DBYD) information obtained there doesn’t appear to be an sewer mains within the 

immediate vicinity of the site. 

Refer to Appendix C for Sydney Water map. 

The closest sewer main is located approximately 50m east of 584 Old Northern Road.  Connection to this main is a 

function of topography, receiving sewer levels and the designed pipe capacity.  Advice received from Land Partners 

suggests it is doubtful there was any allowance made for receiving upstream flows into this existing system. 

There is also a 150mm VC sewer within the intersection of Derriwong Road and Jaffa Road to the south west of the 

site.  This is approximately 150m to the south west of 11 Derriwong Road.  It is doubtful if this sewer main has 

sufficient capacity to receive upstream flows. 

Summary 

 

Feasibility analysis and discussions are currently underway with Sydney Water to service this site for sewer. It is likely 

this will require some form of gravity system draining from Derriwong Road in a westerly direction through private 

property into the existing gravity sewer system servicing Pellitt Lane.  Refer to Proposed Sewer Lead In Plan within 

Appendix C for proposed route of rising main. 

This option will be finalised following progression of discussions with Sydney Water to agree on the most suitable and 

cost‐effective servicing solution for the planning proposal, as well as other rezoning proposals in the area to achieve a 

coordinated delivery of necessary upgrades and maximise cost benefits 

Power 

A search conducted of records using Dial Before You Dig confirms that there are existing electrical ducts and high 

voltage cables owned by Ausgrid within the western verge of Old Northern Road. Overhead power cables are also 

available along Derriwong Road to the west of the site. 

 

Feasibility analysis and negotiations are currently occurring with Endeavour Energy to service the site. It is recognised 

that the subject planning proposal is one of a number occurring in the surrounding area. While a coordinated 

approach is being undertaken, initial advice from a Level 3 Accredited Service Provider has provided the following: 

 

Existing electricity supply: 

The land is current improved for the purpose of large lot residential serviced by Endeavour Energy’s 11,000 volt 

overhead network that connects to the Kenthurst Zone substation as detailed in the supporting plan detail:  

 
 SK‐01 showing the existing 11,000 volt network in the vicinity of the site (Appendix D) 
 SK‐02 showing the existing 33,000 volt network in the vicinity of the site (Appendix D) 

 



 

 

Proposed load: 

The future redevelopment of the land will require an electricity capacity of between 1,060‐1,160kVA. 

 

Endeavour Energy require the electrical load to be calculated for this proposed 48 residential lot development utilising 

a minimum of 7.5kVA per lot after diversity maximum demand. This equates to a load of 360kVA. 

 

In respect to the proposed 3,000m² GFA medical centre, this load can vary considerably depending on air‐conditioning 

and x‐ray equipment installed. At this stage, assuming the facility will be fully air‐conditioned the load is calculated to 

be in the order of 300kVA to 400kVA. 

 

In respect to the proposed senior housing, based on 60 independent living units and a 150 bed residential aged car 

facility, the assumed load is calculated be in the order of 400kVA. 

 

Method of supply; 

On receipt of an application for load, Endeavour Energy planners will model the effect that the new loads will have on 

the existing network capacity and quality of supply (voltage regulation). 

 

Typically Endeavour Energy will load their feeders to up to maximum of 4,500kVA. However, this is sometimes 

reduced in rural areas due to voltage regulation issues. The capacity of the feeder will be further resolved during the 

consultation with Endeavour Energy. 

 

Supply options: 

Detailed investigations and negotiations are currently being coordinated in consultation with Endeavour Energy. 

Based on the preliminary investigations three (3) options have been identified to support the delivery of the 

development, including:   

 
 Option 1:  Connect to the existing 11,000 volt network adjacent to the site (subject to confirmation of 

network capacity) may be able to support the load and allow (Cost: Nil). 

 
 Option 2: Augmentation of the existing supply service to improve quality (of supply). This option would 

involve the replacement of existing overhead conductors with larger conductors and/or the installation of a 
voltage regulator (Cost: $50‐300k). 

 
 Option 3: Installation of a new feeder may be created from the zone substation (Cost: $2m) 

 

A $300k contingency has been included for cost summary estimate purposes. However, the most suitable solution will 

be developed in consultation with Endeavour Energy. 

 

Internal reticulation:  

The site will be reticulated and street lighting installed in accordance with Endeavour Energy Standards. A minimum of 

Three pad mount type substation are likely to be required depending on the aquatic centre’s final load. For feasibility 

purposes allow $7,000 +GST per lot for electricity and street lighting reticulation costs plus $100,000 for each pad 

mount substation. 

Summary 

 

Preliminary investigations of the site and the area have identified several options for extending and delivering services 

and utilities to the land. These will be finalised following progression of discussions with Endeavour Energy to agree on 

the most suitable and cost‐effective servicing solution for the planning proposal, as well as other rezoning proposals in 

the area to achieve a coordinated delivery of necessary upgrades and maximise cost benefits. 



 

 

 

Gas 

From Dial Before You Dig records there is an existing 160mm diameter PE (polyethylene) gas main owned by Jemena 

within Old Northern Road.   

 Summary 

 

Preliminary investigation of the site has identified the site should be able to be serviced with gas.  Confirmation and 

approval will need to be sought by Jemena as owners of these gas mains for all connections into their network. 

 

Communications 

From Dial Before You Dig records there is record of existing Telstra telecommunications cables within both Derriwong 

Road and Old Northern Road.  

There is also an overhead communication cable which runs along the western boundary of the site within Derriwong 

Lane.  This overheard conduit will need to be relocated or undergrounded as part of the development.  At this stage 

no allowance has been made to underground the existing overhead conduit along the eastern side of Derriwong Road. 

These works will need to be confirmed with Telstra. 

Summary 

 

Preliminary investigation of the site has identified the site should be able to be serviced with telecommunications.  

Confirmation and approval will need to be sought by Telstra and Optus as owners of these telecommunication mains 

for all connections into their network. 

 

Stormwater 

From discussions with the Hills Shire Council and reviewing the survey data there is no formal stormwater drainage 

within all the Southern Site lots.  As mentioned previously the lots naturally fall from the north to the south west of 

the site along Derriwong Road.  Runoff is via overland flow paths across the lots into a natural swale along the eastern 

verge of Derriwong Road.  This swale falls to the south to discharge into a series of kerb inlet pits to the west of 11 

Derriwong Road.  This is the natural low lying area of the site.  From these pits the water then drains via a 

underground piped system to the west into the adjacent OHara’s Creek. 

 Refer to attached survey drawings for existing overland flow paths  and swale adjacent Derriwong Road. 

Council have confirmed all stormwater drainage will need to confirm to The Hills Shire Council “Design Guidelines 

Subdivision/Developments”.  Within these guidelines is the installation of On‐Site‐Detention (OSD) systems.  Council 

have confirmed the site falls within the Hawkesbury River Catchment and as such OSD need to comply with the 

Hawkesbury River Catchment Area Permissible Site Discharge (PSD) rates and Site Storage Volume (SRR) 

requirements.  For this site these rates have been confirmed as: 

Permissible Site Discharge (PSD) = 104L/sec/Ha 

Site Storage Volume (SSR) = 362m3/Ha 



 

 

Given the site is approximately 8.27 Ha in area this equates to a PSD of 860L/sec and SSR of 2,995m3 for the entire 

site.   

As indicated within the Southern Site Proposal Subdivision Plan (attached) is the inclusion of a park area some 

2,700m2 in area to be located at the north‐west corner of Lot 100 Old Northern Road.  Given OSD is required for this 

development the likely position to install an OSD basin would be within this park area.   

Given the existing site topography and not being able to gravity drain the entire southern site into the OSD basin 

within the park area an additional OSD basin will likely be required within the south west portion of the site.  This 

basin which will be approximately 1,250m3 in volume will likely be situated within the south west corner of the site 

adjacent Derriwong Road or alternatively off site to the west subject to landowners consent. 

For this letter report it is assumed there will be 2 OSD basins constructed as part of the development.  Refer to 

attached sketch SKC03 within Appendix E. for proposed locations along with proposed connection points for the 

outlet structures. 

Summary 

 

Based on discussions with The Hills Shire Council there shouldn’t be any issues with connecting this site into the 

existing Council stormwater network within Derriwong Road.  This is provided the internal stormwater network is 

designed to meet the Council engineering guidelines. 

 

Water Sensitive Urban Design  

The Hills Shire Council have Water Urban Sensitive Urban Design (WSUD) objectives to: 

 Reduce water demand 

 Reduce water discharge to receiving environments 

 Maximum opportunities for water harvesting and re‐use; and 

 Reduce water pollution 

Given the site is classified as a “greenfield” Council will likely be looking at a number of methods to implement WSUDs 

into the development.  These will includes the use of: 

 Rainwater tanks 

 Gross Pollutant traps 

 Bio‐filtration 

 Bio‐retention 

 Detention basins 

 Swales 

 Porous paving/ surfaces 

 wetlands 



 

 

Detailed stormwater designs will be developed and submitted to Council during the development application stage 

however at this stage allowances should be made to incorporate Gross Pollutant Traps within the stormwater design 

as a minimum level to achieve WSUDs. 

It is also highly likely rainwater harvest tanks will also be required to recycle the roof water generated from the site. 

Flooding 

Given the site is located close to  OHara’s Creek flooding may be an issue, particularly for those lots in the south west 

corner of the site adjacent Derriwong Road. 

At this stage Council do not have any records of any flooding of this creek however a study may be required during 

detailed design to ensure the development does not cause any adverse impacts to flooding surrounding the creek and 

Derriwong Road.  This would also be to ensure all habitable floor levels are set the minimum freeboard level above 

the 100 year ARI storm event and to ensure the development does not increase flooding to the surrounding area. 

Conclusion 

Based on our preliminary investigations and discussions with the relevant authorities, it is our recommendation that 

this site can be adequately serviced with all required utilities and that the most appropriate options for providing each 

utility are coordinated with the relevant service providers. 

 

 Please feel free to discuss if you have any queries. 

Yours sincerely 

 

Andrew Tweedie  BEng Civil MIEAust CPEng  
Senior Civil Engineer 

02 9439 1777 
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Appendix A 
Dural Planning Proposal – Southern Site Proposal 
Subdivision 
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Appendix B 
Survey Drawings 
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Appendix C 
Sydney Water Map 
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Kenthurst Zone Substation 

Subject Site 



SK-02 - Existing 11kVA Network 

 



SK-03 - Existing 66kVA Line 
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EXECUTIVE SUMMARY 
This Planning Proposal has been prepared on behalf the owners of the subject land. This Planning Proposal 
provides justification to The Hills Shire Council to commence the process of transforming rural land into 
urban land for the purposes of delivering additional residential dwellings and open space.  

The land, subject to this proposal comprises a total of 12 lots divided between two (2) parcels referred to as 
the Northern and Southern sites, each legally described in Table 1.  The land is bound to the east and west 
(front and rear) by Old Northern Road and Derriwong Road, respectively, to the north of Round Corner Town 
Centre. Old Northern Road forms the boundary between The Hills Local Government Area (LGA) and 
Hornsby Shire Council LGA.  

The land naturally grades in a south, southwest direction towards Derriwong Road and O’Hara’s Creek 
beyond. The site is predominantly cleared of any substantial vegetation with only sporadic and fragmented 
vegetation patches remaining. Existing uses are predominantly rural residential in nature, with the majority of 
allotments currently zoned RU6 Transition under The Hills Local Environmental Plan 2012 (THLEP 2012).  

The Planning Proposal seeks to rezone the land to R2 Low Density Residential. Combined with the change 
in land use zoning, the Planning Proposal seeks to amend the following development standards applying to 
the land:  

 Minimum lot size requirement from 2 hectares to 700m², with an additional clause under Part 7 of THLEP 
2012 to permit a maximum of 101 residential lots within the northern parcel with a minimum lot size of 
600m². 

 Amend the maximum building heights from 10 metres to 9 metres. 

The Planning Proposal is supported by an urban design study which supports the logical expansion of the 
urban fringe, demonstrating compatibility of future land use zones (on land not included in this request) and a 
suitable urban layout and form that accommodates future road connections.  

Support for this Planning Proposal is justified based on the following:  

 The proposed rezoning is consistent with the emerging and anticipated urban character of the area and 
the existing pattern of density for development within adjacent urban centres; 

 Compatibility and integration of the proposed land uses and urban form with Round Corner and provision 
for future connectivity with adjacent lands (not included in this proposal); 

 The land is not currently used for agricultural purposes. The potential use of the land for agriculture is 
constrained due to the proximity of urban land and the potential for intensive agriculture to generate 
adverse environmental impacts; 

 The rezoning and future redevelopment would support the continued growth of Round Corner through 
increasing proximate residential yields; 

 The proposal will not dilute the primacy of adjacent urban centres, but reinforce and support their growth 
through the increased residential density and worker populations within retail catchments; 

 The rezoning reflects a logical extension and infill of urban land uses, bookended between two (2) 
existing centres that are the subject of continuing growth and development; and 

 The residential subdivision will deliver new residential land to meet demand of existing and potential 
residents, in an identified market gap for “downsizers” and young families. 

Taking into account the detailed consideration of the emerging character and trends towards urbanisation of 
land surrounding Round Corner, the request to rezone the land subject of this proposal is considered 
supportable. It is requested that Council endorse the proposal and request the Department of Planning and 
Environment to issue a gateway determination to commence the process to amend the relevant planning 
maps of The Hills Local Environmental Plan 2012 to permit an extension to the urban fringe
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1. INTRODUCTION 
1.1. OVERVIEW 
This report has been prepared on behalf of Dural Investments Holdings Pty Ltd and supports their request to 
The Hills Shire Council, as the relevant planning authority, to prepare a Planning Proposal. The request is for 
an amendment of the land use zoning and development standards that currently apply under The Hills Local 
Environmental Plan 2012 (THLEP 2012) for the land described in Table 1.  

The intent of the request is to rezone the land for urban purposes to permit the delivery of residential 
dwellings and future open space. The amendment would extend the existing urban fringe northward by 
rezoning the land from RU6 Transition to R2 Low Density Residential. The rezoning of the land for urban 
purposes would permit redevelopment of underutilised and poor quality agricultural land for low density 
residential blocks. 

The envisaged future development is consistent with the prosed R2 Low Density Residential zoning and 
aligns with broad direction and intent of the metropolitan strategy, “A Plan for Growing Sydney”.  

The proposal presents a significant opportunity to increase the diversity of residential land options within 
Dural, responding to market demand of both an aging demographic looking to downsize and young families 
seeking a more affordable residential option. The proposal is a logical extension of the existing urban fringe 
that responds to recent gateway determinations supporting the rezoning of land to the south from rural to 
urban, combined with the growth of both Round Corner and Dural Centres. In this regard, the proposal 
places a key emphasis on accommodating population growth, which will support the economic development 
of nearby local centres without diluting or detracting from the centres hierarchy.  

The proposed amendment will make a positive contribution to the growth and revitalisation of the local area 
in a manner that contributes to housing variety and affordability.   

1.2. PROPOSED LEP AMENDMENTS 
The Planning Proposal requests amendments to the land use zone, minimum lot sizes and height of building 
development standards applying under THLEP 2012.  

A high level master plan has been prepared for the subject sites and land immediately adjacent and 
surrounding, in order to indicate how the land would connect and relate to surrounding urban areas. The 
proposed changes to the adopted provisions of THLEP 2012 are outlined in Parts 2 Explanation of 
Provisions and Part 4 Mapping, contained within this proposal.  

The amendments are influenced by a number of key factors which are addressed in this report. These 
include: 

 Orderly and economic use of the land that is otherwise under-utilised and undesirable for agricultural 
purposes;   

 No additional or new impacts on the ecological sensitivities of the site or the surrounding and adjacent 
land;  

 A development of the site that is consistent with and achieve key directions for the area and locality as 
expressed in the metropolitan plan “ A Plan for Growing Sydney”, in particular an increase in the 
quantum of housing and variety of housing typologies; and  

 The design has been informed by detailed consideration of market demands and needs, combined with 
the physical characteristics of the land, the urban design analysis contained within the report 
demonstrates the redevelopment of the site is capable of achieving suitable streetscape and context 
consistency despite the change in density.   
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1.3. SUPPORTING DOCUMENTATION 
This report is accompanied by the following documentation:  

 Architectural Built Form and Massing Study prepared by Urbis dated November 2016;  

 Traffic and Transport Impact Assessment prepared by AECOM dated 13 October 2016;  

 Ecological Report prepared by Eco Logical Australia dated 23 March 2016; 

 Bushfire Report prepared by Eco Logical Australia dated March 21016;  

 Residential Market Analysis prepared by Urbis dated February 2016;  

 Assessment of New Agricultural Enterprise Viability in Dural prepared by Urbis dated November 2016; 

 Heritage Impact Statement prepared by Urbis dated February 2016;  

 Preliminary Site Investigations Reports prepared by ADE Consulting;  

 Services Connections Report prepared by Arup dated 11 October 2016; 

 Survey prepared by Land Partners dated 17 July 2015; and 

 Acoustic Assessment prepared by WSP Parsons Brinkerhoff dated September 2016. 

1.4. REPORT STRUCTURE 
This Planning Proposal is structured as follows:   

 Section 1: Introduction 

 Section 2: Description and analysis of the site and local context with reference to metropolitan strategic 
planning and infrastructure projects;  

 Section 3: Overview of Current Planning Controls;  

 Section 4: The Planning Proposal, including the  

 Part 1:Objectives and intended outcomes of the planning proposal;  

 Part 2: Explanation of the provisions of the proposed amendment to the LEP;  

 Part 3: Justification of the Planning Proposal and Concept Urban Layout and Form;   

 Part 4:Mapping;  

 Part 5: Consideration of the community consultation likely to be associated with the Planning 
Proposal; and 

 Part 6: Project Timeline.  

 Section 5: Conclusion 
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2. CONTEXT AND THE SITES 
2.1. REGIONAL CONTEXT 
The land, subject to this planning proposal, is located north west of the Sydney Metropolitan Region and 
beyond the urban fringe in the The Hills Local Government Area (LGA), which is located approximately 30 
kilometres from the Sydney CBD (GPO). Refer to Figures 1 and 2.  

The Hills LGA covers an area of approximately 40km² and is home to approximately 192,230 people (ABS, 
2015). The predominant character of residential development across the LGA is low density housing, 
reflected in overall population density of 4.8 persons per hectare.  

While the ABS (2016) reported growth in high and medium density housing over the period of 2006 to 2011, 
single dwellings are still preferred, accounting for 60.9% of housing growth in the LGA, a high percentage of 
which (92.4%) are owner occupied.  

This is likely to change following the completion of the North West rail link, which will encourage increased 
densities within the established centres around key future transport nodes. 

Figure 1 – A Plan for Growing Sydney (Source: www.planning.nsw.gov.au) 

 

 
 

Site Locality  
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Population demographics for The Hills LGA reflect dominant cohorts in the younger workforce (25 to 34) and 
“parents and homebuilders” (35 to 49). As with many areas throughout Sydney and NSW, there is an aging 
population, with approximately 16.7% of the residents between the age of 60 – 85+.  

Reflective of the dominant cohorts (moving into and within the “parents and homebuilders phase”) combined 
with the delivery of rail infrastructure contributing to increased residential opportunities and densities, 
population is estimated to grow by 33.47% over the next 15 years to 2031, to 248, 899 people.  25.2% of this 
population will be aged between 55 and 85 +. 

2.2. LOCAL CONTEXT 
Dural covers an area of approximately 1,462 hectares (or 15km²) and in 2011 was home to 2,832 residents 
with a population density of 1.94 persons per hectare. In general, the population of Dural has remained 
stable since 2001 due to the limited residential land stock and release. 94% of residents in Dural are private 
owner/occupiers, with the majority of residents aged 35 to 49 falling within the service age group described 
as “parents and homebuilders”.   

Rural land with the LGA is used mainly for hobby farms, nurseries and orchards, especially citrus fruits. 

Figure 2 – Dural Locality Map (Source: www.google.com) 

 

 
 

Site locality 

Dural LGA Boundary 
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The immediate context of the land that makes up the northern and southern land holdings is shown in Figure 
5. The prevailing context would be presently described as peri urban, reflecting a mix of urban and rural 
character, denoting the site and its surrounds as an area in transition.  
 

Figure 3 – Regional Context of the Sites (Source: AECOM, 2016) 

 

The sites are bookended by urban development forms, including Round Corner to the South and the Dural 
Neighbourhood Centre to the north. Both urban areas are presently being expanded by recent approvals for 
development and rezoning applications that will have transformative influences on built form character and 
density. Furthermore, the locality in the short to medium term will be influenced by significant planning 
proposals and Development Approvals that are being considered by The Hills and Hornsby Councils, 
including:  

 Former Timber Yard;  

 South Dural;  

 Dural Service Centre; and  

 The Cascades Development. 

 

  

The Sites 
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FORMER TIMBER YARD, OLD NORTHERN ROAD, DURAL 

A Planning Proposal to rezone land at Nos. 582 and 582A Old Northern Road, Dural was submitted to 
The Hills Shire Council on 23 October 2014, seeking to rezone the land from RU6 Transition to R3 
Medium Density Residential (7/2015/PLP). The location of the land subject of the proposal is shown in 
Figure 4 

The Panning Proposal seeks to facilitate redevelopment of the site to deliver the following:  

 Six (6) x two (2) bedroom townhouses;  

 47 x three (3) bedroom townhouses; and 

 Four (4) x four (4) bedroom townhouses;  

Future redevelopment under the current concept plan, will also deliver supporting areas of open space. 

Figure 4 – Plans Relating to Old Northern Road Planning Proposal (Source: RTP,2016) 

 

 

 
Picture 1 – Location of Site  Picture 2 – Concept Layout 
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SOUTH DURAL: PLANNING PROPOSAL 

A Planning Proposal to rezone existing rural land for urban purposes as shown in Figure 5 received 
Gateway Approval on 7 March 2014.  

The objective of the proposal is to facilitate comprehensive redevelopment of the land for urban purposes, 
including residential and mixed use developments. The proposal includes employment uses and the delivery 
of new infrastructure to support anticipated growth. The proposal seeks to amend the local zoning maps as 
well minimum lot sizes and height of buildings to reflect a low density urban form.  

The South Dural Urban Investigation Area, Retail and Commercial Potential Report, prepared by Don Fox 
Planning (2008), submitted in support of the Planning Proposal indicates that the following the rezoning, 
future redevelopment could achieve:  

 A maximum of 2,900 new residential dwellings; and  

 Between 1,300m² and 3,000m² retail and commercial floor space (dependant on the delivery of a small 
supermarket).  

The economic report indicated that the increase in residential density may also contribute to an increased 
demand in medical, child care and education services within the locality.  

Despite the above figures (taken from the supporting Retail and Commercial Potential Report prepared by 
Don Fox Planning), the proposal, at the time of receiving Gateway Determination, was not supported by 
detailed plans stipulating the future potential yield with respect to dwellings numbers and non-residential floor 
space. A copy of the submitted concept plan, detailing the extent of land to which the proposal relates is 
provided at Figure 5. The proximity of the subject sites to the land, subject of the South Dural Planning 
Proposal is shown in Figure 6. 

Figure 5 – South Dural: Indicative Concept Plan (Source: Shire Council Website) 
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DURAL SERVICE CENTRE: NEW LINE ROAD, DURAL 

The Planning Proposal seeks to rezone the subject properties from IN2 Light Industrial to B2 Local Centre, in 
support of a retail development. No amendment was proposed for changes to the adopted building height 
(10.5 metres) and floor space ratio (0.7:1). The proposal envisages the expansion of the Dural Business 
Park to the south to facilitate the delivery of a new shopping centre including supermarket, medical centre 
and commercial space.  

The proposal was reported to Hornsby Council on 13 April 2014 and received a recommendation of support 
for referral to the Department of Planning and Environment for Gateway Approval. 

2.3. THE SITES 
The land to which the Planning Proposal relates is made up of multiple individual land parcels that are 
broadly divided into the Northern and Southern Sites. The general location of these unconsolidated holdings 
is shown in Figure 6 and summarised in Table 1. 

Figure 6 – Aerial View of the Southern and Northern Sites and Surrounding Context (Source: Urbis, 2016) 

 

 
 

SOUTH DURAL PLANNING PROPOSAL 
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Table 1 – Summary of Landholdings 

Northern Site Southern Site 

626 Old Northern Road, legally described as Lot 2 in 

DP 541329 (2.023 hectares) 

606 Old Northern Road, legally described as Lot 1 in 

DP73652 (1.622 hectares) 

27 Derriwong Road, legally described as Lot 9 in 

DP237576 (2.025 hectares) 

602 Old Northern Road, legally described as Lot 1 in 

DP 656036 (1.967 hectares) 

618 Old Northern Road, legally described as Lot X in 

DP 501233 (4.777 hectares) 

600A Old Northern Road, legally described as Lot 

101 in DP713628 (6,331m²) 

21 Derriwong Road, legally described as Lot 2 in 

DP567995 (2.023 hectares) 

600 Old Northern Road, legally described as Lot 100 

in DP 713628 (2.211 hectares) 

 5 Derriwong Road (also described as 586 Old 

Northern Road), legally described as Lot 11 

DP866560 (6,024m²). 

 7 Derriwong Road, legally described as Lot 12 in DP 

866560 (1.211 ha) 

 590 Old Northern Road, legally described as Lot D in 

DP38097 and Lot D in DP39261 (859.9m²) 

 584 Old Northern Road, legally described as Lot 1 

DP660184 (746.1m²) 

Total area: 10.848 hectares (108,480m²) Total area: 10.617 hectares (106,171m²) 

 

2.3.1. Topography 

The northern site slopes away from Old Northern Road towards Derriwong with a variable gradient ranging 
from 6-8%. While the southern site also has south, southwest slope away from Old Northern Road towards 
Derriwong the gradient is much lower ranging between 3-5%.  

A detailed survey showing local landform of each of the lots is provided at Appendix I. 

2.3.2. Hydrology 

SURFACE WATER FLOW 

As outlined in section 2.2.1 the land generally slopes away from Old Northern Road in a west, south west 
direction towards the natural drainage lines and permanent water courses.  
Eco Logical Australia have undertaken an assessment of the sites and the surrounding lands, identifying that 
several tributaries of the O’Hara Creek drain away from the sites and converge at the O’Hara Creek to the 
west and south-west of the site. O’Hara’s Creek is identified as a “major creek” line by Eco Logical (refer to 
Appendix D), the creek flows in a north-west direction (Figure 7) and is buffered by existing and established 
native vegetation refer to Figure 8). 
 

GROUNDWATER FLOWS 

The presence of groundwater flows is anticipated given the presence of a series of streams and creek lines 
within the immediate context of the sites. ADE Consulting (Appendix G) anticipates that local groundwater is 
likely to flow in a westerly direction towards O’Hara Creek which is located approximately 200 metres to the 
west, flowing south to north.  
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Figure 7 – Local Topography and Hydrology Lines 

 
 

2.3.3.  Local Geology 

SOILS 

ADE Consulting Group have undertaken preliminary site investigations and determined that the sites are 
located on a Glenorie Soil Landscape (gn) as indicated on the Sydney Soil Landscape Map prepared by the 
Soil Conservation Services of NSW. 

The geology of the Glenorie Soil Landscape is underlain by Wianamatta Group Ashfield Shale and Bringelly 
Shale formations. The Ashfield Shale is comprised of laminate and dark grey shale. Bringelly Shale consists 
of shale, calcareous claystone, laminate and fine to medium grained lithic-quartz stone. 

Soils are shallow to moderately deep (< 100cm) with variability across upper slopes and drainage gullies. 
The topsoil (A1 Horizon) consists of a friable dark brown loam, with moderately to strongly pedal structure, 
pedal single-grained structure and porous sandy fabric. The pH ranges from strongly acid (pH 4.0) to slightly 
acid (pH 6.0). 

Beneath this layer occurs the B Horizon consisting of hard setting clay loam. The pH ranges between 
strongly acid (pH 4.0) to slightly acid (pH 6.5). The B Horizon is brown strongly pedal medium clay. The pH 
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varies from strongly acid (pH 4.5) to moderately acid (pH 6.5). Strongly weathered sandstone fragments are 
common. Roots and charcoal fragments are rare. 

It should be noted that the area occurs close to a transition between Glenorie and Lucas Heights soil 
landscapes and therefore transitional phases may occur and vary depending on the exact location. 

ACID SULPHATE SOILS 

The sites are identified on the adopted planning maps as low risk and unlikely to contain acid sulphate soils. 

 

2.3.4. Flora and Fauna 

The sites have been substantially cleared and consist mainly of grassed land that is currently unutilised for 
any agricultural purposes.  

Land to the south, forming the riparian lands, around the O’Hara’s Creek line and tributaries contain 
significant areas of vegetation. 

2.3.4.1. Flora (Species and Vegetation Communities) 

Assessment of existing vegetation mapping was undertaken by Eco Logical Australia and ground-truthed by 
site inspections of land subject of this proposal. Land adjacent to and surrounding the sites subject of the 
proposal was also the subject of desk top review.  

Eco Logical concludes that while the majority of the site has been substantially modified to support historical 
use as market gardens, pockets of native vegetation are present both on the site and on land adjacent and 
surrounding. The distribution of identified vegetation communities is shown in Figure 8.  

The majority of all the sites, subject of this proposal, support exotic species with the notable exception of:  

 Sporadic patches in the southern lot that contains Eucalyptus saligna (Sydney Blue Gum), including 
mature specimens and regenerating saplings. Eucalyptus saligna (Sydney Blue Gum) is a key diagnostic 
species of the Blue Gum High Forest (BGHF) listed as a critically endangered ecological community 
under the Threatened Species Conservation Act 1995 (TSC Act).  

 A small linear patch of Sydney Turpentine Ironbark Forest (STIF) located in the northern site along the 
western boundary to Derriwong Road. STIF is listed as an endangered ecological Community under the 
TSC Act.  

Land within the broader study area may also support STIF and BGHF, indicated by the presence of key 
characteristic species such as Syncarpia glomulifera (Turpentine) and Eucalyptus saligna. Refer to Figure 8.  

Despite the presence of protected vegetation communities, no individual threatened flora species were 
recorded. 

2.3.4.2. Fauna 

Eco Logical having undertaken a high level mapping assessment of vegetation combined with field validation 
determining that the site contains limited faunal habitat or foraging availability owing to:  

 Limited availability (presence) of farm dams,  canopy and hollow bearing trees recorded within the sites; 

 Limited presence of native species in the under or canopy storey layers limiting the generation of leaf 
litter and woody debris to provide faunal habitat.  

Consequently the site is unlikely to support significant permanent faunal species communities and where 
present they are likely to be highly mobile, such as threatened micro bats and birds (such as Little Eagle) 
that may utilise the area for occasional foraging and roosting.  

Notwithstanding, during the site inspection Ecological recorded one migratory species, Ardea ibis (Cattle 
Egret) foraging on the site with livestock. The species is listed under the Environmental Biodiversity 
Conservation Act 2000 as being present on the site and is common in disturbed environments. 
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Figure 8 – Distribution of Vegetation Communities (Ecological Report, November, 2015)  
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2.3.5. Bushfire 

The land is identified as being located within the vegetation buffer (100 metres and 30 metres) on Council’s 
adopted bushfire prone land planning maps (Figure 9). 

Figure 9 – Extract of Bushfire Planning Map (Source: Hills Shire Council) 
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2.3.6. Access and Movement 

2.3.6.1. Public Transport 

The sites are accessible via public transport, with regular bus services available along Old Northern Road. 
Both sites are immediately adjacent to the north bound service stop with south bound services available on 
the opposite side of Old Northern Road accessible via the pedestrian over pass or traffic controlled 
intersection. South bound services connect to Pennant Hills and Castel Hill. While north bound service 
connect to Glenorie.  

The location of bus stops along Old Northern Road in relation to the sites is shown in Figure 10. 

Figure 10 – Public Transport Connections and Routes Servicing the Sites 
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2.3.6.2. Vehicle Access 

The existing local road network currently supports the following vehicle access, egress and movements:  

 Old Northern Road/New Line Road: A two way, classified road, serving and the main vehicle 
movement route into and out of Dural and connecting the sites to Round Corner and Dural Centres.  

 Derriwong Road is a minor two way collector/local road to the west of the sites that is accessed via Old 
Northern Road. 

Figure 11 – Existing Road Network (Source: AECOM, 2016) 
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2.3.6.3. Pedestrian and Cycleway Access 

Formal pedestrian footpaths are provided along the western side of Old Northern Road, connecting the sited 
to Round Corner in the south and the Memorial Hall and Dural Public School to the north. There is currently 
no footpath provision on Derriwong Road.  

An extensive cycleway network is available, on road and off throughout the Hills extending throughout Dural 
including the sites (Figure 12). 

Figure 12 – Existing Cycle Way Routes (Source: AECOM, 2016) 

 
 

2.3.7. Social Infrastructure 

The sites are located between two (2) urban centres, Round Corner to the south and the Dural 
Neighbourhood Centre to the north. These urban centres offer a range of services including:  

 Banking institution (Commonwealth Bank Branch);  

 Post office;  

 A range of specialty retail premises; and  

 Supermarket.  

Beyond the urban, retail and commercial centres, the sites are well located with respect to local schools 
including, Dural Public School, Redfield College, The Hills Grammar and Pacific Hills Christian School. 
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2.3.8. Services and Utilities 

Preliminary investigations into the availability of services and utilities have been undertaken by AT&L 
(Appendix H) and Arup (Appendix I). The investigations identified the following:  

 Water services are available within the area to service the sites;  

 The land is not presently serviced by sewer mains, existing services south of the site will need to be 
extended (and potentially) upgraded to support the new residential development and increased density; 

 Electricity is available to the site, the utility can be upgraded to meet anticipate additional loads.  

 Gas is currently available within the area, by Jemena.  

 Telecommunications cables are currently available. 

 Owing to the current rural character of the site, there is limited formal infrastructure within the sites. Each 
is capable of gravity drainage to an adjacent street that connects to the existing Council stormwater 
system. 
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3. CURRENT PLANNING CONTROLS 
3.1. THE HILLS LOCAL ENVIRONMENTAL PLAN 2012 
The following clauses of The Hills Local Environmental Plan 2012 (THLEP 2012) are relevant to the land and 
the proposed amendments. 

3.1.1. Zoning and Land Use 

As shown in Figure 13 the site is currently zoned RU6 Transition. 

Figure 13 – Extract of LEP 2012 Zoning Map Showing Location of the Sites 
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3.1.2. Floor Space Ratio 

As shown in Figure 14 land for residential purposes is unconstrained by FSR controls, land within the B2 
Local Centre is subject to a maximum FSR of 0.5:1. 

Figure 14 – Existing FSR Planning Map 
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3.1.3. Height of Buildings 

The Height of Buildings planning map permits buildings up to 10 metres on the sites. Urban land to the south 
of the site in Round Corner Town Centre is permitted building of between 8.5 metres and 12.0metres in 
height, with the variable heights reflecting the change in land use with higher building forms up to 12 metres 
permitted on land zoned B2 Local Centre. 

Figure 15 – Existing Height of Building Map 
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3.1.4. Heritage 

The site is located within proximity five (5) identified heritage items within and immediately adjacent to the 
sites, as well as Old Northern Road extending along the eastern boundary, listed as an item of 
archaeological significance. The Planning Proposal does not seek to amend the heritage planning map. 

Figure 16 – Heritage Planning Map THLEP 2012 and HELP 2013 
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3.1.5. Minimum Lot Size 

The minimum lot size applying to the land is 2 ha (2,000m²). Land to the south of the site in Round Corner is 
permitted to be a minimum of between 600m² and 700m². Increase density, reflected in the reduction of 
minimum lots sizes to 600m² is permitted within the Round Corner Town Centre and Dural Neighbourhood 
Centres where land is zoned B2 Local Centre and B1 Neighbourhood Centre. Refer to Figure 17. 

Figure 17 – Existing Minimum Lot Size Map 
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4. THE PLANNING PROPOSAL 
This Planning Proposal has been prepared in accordance with Section 55 of the Environmental Planning and 
Assessment Act 1979 with consideration of the Department of Planning and Environment’s “A guide to 
preparing planning proposals” dated August 2016.  

The Planning Proposal is addressed in the following six (6) parts:  

 Part 1: A statement of the objectives and intended outcomes of the proposed instrument;  

 Part 2: An explanation of the provisions that are to be included in the proposed instrument;  

 Part 3: The justification for those objectives, outcomes and the process for their implementation;  

 Part 4: Mapping;  

 Part5: Details of community consultation that is to be undertaken for the planning proposal;  

 Part 6: Project Timeline. 

Discussion for each of the above parts is outlined in the following sections. 
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PART 1 – OBJECTIVES AND INTENDED OUTCOMES 
OBJECTIVES 
The primary objectives of the Planning Proposal specific to the site are as follows:  

 Rezone the land from rural to urban purposes to allow for the delivery of low density residential lots;  

 Support orderly and economic use of otherwise underutilised rural land;  

 Provide a height control that responds appropriately to the variable development forms while ensuring 
compatibility with the context the transitioning context;  

 Deliver a suitable urban layout and structure that will provide for future and logical connections with 
existing and future urban land, allowing for improved permeability;  

 Improve the access and safety of vehicle movements around the existing Dural Public School;  

 Ensure that new development is appropriate to the surrounding and likely future built form context and 
provides an acceptable transition the (new) rural edge; and  

 Ensure that the development provides an appropriate relationship to and protection of existing heritage 
items. 

INTENDED OUTCOMES 
The intended outcomes of the Planning Proposal are as follows:  

 To rezone the land from rural to urban to facilitate the delivery of increased residential density; and 

 Amend the appropriate development standard maps, for height of buildings and minimum lot size shown 
at Part 2 of this Planning Proposal.  

The intended overall outcome of the Planning Proposal is to facilitate the redevelopment of the site to 
accommodate low density residential uses which will aid in meeting housing demand and whilst also 
contributing to housing diversity within the locality.  In doing so, the proposal will contribute to the NSW State 
Government’s vision to increase the delivery of housing within proximity to existing centres aimed at 
strengthening their economic viability and growth.   
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PART 2 – EXPLANATION OF PROVISIONS 
The objectives and intended outcomes of the Planning Proposal will be achieved by amending the zoning, 
minim lot size and building height maps of THLEP 2012 as they apply to the sites, as outlined in the following 
sections. 

LAND ZONING MAP 
The proposed amendment seeks to a rezone the existing RU6 Transition zone to the R2 Low Density 
Residential zone as indicated in Figure 18. 

Figure 18 – Proposed Zoning Map 
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HEIGHT OF BUILDINGS 
Amendment of the LEP 2012 Height of Buildings Map in accordance with the proposed height map is shown 
in Figure 19, which indicates a maximum permissible 9.0 metre limit height across the site. The 9.0 metre 
height control is consistent with the adopted development standards for residential development with Round 
Corner. 

 

Figure 19 – Proposed Height of Buildings Map 
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MINIMUM LOT SIZE 
Amendment of the LEP 2012 Minimum Lot Size map in accordance with the proposed minimum lot size map 
is shown in Figure 20 is 700m². 

The proposed minimum lot size for residential subdivision is consistent with the minimum lot size adopted 
under the provision of THELP 2012 for residential land within Round Corner. 

We understand that it is in Council’s long term strategy to provide an additional east-west connection from 
Annangrove Road through to Old Northern Road. To facilitate a wider road reserve to accommodate a future 
connection, an additional clause is proposed to be added under Part 7 of THLEP to allow lots within the 
northern portion (identified as “Area C” in Figure 20 below) to have a minimum lot size of 600m². The clause 
would require that development in this area would result in more than 101 residential lots, which is the yield 
achieved based on regular road reserve widths. 

A draft clause under Part 7 is provided as follows: 

“7.12 Residential development yield on certain land in Dural 

(1) The objectives of this clause are as follows: 

(a) to facilitate the provision of a road reserve to accommodate future road networks, 

(b) to ensure development does not place an unreasonable burden on the provision of 
services, facilities and infrastructure in the area to which this clause applies. 

(2) This clause applies to land identified as “Area C” on the Key Sites Map. 

(3) The consent authority may consent to the subdivision of land to provide a maximum of 101 
residential lots. 

(4) Development consent must not be granted to the subdivision of land to which this clause 
applies if the development has minimum lot sizes of less than 600m².” 

Figure 20 – Proposed Minimum Lot Size Map 

 
  

Area C 
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PART 3 – JUSTIFICATION FOR THE PLANNING PROPOSAL 
SECTION A – NEED FOR A PLANNING PROPOSAL 
Is the Planning Proposal a result of any strategic study or report? 

No. The Planning Proposal is a proponent initiated change that responds to the outcomes of a market 
analysis of the area undertaken by Urbis (Economics and Market Research) that identified:  

 Existing and continued demand for residential properties including: 

 Existing and continued demand for smaller lots, including townhouses and larger apartments by 
existing residents looking to “down size” from acreage who do not want to leave the Dural area; and 

 Demand for larger lots in areas outside Kellyville and Castle Hill, due to lower market entry prices. 

A comprehensive urban design study (Appendix A) has been undertaken to support this Planning Proposal 
and provides context to the proposal including future connectivity with surrounding land in terms of land use 
zoning as well as urban form, connectivity and layout (i.e. precinct structure planning)  

In preparing this Planning Proposal, alternate development options have been examined and tested in 
regards to the layout of the street network and built form to ensure that future development is appropriate to 
the context of the site and the locality. This is addressed in Section C of this Planning Proposal and 
Appendix A containing the Urban Design Report. Urban form and layout has been developed to respond, 
where possible, to site constraints including bushfire, ecology (flora and fauna) and heritage. The Planning 
Proposal is also supported by a Traffic Impact Assessment was prepared by AECOM Consultants 
(Appendix C). 

The Planning Proposal details how amendments to the current controls of THLEP 2012 can be realised with 
minimal adverse environmental impacts. 

Is the Planning Proposal the best means for achieving the objectives or 
intended outcomes or is there a better way? 

A Planning Proposal is the most appropriate mechanism of achieving a rezoning of the land from rural to 
urban. There is no other alternative that would permit the residential uses with proposed lot size and building 
height. 

SECTION B – RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK 
Is the Planning Proposal consistent with the objectives and actions of the 
applicable regional or subregional strategy? 

In December 2014 the NSW Government published A Plan for Growing Sydney. Consistency with A Plan for 
Growing Sydney and the directions for the West Central Subregion is discussed below. 

A PLAN FOR GROWING SYDNEY (2034) 

A “Plan for Growing Sydney” sets the high level strategic vision to guide the development of the Sydney 
Metropolitan Region. The plan is framed around Key Directions and Actions to inform productivity, 
environmental management and liveability (Refer to Figure 1).  

Dural is located in the northwest of the Metropolitan Region and is identified on the high level strategy map 
as forming part of the “Metropolitan Rural Area” approximately 3 kilometres from the “Metropolitan Urban 
Area”.  

Despite the location of the sites beyond the urban fringe, recent gateway and development approvals on 
land to north and south of the sites are contributing to transition in the nature, density and scale of 
development. The cumulative outcome of the recent approvals will extend the urban fringe and contribute to 
the increasingly urbanised character of the area.  

The site, while not specifically identified in the metropolitan strategy, A Plan for Growing Sydney, it is located 
within proximity to strategic growth centres and corridors including Rouse Hill, Castle Hill and Hornsby. The 
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proposal to rezone land within the immediate proximity to the urban fringe would support key directions and 
actions of the metropolitan plan as outlined in Table 2. 

Table 2 – Consideration of the Planning Proposal against the relevant directions and actions  

Direction / Action Comment / Consistency 

Goal 1: Sydney’s Competitive Economy 

Direction 1.10: Plan for education 

and health services to meeting 

Sydney’s growing needs. 

The Planning Proposal seeks to rezone the land for residential 

purposes in a location proximate to a number of existing and planned 

health and education facilities. These facilities are located within Dural 

Neighbourhood Centre and Round Corner as outlined in Section 2.3.7.   

Action 1.11.3: Undertake long 

term planning for social 

infrastructure to support growing 

communities. 

The indicative subdivision plan allows for future open space to be co-

located with compatible land uses including the existing school and 

public hall to support a range of future recreational opportunities for a 

broad cross section of the community (existing and future). 

Goal 2: A City of housing choice, with homes that meet our needs and lifestyles; Sydney’s Housing 

Choice 

Direction 2.1: Accelerate housing 

supply across Sydney to deliver 

664,000 new dwellings by 2031. 

Action 2.1.1: Accelerate housing 

supply and local housing choices 

Dural, while currently located with the Metropolitan Rural Area, is 

located only 1.6 kilometres north of urban zoned land and 3km from 

the metropolitan urban fringe. 

The social demographic of Dural is families and over 55’s. Strategic 
housing and economic investigation demonstrates a demand for 

smaller housing lots driven by relative affordability for young families 

as well as demand generated by “empty nesters” and retirees looking 
to remain in the “village” like area but wanting to down size from 2 
hectare properties.  

The proposal is consistent with current demand for an alternate 

housing product within a homogenous supply environment combined 

with planning for long term growth up to 20 years in the future. 

Direction 2.3: Improve housing 

choice to suit different needs and 

lifestyles.  

Action 2.3.1 Require Local 

Housing Strategies to Plan for 

range of housing types. 

This proponent initiated Planning Proposal has examined local 

demographics and market demand to determine the need and desire 

of existing and future residents to provide for housing supply and 

choice. 

In particular the proposal will facilitate the delivery of smaller land 

holdings within a desirable location to support couples, families 

looking to upscale (i.e. 2nd or 3rd time buyers) who cannot afford to 

purchase in strategic growth centres and need larger family lots and 

older residents looking to downsize from 2 ha holdings and age in 

place. The delivery of an “in between” residential product would 
support the 50 per cent of the aging population would prefer to remain 

within their existing community while allowing for housing choice to 

provide “Universal Housing” allowing aging in place. 
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Direction / Action Comment / Consistency 

Goal 4: Sydney’s sustainable and resilient environment 

Direction 4.1: Protect our natural 

environment and biodiversity.  

Action 4.1.1: Protect and deliver a 

network of high conservation value 

land by investing in green corridors 

and protecting native vegetation 

and biodiversity.   

The sites have been substantially cleared of vegetation. An extensive 

vegetation corridor (located outside the site boundaries) is located to 

the south/southwest and follows the O’Hara Creek Line.  

An ecological assessment of the land and surrounds has been 

undertaken and identified the presence of endangered and threatened 

flora communities within the sites.  

The current concept plan for development of the southern site will 

require the removal of the identified flora community. Assessment of 

their condition by ELA has concluded, the surveyed species are in a 

poor condition and highly fragmented.  

Notwithstanding this, the species may be present throughout the 

extensive vegetation corridor located to the south/southwest that will 

not be affected by the proposal. Detailed consideration of the potential 

for environmental impact is considered in Part 3, Section C of this 

Proposal and the attached ELA report. It is considered that there are 

alternatives that may overcome the potential for adverse impacts. 

Action 4.1.2: Prepare a strategic 

framework for the metropolitan 

rural area to enhance and protect 

its broad range of environmental, 

economic and social assets. 

The land is located within an “Agricultural cluster” as depicted on 
Figure 25 of APFGS.  

The Planning Proposal is not considered to result in a loss of 

commercially viable or productive agricultural land. Surrounding land 

uses are predominantly urban in nature including local centres to north 

and south providing services such as educational establishments and 

retail and commercial operations. The nature of the surrounding uses 

compromise its ability to be utilised for agricultural purposes. Rezoning 

the land from rural to urban purposes may provide for the following:  

 Boost the economy and support the growth of Round Corner and 

Dural Centres; and 

 Improve access to Dural Public School. 

Direction 4.2: Building Sydney’s 
resilience to natural hazards.  

Action 4.2.3: Map Natural Hazard 

Risks to inform land use planning 

decisions. 

The Planning Proposal has been informed by mapping of local 

constraints and opportunities including ecological characteristics, 

flooding and fire hazard.  

As discussed in Part 3, Section C of this Planning Proposal, 

investigations conclude that existing environmental sensitivities can be 

appropriately and adequately managed to ensure suitability of the land 

for residential purposes. 
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West Central District 

The Hills LGA forms part of the West Central District that provides for contained growth of Sydney Region. 
The Metropolitan Plan has identified that the West Central Subregion will be the focus of significant 
infrastructure, including the extension of the rail network.  

The West Central District is anticipated to experience population growth of approximately 1.9 per cent to 
2031, 0.3 per cent above the average of the Sydney Metropolitan Region. Of this growth 3.5 per cent will be 
persons aged over 65 years of age, double the current population proportion. The highest anticipated growth 
by household type is lone person households reflecting 2.6 per cent.  

The priorities of the Subregion are generally focused on delivering priority precincts. While the subject land is 
located outside these precincts, the proposal will play a role in delivering housing and diversity of housing 
stock within an otherwise homogenous residential area.  

Priority Statement: Accelerate housing supply and choice through the identification of suitable land for 
housing and employment growth coordinated with infrastructure.  

Response: The Planning Proposal will provide for the delivery of additional housing. The delivery of housing 
in this location will respond to a measured market demand for smaller lifestyle lots (i.e. below 2 hectares) 
allowing for existing residents to down size or growing families an affordable residential lot within the peri-
urban setting with access to schools, village centres and public transport connections. 

Is the Planning Proposal consistent with the local Council’s community 
strategic plan, or other local strategic plan? 

The Hills Local Strategy (2008) 

The Hills Local Strategy is underpinned by a series of eight (8) Directions Papers, each containing key 
directions for achieving the developmental goals of the Shire. The consistency of the proposal against each 
of the relevant actions of the Directions Papers has been considered in the following sections. 

The Hills Residential Directions (2008) 

The Hills Residential Directions Paper was adopted on 10 June 2008 to inform the development of The Hills 
LEP 2012. The Directions Strategy is based on four (4) key directions, including:  

 Accommodating Population Growth;  

 Respond to changing housing needs;  

 Provide a sustainable living environment; and  

 Facilitate quality housing outcomes.  

The Directions Paper recognises that achieving the key directions (or goals) is a challenge due to the 
following:  

 Maintaining the “garden” image of the Hills Shire while delivering housing mix and providing affordability 
(delivering a homogenous housing stock to provide large garden settings);  

 Encouraging timely delivery of residential development;  

 Accommodating an aging population;  

 Fostering and maintaining a safe and secure communities; and  

 Balancing urban growth with the preservation of ecological and environmental objectives.  

The aims and objectives of the Residential Directions Paper align with the former Metropolitan Plan for 
Sydney and Northwest Subregional Strategy. The Discussion Paper examined the outcomes of the previous 
Residential Development Strategy 1997, which introduced residential density uplift across 16 target sites and 
adopted a “Residential Structure Plan” to support the delivery of new and intensified residential development 
(refer to Figure 20).  

The subject sites of the Planning Proposal are located in the north of The Hills LGA and are identified as 
“rural land” within close proximity and between urban zoned centres including of Round Corner Town Centre 
(including residential zoned land) and Dural Neighbourhood Centre.  
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In 2008, residential growth priorities focused on development within established urban areas (centres).  
Development focuses were predominantly aimed at delivering apartments within Baulkham Hills, Castle Hills 
and Carlingford. At this time there was a slow take up on the opportunity to develop “townhouses” in Dural, 
including land within the town centre of Round Corner. The paper concluded that one of the key challenges 
in facilitating higher density development within this form of development had been access to jobs, transport 
and facilities.  

Notably in the intervening eight (8) years since the paper was adopted by Council, published demand trends 
have significantly altered, with Urbis’ market analysis indicating a significant increase in the demand for town 
house and smaller lot style residential development within the area. Consequently, despite the status of this 
strategic vision paper the directions are inconsistent with current market demand. 

Figure 21 – Residential Structure Plan (Source: The Hills Residential Discussion Paper, 2008) 

  

 

Despite inconsistency between these older strategies and the current market demand assessment, the 
proposal has been considered against the relevant key directions of the Hills Residential Directions Paper, 
concluding the following;  
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Key Direction 2.1.2: Housing Needs: As demonstrated in the urban design report (Appendix A) careful site 
planning has considered the potential interface issues combined with massing and scale to ensure 
compatibility with the peri-urban/fringe locations of the sites. The proposed R2 Low Density Residential land 
will accommodate development of a scale subordinate to the rural aesthetic of the locality.    

Whilst it is acknowledge that the development will contribute to an extension of the metropolitan boundary 
into current rural land, the sites and their immediate surrounds are bookended by current urban zoned 
centres that have been the focus of recent approvals to expand their capacity. It is therefore considered that 
the “infill” of this area reflects a logical extension of existing urban areas on land that has otherwise been 
deemed unsuitable for meaningful agricultural purpose.  

Key Direction 2.1.3 and 2.2.1: Housing Diversity and Affordability: The proposal will deliver greater housing 
diversity within market that currently presents a largely homogenous housing offering. There is also limited 
land for development, with ABS statistics indicating that there has been marginal increase in land availability 
in the past 10 years due to limited supply. Residents looking to down size are required to relocate to 
urbanised areas where prices are rapidly escalating and where market re-entry is competitive.  

The proposal will deliver a desirable product that aims to fill a current market “gap”.  A market analysis of 
demand for residential properties by type has been undertaken by Urbis (Appendix B) and concludes that 
there is demand for new residential land in the area. 

The Hills Scenic Directions Paper 

 

The Hills Centres Direction Paper provides overall strategic context for the planning and management of the 
development and growth of centres within the Hills Shire to 2031. The residential proposal will support the 
viability commercial growth within existing centres, in addition to recent significance applications discussed 
below.   

The sites are located between two (2) nearby centres identified in the Discussion Paper, Round Corner to 
the south identified as a “Town Centre” and “Dural” to the north, identified as a neighbourhood/rural centre. 
Under the THLEP 2012, the centres are zoned B2 Local Centre and B1 Neighbourhood Centre, respectively.  

The relevant outcomes of the discussion paper in relation to the sites and surrounding locality include:  

 A recommendation to restrict rezoning or expansion of the Dural Centre (north of the site) due to the 
potential for impact on the primacy of Round Corner; and  

 Identification of limited growth demand for the retail centres of Round Corner or Dural, to specialty retail 
outlets.  

Notwithstanding, in the intervening eight (8) years to 2016 the residential market and demand for increased 
density has grown and The Hills Council have supported the following significant applications that have 
altered retail opportunities within the locality:  

 Cascades: 636 Old Northern Road, Dural that will deliver 17 residential apartments, 5,421m² of gross 
leasable floor area containing a mix  of business, shops, medical, restaurants, cafes, child care centre 
and recreation space.  

 Planning Proposal:  488-494 Old Northern Road, Dural - Rezoning from RU6 Transition to part B2 
Local Centre & part R3 Medium Density Residential & that a floor space ratio standard of 0.75:1 be 
implemented over the land zoned B2. Approved at gateway.  

The planning proposal does not include a commercial component, rather it is envisaged that the future 
residential population will support the viability of existing and planned retail activity in the locality.     

Environmental AND Leisure Directions Paper 

The Environmental and Leisure Directions Paper sets a framework of six (6) key directions for achieving 
Council’s desired approach to the planning, protection and management of the Shire’s environment and 
leisure spaces (private and public). These include:  

1. Protecting and managing the Shire’s environment and leisure spaces.  

2. Providing high quality spaces for community recreation and enjoyment. 

3. Improving the accessibility and connectivity of environment and leisure spaces.  
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4. Providing for public domain spaces that encourage community interaction. 

5. Conserving the Shire’s unique diversity of plants and animals. 

6. Protecting Aboriginal cultural heritage. 

The Planning Proposal is considered to deliver outcomes consistent with Council’s policy direction for the 
delivery and preservation of open space, in particular the envisaged urban form and layout of the each land 
parcel has achieved the following:  

 Preservation of heritage items and curtilage combined with adequate separation to moderate any 
potential interface impacts;  

 Consideration of the broader context and connectivity to adjoining land, in particular land to the south 
forming part of a O’Hara Creek riparian corridor;  

 Delivery of high quality open spaces with respect to size, configuration, access and context. 

Waterways Directions  

The Waterways Direction is built around three (3) priorities for achieving, protection, management and 
maintenance of the Shire’s waterways. These include:  

1. Effective Stormwater Planning;  

2. Effective Stormwater Management; and  

3. Management of Natural Waterways. 

Future development of the land is capable of achieving consistency with the strategic aims and directions of 
the Waterways Policy. The sites are capable of connections to existing stormwater infrastructure and water 
sensitive urban design (WSUD) elements would be developed and implemented at DA stage following the 
Planning Proposal process.  

O’Hara’s Creek is located to the south, south-west of the sites. The land subject of this proposal is outside 
the riparian corridor and as such is unlikely to have a direct influence on water quality or protection. 
Notwithstanding this, as outlined above it is envisaged that WSUD elements would be implemented as part 
of any future development, contributing to reduced nutrient and sediment loads of water reaching the natural 
and manmade water system.  

Consideration of stormwater capacity and connections of the land to existing infrastructure has been 
undertaken and is discussed in detail in Part C of this proposal. The resolution of preliminary investigations is 
that the land is capable of being serviced. 

Rural Lands Strategy (2003) 

The Rural Lands Strategy provides a strategic framework for the Shire’s rural lands to, amongst other 
objectives achieve the following:  

 Protect and enhance the existing and future rural economy – including employment and future 
investment opportunities;  

 Avoid land use conflict; and  

 Respond to social needs and preserve social values of the rural community.  

The Planning Proposal seeks to transform the land from rural to urban land. In considering the consistency 
of the proposal against this strategy regard has been given to the implications of pending or recently 
approved application and proposals for urban development within the immediate locality, including: 

 South Dural Planning Proposal: Approved at Gateway, supporting the rezoning of rural to urban land and 
the potential delivery of 2,900 dwellings and 3,000m² non-residential floor space;  

 Dural Service Centre Planning Proposal: Supported by Hornsby Council and proposing rezoning that 
south of the existing Dural Business Park from IN2 Light Industrial to B2 Local Centre. The Planning 
Proposal, if approved, will facilitate the delivery of a new shopping centre anchored by a supermarket, 
retention of bulky goods retailing, medical centre and commercial space;  



 

URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 
THE PLANNING PROPOSAL 35 

 

 Rezoning of on 488 – 494 Old Northern Road, Dural by the Hills Shire, to increase residential density to 
R3 Medium Density and expand the B2 Local Centre (Round Corner);  

 Approval of the Cascades development to the north of the site, expanding the service and retail offerings 
in the Dural Neighbourhood Centre; and  

 Planning Proposal for the former timber yards at Nos. 582  and 582A Old Northern Road, Dural for 
medium density residential (pending support from Council) 

It is evident from both the number and nature of uses sought across the various proposal and applications 
that the character of the area is transforming. The subject sites are bookended by the two (2) centres of 
Dural to the north and Round Corner to the south and reflect a logical extension to the urban fringe.  

The land is not currently and has not in recent years been utilised for agricultural purposes and its proximity 
to Round Corner and other urban activities make it unsuitable for agriculture use due to the potential for land 
use conflict associated with noise, odour, dust and the like.  

Accordingly, the Planning Proposal reflects a logical extension of existing urban land that does not contribute 
to or cause a loss of viable agricultural land or undermine the objectives of the Rural Lands Strategy. 

Is the Planning Proposal consistent with applicable state environmental 
planning policies? 

The Planning Proposal is consistent with all relevant state environmental planning policies (SEPPs) as 
assessed in Table 3 below. 

Table 3 – Consideration of relevant state planning instruments 

Policy Consistency 

State Environmental Planning 

Policy No. 55 – Remediation 

of Land 

A preliminary site investigation has been undertaken for all lots the subject 

of this Planning Proposal that concludes while the presence of 

contaminants have been detected, all sites  are capable of being made 

suitable for their intended future purpose. Refer to Appendix G.   

State Environmental Planning 

Policy (Infrastructure) 2007 

The following provisions of ISEPP are relevant:  

 Old Northern Road is an RMS controlled road. The proposed 

amendment will require new intersections to be constructed to facilitate 

access and permeability; these are discussed and assessed for future 

performance in the Traffic and Transport Report prepared by AECOM 

(Appendix C). 

 Design measures can be incorporated to mitigate potential road traffic 

noise impacts, as discussed in Section C and the Acoustic Report 

Prepared by WSP Parsons Brinkerhoff (Appendix L).  

Future development envisaged by the Planning Proposal is capable of 

complying with the relevant provisions of the ISEPP. 

State Environmental Planning 

Policy (Rural Lands) 2008 

Baulkham Hills, now known as The Hills Shire Council is listed under 

clause 4 as land to which the SEPP applies.  

The proposal seeks to rezone existing rural lands to allow for urban 

purposes. In this regard, as the Planning Proposal is a request to amend a 

LEP, the application should demonstrate consistency with Part 2 clause 7 

Rural Planning Policies. Notwithstanding the implicit loss of rural lands as a 

consequence of the planning proposal, the LEP amendment demonstrates 

consistency with the principles of the SEPP on the basis of the following:  

(a) The land is not currently used and has not been used in recent 
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Policy Consistency 

years for agricultural purposes. The current land use and zoning of 

surrounding land fragments these holdings from other areas of agricultural 

land to the north. Furthermore the landholdings are effectively bookended 

by urban purposes that further limit the viability of land for any agricultural 

purpose due to the inherent potential for land use conflicts. 

(b) As noted above, the land is fragmented from extensive areas of 

agricultural land to the north and primarily serves as large rural lifestyle lot 

or is undeveloped/unoccupied vacant land. Despite demands in the region 

for some smaller hobby farms, the land is not currently used for agricultural 

purposes.  

(c) As noted above the land is not used for rural purposes and therefore 

provides no social or economic value in its current state.  

(d) The Planning Proposal has taken into account the natural, 

ecological and biodiversity characteristics of the land and responded with 

appropriate zones and lots sizes to manage environmental sensitivities.  

(e) The land is presently zoned RU6 Transition and is located 

immediately north of the urban fringe. Proximity to land uses such as petrol 

stations and commercial developments results in an unfavourable rural 

lifestyle image.  

(f) Necessary services, utilities and infrastructure will be extended and 

augmented to provide for the increased density.  

The land is not presently utilised for agricultural purposes and is not 

identified in schedule 2 as being “state significant agricultural land”. 

Sydney Regional Plan No. 20 

– Hawkesbury Nepean River 

(No. 2 – 1997) 

Baulkham Hills, now known as The Hills Shire Council is listed under 

clause 2 as land to which the SREP applies.  

The Nepean River is to the southwest of Dural in the lower catchment of 

the Hawkesbury River that divides to form the Nepean and Grose Rivers. 

The proposal has been considered against the relevant key principles as 

follows:   

 There are no rivers, streams or wetlands present on the sites and the 

future development is considered unlikely to have direct or significant 

impact on the river and aquatic health.  

 The rezoning and future development is capable of managing water 

quality and quantity.  

 The Planning Proposal and envisaged future development has sought to 

protect and integrate local heritage items into the future urban layout.  

 The sites have been disturbed by former agricultural activity or land 

clearing and currently only support sporadic and highly fragmented 

vegetation patches that have limited structural complexity and no habitat 

value. Despite flora species being identified as part of an endangered 

ecological community, they have limited capability of being connected to 
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Policy Consistency 

other more significant corridors of vegetation to the south west. 

 The sites and adjacent land within the immediate context is not utilised 

for any significant agricultural purpose. The context of the site is 

increasing urbanised character with Round Corner to the south and the 

increasing local centre to the north that would further restrict the use of 

the land for any agricultural purpose.  

 The proposal includes the provision of local open space and recreation 

facilities to support new and existing residents. 

 The Planning Proposal will facilitate the delivery approximately 176 low 

density residential lots. Preliminary servicing investigations have been 

undertaken to support the delivery of sewer to the area, it is not intended 

to provide onsite effluent disposal. A total water cycle management plan 

can be developed at DA stage.  

The future redevelopment of the land (following rezoning) is unlikely to 

have an adverse impact on water quality within the catchment. The future 

subdivision pattern and dwellings across the site will be designed in an 

appropriate manner to ensure the preservation of water quality, including 

the delivery of WSUD to ensure appropriate water quality can be achieved 

within subdivision design. 

 

Is the Planning Proposal consistent with applicable ministerial directions? 

The following Ministerial Directions are considered applicable: 

Table 4 – Consideration of relevant Section 117 directions 

Direction Consistency 

1.Employment Resources 

1.2 Rural Zones No. The proposal seeks to rezone existing rural land within an LGA listed under clause 

(2) (b) of the Ministerial Direction. Notwithstanding, the proposal is not inconsistent 

with the objective of the direction to protect land of value to agricultural production.  

The subject land is not used for agricultural purposes, nor is land within close proximity 

to the subject sites. Therefore there is limited potential for the introduction of rural land 

use conflict resulting from the proposal. The land is located within close proximity of 

existing urban land used for residential, commercial/retail and educational land uses. 

The proximity to urban uses combined with the fragmented nature of the land 

ownership and lot size is inconsistent with agricultural production.  

Despite the loss of agricultural farm land, the rezoning of the site for residential 

subdivision and development can be justified as future agricultural land uses are 

unlikely to generate a sufficient return to warrant future investment in agricultural 

enterprises on the subject land (refer to Appendix C for further discussion). 

The Planning Proposal reflects a logical extension of the urban zone from Round 

Corner in the south to the Dural Neighbourhood Centre in the north.  
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Direction Consistency 

1.5 Rural Lands No. Notwithstanding the inconsistency of the proposal with the Direction, the proposal 

is not inconsistent with the objectives of the zone to:  

(a) Protect the agricultural production value of rural land;  

(b) Facilitate orderly and economic development of rural lands for rural and related 

purposes.  

As outlined above and throughout the Planning Proposal the land and immediately 

surrounding lands are not used for any rural or agricultural purpose. Furthermore the 

subjects land’s proximity to urban land uses makes it unsuitable for any such rural 
endeavour due to potential land use conflicts. The changing residential and 

commercial character of surrounding land to the north and south further supports the 

logical potential for rezoning the sites. 

2.Environment and Heritage 

2.3 Heritage 

Conservation 

Yes. The Planning Proposal is consistent with the Ministerial Directions and does not 

seek to remove existing provisions to protect items of environmental heritage. 

3.Housing, Infrastructure and Urban Development 

3.1 Residential 

Zones 

Yes. The Planning Proposal is consistent with the Ministerial Directions relating to 

Residential zones, aiming to improve housing choice within the Dural area and deliver 

services and infrastructure to support the same. 

3.3 Home 

Occupations 

Yes. The proposed residential zoning will permit home occupations to be carried out in 

dwelling houses without the need for development consent. 

3.4 Integrating 

Land Use and 

Transport 

Yes. The Planning Proposal to create new urban land is consistent with the Ministerial 

Direction. A detailed Urban Design Study has been prepared and provides an 

appropriate urban structure and form that is close to public transport routes along Old 

Northern Road and is located adjacent to an existing town centre. All future residents 

are located within a 400m walking catchment of bus stops along Old Northern Road 

that connect to large urban centres such as Castle Hill. 

4.Hazard and Risk 

4.4 Planning for 

Bushfire Protection 

Yes. The Planning Proposal is consistent with the Ministerial Directions. Future 

development is capable of achieving adequate protection in accordance with the 

guidelines Planning for Bushfire Protection. A detailed bushfire assessment has been 

undertaken and is provided at Appendix E. 

6.Local Plan Making 

6.1 Approval and 

Referral 

Requirements 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 

6.2 Reserving 

Land for Public 

Purpose 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 
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Direction Consistency 

6.3 Site Specific 

Provisions 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 

7.Metropolitan Planning 

7.1 Implementation 

of A Plan for 

Growing Sydney 

Yes. The Planning Proposal is consistent with the Ministerial Directions. Refer to Table 

2. 

 

SECTION C – ENVIRONMENTAL, SOCIAL AND ECONOMIC FRAMEWORK 
Is there any likelihood that critical habitat or threatened species, populations 
or ecological communities, or their habitats, will be adversely affected as a 
result of the proposal? 

Eco Logical Australia (ELA) undertook a flora and fauna assessment of the site and broader locality to 
determine the likelihood, presence and absence of critical habitat, threatened species or populations or 
ecological communities or their habitats.  

The ecological assessment was based on preliminary desktop searches and follow-up site surveys the 
confirmed the presence of the following:  

 Two (2) threatened ecological flora communities were identified, including:  

 Blue Gum High Forest, listed a critically endangered under the Threatened Species Conservation 
Act 1993 (TSC Act); and 

 Turpentine Ironbark Forest, listed as endangered under the TSC Act.  

 One (1) potential threatened flora species, Epacris purpurascens var. purpurascens was identified as 
being present.  

 The potential for the following fauna species to be present:  

 Highly mobile micro bats and bird species; and  

 The potential presence within the study area of a threatened invertebrate Pommerhelix duralensis 
(Dural land snail)  

Vegetation, communities and flora species  

The distribution of the two (2) ecological vegetation communities, combined with broader vegetation mapping 
for the sites and the broader locality is shown in Figure 8.  

It is evident from the vegetation map that the surveyed areas of ecological sensitivity are small patches that 
are highly fragmented and located within large and expansive areas of highly modified and altered 
landscapes dominated by exotic vegetation species. ELA has concluded that both EECs surveyed on site 
are in “poor condition”.  

The Planning Proposal and future redevelopment of the land may impact on these communities requiring the 
removal of the mature and regenerating Eucalyptus saligna (Blue Gum) trees and removal of two (2) mature 
Eucalyptus pilularis (Blackbutt) both a key diagnostic species of the Blue Gum High Forest, listed under the 
TSC Act. Notably the size (<1 ha) and quality of these vegetation patches excludes them from qualification 
for protection under the Environmental Protection and Biodiversity Act 1999.  

Notwithstanding the above, as TSC Act listed species, the trees have been mapped as “high constraints” by 
ELA (refer to Appendix D) and prior to their removal a test of significance will need to be undertaken to 
determine the scope of impact of development on the vegetation community.  

ELA have indicated that there is potential for the Blue Gum High Forest Community to be more wide spread 
throughout the locality that may have the potential to mitigate any loss of the highly degraded and 
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fragmented patches on the sites. This would be the subject of further targeted studies at DA stage, to 
confirm the presence and extent of the community in the area and the completion of a seven part test to 
determine significance. In the event that the preferred design layout cannot be implemented, design 
alternatives may be explored as well as opportunities to transplant trees or collect, seeds to support 
revegetation elsewhere within the immediate area.   

The potential impact has feasible alternatives that may be explored at DA stage. 

Fauna and flora habitat  

Based on the ELA assessment (Appendix D) the potential for the rezoning and future redevelopment to 
adversely affect fauna species is considered low, owing to the limited habitat value of the site.  

ELAs survey of the site identified extensive and dominant presence of exotic flora species combined with a 
lack of structural complexity within the vegetation surveyed (i.e. no canopy, mid and ground cover storey) 
reducing the availability of faunal habitat in the form of hollow bearing trees, leaf litter and woody debris.  

Fauna identified as present or likely to be present by ELA is unlikely to be adversely affected by the 
proposal, on the basis of the following:  

 the site does not contain forest habitat to support the presence of the Pommerhelix duralensis (Dural 
land snail) and it is therefore considered unlikely to be present within the sites;  

 A migratory species, Adrea ibis (Cattle egret) was surveyed as being present on the site. However, the 
species is common to disturbed environments and similar habitat is exists within proximity to the site that 
will not be disturbed as a result of the proposal;  

 Dewatering of the existing dam may encounter fauna species (not surveyed at the time of the ELA 
inspection). Potential impacts can be mitigated at DA/construction stage with the preparation of a pre-
clearing fauna management plan;  

 Roosting or foraging by highly mobile micro bats and birds is potentially limited by the significantly low 
number of trees present on the site. Particularly when viewed in the context of the large expanse of 
continuous trees and habitat to the south and southwest of the site along O’Hara Creek. 

It is reasonable to conclude that where the potential for impact has been identified that there are suitable 
means and options for managing and potentially overcoming the effects of future redevelopment. 

Are there any other likely environmental effects as a result of the Planning 
Proposal and how are they proposed to be managed? 

The preparation of the Planning Proposal to rezone the land has considered the potential effects of the 
proposal on the following environmental matters:  

 Urban Design and Built Form;  

 Land use interfaces; 

 Heritage;  

 Traffic and Transport 

 Water Quality;  

 Bushfire; and  

 Site Contamination. 

Urban design, layout and form 

An Urban Design Report has prepared by Urbis and provided in Appendix A which identifies: 

 A future potential urban layout and form, including street network and subdivision pattern;  

 Building footprint, public domain areas and pedestrian/cycle linkages; 

 Proposed building mass and heights; and  

 Street setbacks.  
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The detailed Urban Design Report outlines the design approach to the development at precinct and 
development site level to demonstrate the capability of the site and the potential connectivity to and 
consistency with the broader area.  

The residential subdivision plan responds to the existing site context, in addition to facilitating future 
connections within the sites and to surrounding sites. As detailed below, the subdivisional plan and 
landscaping treatments have been designed to ensure high levels of future residential amenity. Traffic noise 
associated with Old Northern Road will be moderated through generous setbacks and landscape buffers. 
The layout plans have been developed to respond to adjacent heritage items through the establishment of 
generous curtilage. 

Figure 22 – Indicative subdivision plans  

 

 

 
Picture 3 – Northern Site  Picture 4 – Southern Site 

 

Street layout / network 

Local street patterns and block size (width and length) are determinates of liveability. Despite the peri urban 
nature of the locality a typical urban layout and block length and width has been adopted to encourage 
pedestrian movement (in particular to promote use and access to the public transport routes along Old 
Northern Road). Street widths and frontage depths have been based on the prevailing pattern of 
development through The Hills that seeks to reinforce feelings of open landscaped settings.   

Site specific factors that have influenced the urban form and street layout include:  

 Utilise, where possible, the road network to establish a suitable separation from bushfire sources (i.e. 
provide a ring road); 

 Access to sites provided from Derriwong Road, limiting the number of new crossings onto Old Northern 
Road;  

 Achieve a logical street network to limit the number of residential battle-axe blocks.   

 Provide logical and effective connections to the existing road network and where possible enhance 
access and operation of intersections through upgrades;  
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 Achieve a flexible and adaptable road layout that will support future extension and integration of adjacent 
land holdings between sites and further to the south;  

 Allow for future road connections between lots to limit cul-de-sacs; 

 Enhance safety and access around Dural Public School;  

 Promote safety, accessibility and connectivity of all road users.  

The outcome of these design drivers can be seen in the envisaged urban layout shown in Figures 26 and 30, 
contained in the urban design report provide at Appendix A.  

The following street widths have been adopted to reinforce street hierarchy:  

 Main Road: 32m; and  

 Local Collector Roads: 20 metres; and  

 Residential Streets: 16 metres. 

Building heights 

The proposed nine (9) metre building height retains and reinforces the local character of existing low density 
housing within the adjacent urban areas. 

Setbacks 

The urban layout has been developed to achieve future setbacks consistent with Council’s DCP and the 
prevailing urban context. In this regard, the following setbacks can be achieved:  

 Old Northern Road: 14 metres to road verge  

 All other streets: 6 metres.  

The most visible elements of any future development will be those along Old Northern Road. Of particular 
relevance to the Southern Site, the layout has been established to ensure a generous setback can be 
achieved for lots abutting Old Northern Road. Generous setbacks can accommodate tree planting and 
landscaped mounding, as indicated in Figure 23, to ensure appropriate screening of the development in 
addition to enhancing residential acoustic amenity. 

Figure 23 – Section through Southern site 
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Heritage 

As outlined in Section 1, Old Northern Road forms the LGA boundary between The Hills Shire and Hornsby 
Council. Accordingly the sites are located within proximity to environmental heritage items listed under 
THLEP 2012 and the Hornsby Local Environmental Plan 2013 (HLEP 2013) as indicated in the heritage map 
extract at Figure 24. The proposal will facilitate built forms and heights of similar scales to adjacent and 
nearby heritage items, aiding in the retention of the existing visual character of the locality and the spatial 
relationship of buildings. 

Figure 24 – Extract of THLEP 2012 Heritage Map (Source: Urbis, 2016) 

 
 

A Heritage Impact Statement (HIS), prepared by Urbis (Heritage) (Appendix F) has considered the 
relationship of future built form of the land and relevant heritage items. The HIS addresses all heritage items 
within proximity to the site, shown in Figure 24 and summarised by LGA in Table 5.   

Table 5 – Summary of Heritage items by LGA 

The Hills Shire Hornsby Council 

Item: 86: The Dural Soldiers Memorial, located at 

604 Old Northern Road 

Item 348: Dwelling, located at 857 Old Northern Road 

Item: 85: Dwelling, located at, located at 600A Old 

Northern Road 

Item 349: Dwellings located at 873 Old Northern 

Road, Dural 

Item 81: Uniting Church Cemetery, Derriwong 

Road 

Item 448: Street Trees located along the eastern side 

of Old Northern Road. 

Item A12 (Archaeological item): Old Northern 

Road, between Dural and Wiseman’s Ferry. 
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The potential for impact arising from the rezoning or future development on items located on the opposite 
side of Old Northern Road in the Hornsby LGA is limited due to the separation and distance provided by Old 
Northern Road. Equally, the rezoning and future redevelopment is considered unlikely to have direct or 
indirect impacts on the heritage value, context or setting of the cemetery located on the south-western side 
of Derriwong Road (Item I81, in Figure 25).  

Accordingly the assessment of potential impact has focused on those items listed under The Hills LEP 2012 
located within the immediate vicinity of the site. In particular the following 

 Item 85, Dwelling: a weatherboard cottage (circa 1880 – 1900) constructed on the former “Tuckwell” 
land grant. The house and curtilage, despite significant degradation, have been assessed as having 
historical, associative and representative significant under the NSW Assessing for Significant Guidelines 
(2001). Refer to Figure 25, Picture 5. 

 Item 86: Memorial Hall: a Spanish mission style building (1925) built by the community as a memorial 
to local soldiers of the first world war and as such of local significance. However, they are common 
throughout The Hills. Refer to Figure 25, Picture 6. 

Figure 25 – Picture of THLEP 2012 Heritage items within Vicinity of the Site 

 

 

 
Picture 5 – Item 85: 600A Old Northern Road 

 

 Picture 6 – Item 86: 604 Old Northern Road 

 

Items 85 and 86 will adjoin land to be rezoned for low density residential purposes, which will be supported 
by changes in lot size and building heights. Changes in urban and built form will alter the spatial relationships 
of the buildings and has the potential to alter the curtilage of the sites and their visual prominence within the 
streetscape. However, future development will be of a similar scale and height to these heritage items.  

Urbis (Heritage) provided recommendations aimed at mitigating any effects of the transitioning urban form on 
the heritage item at 600A Old Northern Road, a summary of these issues is provided in Table 6. 

Table 6 – Consideration of Heritage Recommendations (Item 85) 

Heritage Recommendation Urban Design Response 

A heritage curtilage be formed for the house at 

600A Old Northern Road to protect the impacts of 

potential future development. 

No. 600A Old Northern Road is intended to be retained 

as a standalone lot, i.e. dwelling and curtilage 

preserved. The site has been integrated into the urban 

form as shown in Figure 10. 

Consider restoration of the house as part of the 

proposed works so that the principal house form 

is wholly retained. This would ultimately conserve 

and enhance the heritage significance of the item. 

The envisaged future form and layout of lots 

surrounding the heritage item will not encumber the 

ability to restore the house in the future. 

When developed, it is recommended that lower-

scale residences (one to two storeys) in the 

vicinity of the heritage items would be in keeping 

with other development in the area and would not 

Future dwelling houses will be subject to a maximum 

building height of 9m, which presents a similar form and 

scale to the heritage item. More the preservation of the 

curtilage and suitable setback will provide landscaping 
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Heritage Recommendation Urban Design Response 

impact on views and the heritage significance of 

the item. Development in the vicinity of the items 

must respond appropriate to their form and scale. 

opportunities to further enhance and integrate any 

future development. 

 

While no specific recommendations were made by Urbis (Heritage) in relation to the Memorial Hall, the 
planning proposal, in relation to distribution urban form and layout has considered future interface and spatial 
relationships. Notably the urban design analysis and direction has sought to integrate the memorial hall into 
the new urban form and provide complimentary layout aimed at enhancing the site both visually and 
practically through the following:  

 Co-location of public open space that achieves a longitudinal connectivity from Old Northern Road, the 
Memorial Hall extending southward through a proposed park (public open space) and the adjacent 
cemetery (refer to Figure 22);  

 Allowance for a new and alternative site entry (removing the need to enter and exit from Old Northern 
Road);  

 Flexible street layout  to allow for a future internal road connection through the heritage site;  

 Large side setbacks to support landscaping along boundaries aimed at preserving the ‘garden setting’.   

Traffic and Transport 

The Dural Planning Proposal will facilitate the delivery of the following:  

 The northern site is proposed to consist of approximately 96 low density residential lots and land for 
future open space.  

 The southern site will support up to 86 low density residential lots and land for future open space 

Delivery of the expanded urban zone will also involve the construction of new road networks and 
connections to Old Northern Road, altering and contributing to local traffic flows.  

A traffic and transport study undertaken by AECOM Consultants (Appendix C) to establish the existing level 
of service at intersections and capacity within the road network, potential impacts of the post-development 
traffic flows on the on the existing traffic network and the suitability of the proposed development and 
intersection design. 

Traffic Volumes  

Roads and Maritime Traffic Data indicates that the primary access roads to Dural and the sites, Old Northern 
Road and New Line Road, carry approximately 19,500 and 30,000 vehicles per day respectively. AECOM 
suggest that this road network link is approaching capacity. Within the immediate vicinity of the site, this is in 
part reflected in the operation of key intersections. 

Figures 26 and 27, detail the AM and PM peak hour vehicle movements and indicate that three (3) of the 
five (5) existing intersections with Old Northern Road operate satisfactorily, with the remaining two (2) 
experiencing significant delays or failing. 



 

46 THE PLANNING PROPOSAL  
 URBIS 

DURAL PP_NOVEMBER_2016_FINAL 

 

Figure 26 – Existing AM peak intersection performance (Source: AECOM, 2016) 

 
 

Figure 27 – Existing PM peak intersection  

 
 

Based on the future development profile, AECOM estimate that the development sites would generate the 
following additional trips as indicated in Figure 28 below.  

Figure 28 – Total trips generated by proposed development 

 
These additional traffic flows, though objectively minor in nature, have implications for the operation of the 
local traffic network including the major distributor (classified) road of Old Northern Road and New Line 
Road, as well as the proposed intersections. These implications and the potential mitigation works are 
outlined in the following sections and the Traffic and Transport Report provided at Appendix C. 
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Vehicle Access 

Vehicle access will be provided from Old Northern Road and Derriwong Road as indicated in Figure 29 
below.  

The northern site can be accessed from both Old Northern Road and Derriwong Road. It will have three 
accesses from Old Northern Road via the two LILO intersections and one intersection allowing all 
movements listed below: 

 Access 1 – conversion of the existing intersection of Old Northern Road | Nursery Access Road to a left 
in left out (LILO) 

 Access 2 – new intersection allowing all movements 

 Access 3 – new LILO. 

Direct access for the southern site will be from Derriwong Road which vehicles are able to access at 
intersections along Old Northern Road. With the intersection of Old Northern Road and Derriwong Road 
proposed to operate as a LILO, banned right turn movements are required to use the new access points 
from Old Northern Road: 

 Vehicles heading to the west (along Old Northern Road) will be required to use Access 2 (all 
movements) 

 Vehicles coming from the south (along New Line Road) will likely use Access 2 or Access 3. 

Management of the anticipated traffic flows from the future subdivision onto Old Northern Road, have been 
used to inform the urban design report and road layout. AECOM have recommended that to manage the 
increased flows the following upgrades are required:  

 Upgrade of Old Northern Road and New Line Road to provide additional capacity. 

 Old Northern Road and New Line Road to be upgraded to a signalised intersection. 

 Old Northern Road and Vineys Road to be upgraded to a roundabout. 

 Conversion of Old Northern Road and Derriwong Road to operate as a LILO 

 Access 1 – conversion of the existing intersection of Old Northern Road and Nursery Access Road to a 
LILO. 

 Access 2 – New roundabout or signalised intersection on Old Northern Road, north of Dural Primary 
School. 

 Access 3 – New LILO intersection on Old Northern Road, south of Dural Primary School.  

The proposed concept includes the provision of a 32 metre-wide road reserve to the south of the Dural 
Public School to accommodate a potential location for the future extension of Annangrove Road through to 
Old Northern Road. 

The existing and proposed road network together with intersection upgrades are shown in Figure 29. 
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Figure 29 – Envisaged urban layout including new road connections/intersections  

 
 

In relation to the broader traffic network and in particular the operation of the major collector roads, Old 
Northern Road/New Line Road south of the site, it is understood that infrastructure upgrades will be required 
to provide sufficient capacity to support the delivery and realisation of several planning proposals including 
South Dural, Dural Service Centre and the adjoining Round Corner Timber site.  

South Dural Planning Proposal was granted Gateway Approval on the premise of delivering these 
infrastructure upgrades and, despite the potential for the gateway approval to lapse, the DP&E has provided 
an extension of time to allow this proposal to be developed and implemented. The South Dural Planning 
Proposal, together with the Dural Service Centre, Round Corner Timber Yard and the subject Planning 
Proposal, represent an opportunity for a coordinated approach and efficient spending on infrastructure. The 
significant progression of the South Dural Planning Proposal, together with the recent extension of time 
granted to the proponent, represents a clear commitment to the delivery of the necessary infrastructure 
works and should be interpreted as certainty that upgrades will be delivered in the near future. 

The Proponent for this Planning Proposal is willing to contribute a fair and equitable proportion of upgrade 
costs associated with improving local road infrastructure to support the delivery of the proposal. 
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Transport and Accessibility 

The proposed urban layout and street network has been designed to achieve the following:  

 A new road network that supports safe and suitable movement for cars and cyclists;  

 Promote an active walking catchment and use of public transport;  

 A road layout that support a high level of permeability and connectivity and safety for vehicles and 
pedestrians; and  

 The majority of the sites will be within the 400m catchment of current bus routes operating on Old 
Northern Road and New Line Road. Therefore, most of the residents will be within a 400m walking 
distance of an existing bus route linking to surrounding transport hubs.  

 It is also anticipated that new bus connections to the NWRL stations will be established that are 
accessible from the study area. Local and Regional Road Infrastructure is capable of being upgraded to 
meet the increased demands of additional traffic flows. 

Acoustic Impacts  

An acoustic assessment has been undertaken by WSP Parsons Brinckerhoff and is attached at Appendix L. 
The assessment included logging unattended noise along Old Northern Road at locations representative of 
future residential development, incorporating the stipulated 14m site boundary setback. Noise was logged 
during the day (7am – 10pm) and in during the night (10pm – 7am).  

The Australian Standards assign a satisfactorily internal noise level for residential properties as 30 dBA. 
Contained within the table at Figure x below, is the noise levels predicated at residential facades. 

Figure 30 – Predicted road noise levels at residential facades 

 
 

As indicated within the above table, the survey locations indicate noise levels above the satisfactory noise 
goal. The above data represents ambient noise recordings, whereas the noise goal refers to internal areas. 
The report concludes that the internal noise goal can be met through the following mitigation measures: 

 Ground floor: 1.8 metre solid barrier, such as a Colorbond or a capped-and-lapped fence, on the 
boundary adjacent to Old Northern Road. Windows are to meet Rw 30 dB, which may be achieved using 
6mm single glazing and sufficient seals to meet this rating.  

 First floor: windows are to have sufficient seals and glazing to meet Rw 35 dB, which may be achieved 
using a double-glazed construction or 10mm single glazing. 

To provide a better streetscape appearance, the concept includes a landscaped earth mound adjacent to 
Old Northern Road, and within private property, in lieu of a fence (see Figure 23 above). 
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Bushfire 

ELA has undertaken a Bushfire Fire Assessment identifying all potential bushfire constraints to the future 
urban development within the study area, classification of hazard and planning requirements to ensure 
appropriate management and future asset protection (Appendix E).  

In accordance with the NSW Policy of Planning for Bushfire Protection (BPB), the predominant vegetation 
class and effective slope of the sites as key indicators of bushfire threat have been determined to establish 
potential bushfire affectation and risk, expressed as “Bushfire Attack Levels” (BAL). The outcome of this 
assessment is summarised in Figures 31 and 32.  

The land, subject of this proposal, has been identified to having a BAL of 29. Within this zone primary focus 
is given to the protection of buildings from ember attack and burning debris ignited by wind borne embers 
and radiant heat. Impact may be managed through the establishment of Asset Protection Zones (APZs) 
providing separation between a potential source of fire threat and development. 

Figure 31 – BAL and APZ Requirements 
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Figure 32 – Recommended APZS (Source: ELA, 2016) 
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The recommendations of ELA and how they have incorporated into the potential future subdivision design 
and layout is summarised in Table 7. 

Table 7 – Consideration of Recommendations of ELA 

ELA Recommendation Response 

Use of perimeter roads to create 

separation between fire source and 

future development 

The existing and extended urban layout provides for perimeter roads 

to the south and west to provide separation between existing “forest” 
and future residential development. 

Provision of alternative access and 

egress for fire service vehicles 

The future urban layout will improve permeability and provide 

alternative entry and egress points to Old Northern Road 

Ensure adequate setback from 

bushfire prone vegetation (APZs)  

Integrate non-combustible 

infrastructure within APZs such as 

roads, easements and parking 

areas. The majority of APZs should 

be contained within perimeter 

roads and front yard setbacks 

Development will be subject to development controls adopted under 

the existing DCP that promote 10 metre front setbacks. These 

setbacks when combined with the existing street widths 

(approximately 16 metres) should provide adequate separation. 

Ensure adequate access and 

egress from the study area through 

a well-designed road system 

As above for fire service vehicle access, the development will improve 

vehicle permeability by providing more road controlled connections 

through to Old Northern Road. 

Consider the adequacy of water 

supply and the delivery of other 

services (gas and electricity) 

Services and utilities will be augmented, upgraded and expanded as 

necessary. Refer to later discussion and Appendix H. 

Provide temporary APZs during 

any staged development 

This may be addressed as part of a future DA and Construction 

Management Plan. 

Provide for effective and ongoing 

management of APZs. 

May be achieved through the registration of notices of titles to raise 

awareness of construction requirements for potential purchasers. 

Consider construction standards 

(AS3959) implications for future 

developments depending on 

development type (25 and 70 

metre APZs). 

May be achieved through the registration of notices of titles to raise 

awareness of construction requirements for potential purchasers. 

 

Taking into account the above, the identified sensitivities can be appropriately managed to ensure protection 
of the future land uses. 
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Water Quality 

The Planning Proposal is unlikely to have adverse effects on local or catchment level water quality. Future 
redevelopment of the site would involve the integration of WSUD elements in accordance with the local 
development controls and connection of the land to reticulated sewer and stormwater systems.  

The combination of these measures would feasibly improve water quality in relation to the removing sources 
of ground water contaminants (such as on site effluent disposal systems) and reduce sediment and nutrient 
loads of run off reaching O’Hara’s Creek.  

Detailed design of water quality measures would be undertaken as part of a development application 
following gazettal of the planning proposal. 

Site Contamination 

ADE Group Pty Ltd has undertaken preliminary site investigations (PSI) for all the individual title lots that 
make up the northern and southern sites of the subject of this Planning Proposal. A summary of each is 
provided in Table 8. 

Table 8 – Summary of PSI Findings 

Lot No. & DP Findings Recommendations 

Lot 2 in DP 567995 (No. 

21 Derriwong Road) 

 Presence of invalidated fill along the 

eastern boundary;  

 Visible stockpiling of asbestos  and 

asbestos conduits;  

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals); and  

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk). 

Past use and existing 

development indicate the 

potential for contamination to be 

present on the site. Further 

detailed testing is required prior 

to use for residential purposes.  

ADE indicates that if 

contaminants are encountered 

they will be capable of 

remediation such that the site can 

be made suitable for its intended 

use. 

Lot 9 in DP 237576 (No. 

27 Derriwong Road) 

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 Potential for asbestos to be present on the 

site in the existing building fabric. 

Low potential for contaminant of 

concern to pose a risk to the 

proposed future users of the site, 

limited investigation is required to 

determine risk. 

ADE indicate that if contaminants 

are encountered they will be 

capable of remediation such that 

the site can be made suitable for 

its intended use 
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Lot No. & DP Findings Recommendations 

Lot 100 in DP 713628 

(No. 600 Old Northern 

Road) 

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals); 

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 Proximity of the site to Old Northern Road  

there is a low to moderate potential for 

contamination arising from runoff 

 Proximity of the site to an operating petrol 

station may have exposed the site to point 

source contamination from underground 

storage tanks (risk is considered low due 

to the potential directional flow westward 

of ground water) 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. 

Lot 1 in DP 656036 (602 

Old Northern Road) 

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals);  

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 The site during inspection by ADE was 

identified as being used for the storage of 

rubbish including chemicals (petrol, 

chlorine residential grade chemicals), 

imported (invalidated) fill materials and 44 

gallon drums with unknown chemical 

materials. 

 

 

ADE concludes that there is 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that a limited investigation 

into the nature and extent of 

contamination (if present) is 

required. In particular:  

 Areas observed to contain 

motor oil, chlorine and 

unknown chemical storage;  

 Onsite effluent tanks etc.  

Notwithstanding, ADE indicate 

that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 
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Lot No. & DP Findings Recommendations 

Lot  X in DP 501233 (No. 

618 Old Northern Road) 

This site has an extensive history of use that 

may have contributed to the presence of 

contaminants requiring remediation. In 

particular the following:  

 Use of the site as a former market garden;  

 Presence of an existing dam (constructed 

using imported fill material), combined 

with in-ground pipes of unknown material; 

 Use of imported fill across the site to 

construct car parking combined with 

stockpiles 

 Potential chemical spills and leaks 

associated with machinery use and repair;  

 Use of asbestos construction materials;  

 Presence of above ground storage tank 

and hydrocarbon staining on soil service 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required.  

Notwithstanding, ADE indicate 

that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

Lot2 DP541329  (No. 626 

Old Northern Road) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Importation of controlled fill material to 

establish a carpark (Heavy metals, BTEX, 

PAHS etc.);  

 Leakages from unknown sources;  

 Presence of a former commercial building 

leading to introduction of uncontrolled fill 

and asbestos. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

Lot 11 DP 866560 (5 

Derriwong Road) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Organic contaminants and metals from 

septic tanks/sewage; and  

 Seepage (leaking USTs) from adjacent 

service station. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 
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Lot No. & DP Findings Recommendations 

7 Derriwong Road (Lot 12 

in DP 866560) 

The site has historically been used for 

grazing purposes and is located within 

proximity to agriculture since the 1920s. 

Currently the site adjoins a service station 

with USTs.  

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material in stockpiles and 

areas of altered profile (i.e. carparks) 

 Leakages and spills associated with the 

former agricultural maintenance facility;  

 Organic contaminants and metals from 

septic tanks/sewage; and  

 Seepage (leaking USTs) from adjacent 

service station. 

All potential contamination sources and 

pathways have been identified as a low, 

moderate and likely. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. 

Targeted sampling of the site can 

be undertaken to determine the 

extent of contamination and 

remediation necessary to render 

the land suitable for residential 

use. 

584 Derriwong Road (Lot 

1 DP 660184) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Seepage (leaking USTs) from adjacent 

service station; and  

 Leakages and spills of fields etc. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

590 Derriwong Road (Lot 

D DP 38097) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Seepage (leaking USTs) from adjacent 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 
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Lot No. & DP Findings Recommendations 

service station; and  

 Organic contaminants and metals from 

septic tanks/sewage. 

can be made suitable for its 

intended use. 

606 Old Northern Road 

(Lot 1 DP 73652) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Previous use as an orchard would have 

contributed to wide spread potential 

contamination of the site.  

 Organic contaminants and metals from 

septic tanks/sewage; 

 Uncontrolled fill material under dwelling 

slabs; and  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

 

With the exception of No. 606 Old Northern Road that has a history of use as an orchard, the nature of the 
contaminant sources and migration pathways identified in the various conceptual site models, if sites are 
contaminated it is likely to be limited to “hot spots”. As outlined above and detailed in the PSI Reports, each 
of the sites despite exposure to contaminant sources owing to historical agricultural use can be made 
suitable for residential use. 

How has the Planning Proposal adequately addressed any social and 
economic effects? 

The proposed amendment is considered to make a positive social and economic contribution to the 
immediate locality and broader LGA. The positive implications associated with the amendment and likely 
future development is outlined in the following section.  

The proposal will provide an increase in total dwelling yield and will diversify local housing typologies, 
contributing to increased housing choice.  

Residential redevelopment of the site, as facilitated by this Planning Proposal will deliver a number of social 
and economic benefits including greater housing choice, a new public street network and more pedestrian 
connections through the area which will encourage a more vibrant and activated public domain generally. 
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SECTION D – STATE AND COMMONWEALTH INTERESTS 
Is there adequate public infrastructure for the Planning Proposal? 

INFRASTRUCTURE AND UTILITIES 

The proposal will require the expansion, augmentation and upgrade to existing public infrastructure, 
including:  

 Electricity; 

 Telecommunications; 

 Sewer; and 

 Water. 

Preliminary investigations have been undertaken by AT&L and Arup, to determine available service 
connection points and identify potential service routes (where expended networks are required). These 
investigations have identified several options for the delivery of services to the land which are currently being 
discussed with service providers to confirm feasibility and support. 

The investigation reports, identifying the location of current services and connections points are provided in 
Appendix I and Appendix K, with details of the options for connection, expansion and upgrade. AT&L and 
Arup have concluded that all the land the subject of the Planning Proposal can be adequately serviced by 
the necessary infrastructure and utilities. 

SOCIAL INFRASTRUCTURE 

The Planning Proposal can facilitate the delivery of future open space, including:   

 3,364m² within the northern site to be dedicated to the Department of Education and used in association 
with Dural Public School, such as parking and/or sports courts(as indicated in Figure 33 below); and  

 1,177m² in the southern site adjacent to the Memorial Hall. 

The indicative areas of open space can be delivered as either private or public recreation facilities. In the 
event the facilities are dedicated to Council, a formal offer by way of Voluntary Planning Agreement will be 
submitted and advertised in accordance with the provisions of the EP&A Act 1979.  

The delivery of expanded recreational opportunities to the local and wider community is considered to make 
a positive social impact. 

Figure 33 – Potential uses of land adjacent to Dural Public School 
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What are the views of state and commonwealth public authorities consulted 
in accordance with the gateway determination? 

Appropriate consultation with relevant government agencies would be undertaken by Council following a 
gateway determination. A preliminary list of agencies that would be consulted as part of the exhibition of the 
proposal is included below.  

 Endeavour Energy;  

 Telstra;  

 Sydney Water;  

 Roads and Maritime Services;  

 Transport for New South Wales;  

 Office of Environment and Heritage; and  

 NSW Office of Water.  

A final list of all relevant agencies will be determined as part of the Gateway Determination. Following the 
Gateway determination, all relevant agencies will be consulted. 
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PART 4 - MAPPING 
This Planning Proposal seeks to amend the following planning maps contained in The Hills Local 
Environmental Plan 2012 as they apply to the sites:  

 Land Zoning;  

 Height of Buildings;  

 Minimum Lot Sizes; and 

 Key Sites. 

Copies of the proposed planning maps are provided in Part 2 explanation of the provisions. 
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PART 5 – COMMUNITY CONSULTATION 
Public consultation will be undertaken in accordance with the requirements of the Environmental Planning 
and Assessment Act 1979 and Council’s policies for community consultation. It is anticipated that public 
exhibition of the Planning Proposal would involve:   

 Publishing of the proposal and supporting technical reports on The Hills website;  

 Publishing of a Public Notice in in the Sydney Morning Herald and/or a relevant local newspaper; and 

 Direct Notice, in writing to the owners and occupiers of adjoining and nearby properties and relevant 
community groups.  

The Planning Proposal will be publicly exhibited for a period of between 14 and 28 days in accordance with 
Council’s policies. Exhibition material will be made available on Council’s Website and at Council’s 
administration centre. 

The Proponent would welcome the opportunity to engage with Council following the lodgement of this 
planning proposal. This would include briefing councillors and Council staff to inform the process and to 
provide for a better understanding of the Planning Proposal prior to it being considered for gateway 
determination. 
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PART 6 – PROJECT TIMELINE 
The following project timeline will assist with tracking the progress of the planning proposal through its various stages of consultation and approval. It is estimated 
that this amendment to The Hills Local Environmental Plan 2012 will be completed by April 2017. 

Table 9 – Project Timeline 

Stage 2016 2017 

Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct 

Submit Planning Proposal to Council             

Council exhibit Planning Proposal             

Council assess PP, consider submissions and report to Council for 

endorsement             

PP referred to DPE for gateway determination             

DPE consider PP and issue gateway determination              

Community consultation             

Final assessment of PP including consideration of submissions             

Making of LEP             
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5. CONCLUSION 
The Planning Proposal has been prepared in accordance with section 55 of the EP&A Act and the relevant 
guidelines prepared by the NSW Department of Planning including A Guide to Preparing Local 
Environmental Plans and A Guide to Preparing Planning Proposals. 

The Planning Proposal provides a comprehensive justification of the proposed amendment to THLEP 2012, 
and is supported on the following grounds: 

 The proposed rezoning is consistent with the emerging and anticipated urban character of the area and 
the existing pattern of density for development within adjacent urban centres;  

 The proposed residential urban form is compatible and integrate with Round Corner and will provide for 
future connectivity with adjacent lands (not included in this proposal);  

 The land is not presently used for agricultural purposes and the potential use of the land for agriculture is 
constrained due to the proximity of urban land and the potential for intensive agriculture to generate 
adverse environmental impacts;  

 The rezoning and future development would support the continued growth of Round Corner local centre 
with increased proximate residential density;  

 The proposal will not dilute the primacy of adjacent urban centres, but reinforce and support their growth 
through the increased residential density and worker populations within the retail catchment;  

 The rezoning reflects a logical extension and infill of urban land uses, bookended between two (2) 
existing centres that are the subject of continuing growth and development;  

 The proposal represents orderly and economic use of otherwise underutilised land that cannot be used 
for meaningful agricultural production;  

 The residential subdivision will deliver new residential land to meet demand of existing and potential 
residents, in an identified market gap for “downsizers” and young families;   

 The proposed road network will deliver increased permeability in the locality; and  

 The proposal will result in positive social and economic impacts on the local community through the 
delivery of expanded recreational opportunities and new job creation.  

Overall, it is considered that the Planning Proposal has a range of positive benefits, and it is requested The 
Hills Shire Council take the necessary steps to enable it to proceed to Gateway Determination under Section 
56 of the EP&A Act. 
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DISCLAIMER 
This report is dated 3 November 2016 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Pty 
Ltd’s (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
Development Management Services Pty Ltd (Instructing Party) for the purpose of Planning Proposal 
(Purpose) and not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly 
disclaims all liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this 
report for any purpose other than the Purpose, and to any other person which relies or purports to rely on 
this report for any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are 
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon 
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among 
other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which 
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such 
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or 
incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given 
by Urbis in this report are given in good faith and in the reasonable belief that they are correct and not 
misleading, subject to the limitations above. 
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Executive Summary 

Urbis has been commissioned to undertake a residential market assessment in respect of a planning 
proposal to develop residential dwellings on the sites at The Old Northern Road and Derriwong Road, 
Dural.  The report also considers potential ancillary commercial uses on the site. 

Key points to note from our residential analysis include: 

 Medium density dwellings in the area continue to attract interest mainly from downsizers and retirees 
who are looking to move from acreage properties in the local area, typically at least one to two acres 
in size.  The rural setting offered in Dural still appeals to these people and hence they don’t want to 
move out of the area 

 There has also been some demand for larger residential lots with detached dwellings.  Demand is 
often driven by buyers who were looking in the Castle Hill/ Kellyville areas but have sought better 
value properties in Dural where the price increases have not been as significant 

Overall, there is a need to provide a broader range of residential dwellings in Dural, providing more 
variety in terms of lot and dwelling size, and cost.  The type of residential product in demand ranges from 
some larger residential lots to more medium density type stock such as townhouses and larger 
apartments.  By providing a range of dwelling types on the site and in the broader area, this will ensure 
that the needs of the local market are met and that there is sufficient take-up of the residential product.  

A variety of dwelling types will also ensure that the residential product in Dural does not become 
homogenous.  The larger lots and detached dwellings dispersed throughout the medium density dwellings 
will ensure the character of Dural is maintained without contiguous lots of higher density buildings.  

The suggested dwelling mix across the site is summarised in the table on the following page.  Both low 
and high density options have been provided in the table, with the higher density option carrying more risk 
in terms of market supportability. 

The majority of the dwellings on the subject site should be detached dwellings and townhouses, with the 
provision of some apartments.  The internal size of the dwellings recommended for the subject site are 
generously proportioned with mostly three to four bedrooms. 

The residential analysis also considers seniors living dwellings.  There is a range of seniors living facilities 
available, often differentiated by the target age groups and the level of care provided.  The three broad 
categories include over 55s facilities, Independent Living Units (ILUs) and aged care facilities.  Our 
analysis indicates that there is likely to be demand in the medium term for seniors living in the local Dural 
area, more so for ILU and aged care facilities, provided that no other facilities are built prior.   

Urbis has also considered the current and future supply of service station, gymnasium, child care centres, 
recreational facilities and ancillary retail associated with a day surgery/medical centre within the area in 
order to assess the demand for these types of facilities at the subject site. 

Due to current provision, there is expected to be limited demand for service station or commercial gym 
uses at the site.  There is also a significant provision of recreational facilities within the catchment area 
and considering the relatively limited population in the local area, there is unlikely to be significant 
demand for further facilities in the near future.  Any future open spaces would, however, further improve 
the amenity for the surrounding and future residents. 

In view of the current extensive supply of child care spaces, any proposed new centre should be targeted 
at meeting the needs of new residents on the site.  In this regard, it would be prudent to wait until the 
residential development is established and to carefully monitor the household profile of new residents to 
determine whether this generates a demand for child care facilities. 

The amount of ancillary retail sustainable within a future day surgery/medical centre on the site depends 
on the scale and function of the day surgery/medical centre itself.  It is likely that a café (catering to staff, 
patients and visitors) and pharmacy would be supportable, with potentially a florist. A higher provision of 
beds could generate demand for more services.  
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Residential Mix Option 
SUBJECT SITE  

 

 

Southern Site

Dwelling Type Number of Bedrooms Lower Density Option Higher Density Option % of Dwellings by type

Apartment 2 30%

3 70%

30% 30% 100%

Townhouse 2 10%

3 60%

4 30%

35% 70% 100%

Detached 3 20%

4 80%

35% 100%

100% 100%

Northern Site

Dwelling Type Number of Bedrooms Lower Density Option Higher Density Option % of Dwellings by type

Townhouse 2 10%

3 60%

4 30%

10% 20% 100%

Detached Dwelling 3 20%

4 80%

90% 80% 100%

*Based on current sale prices 100% 100%
Source : Urbis

% of Total Dwellings

% of Total Dwellings
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Introduction 

Urbis has been commissioned to undertake a residential and ancillary commercial market assessment in 
support of a planning proposal to rezone land at Old Northern and Derriwong Roads, Dural to permit a 
mix of residential and commercial development. 

The subject site collectively includes the following land parcels: 

 584 Old Northern Road, Dural 

 586 Old Northern Road, Dural 

 590 Old Northern Road, Dural 

 600 Old Northern Road, Dural 

 602 Old Northern Road, Dural 

 606 Old Northern Road, Dural 

 618 Old Northern Road, Dural (also known as No. 25 Derriwong Road) 

 626 Old Northern Road, Dural 

 7 Derriwong Road, Dural 

 11 Derriwong Road (also known as 600A Old Northern Road), Dural 

 21 Derriwong Road, Dural 

 27 Derriwong Road, Dural 

The subject site (referenced as the northern and southern sites throughout this report) is shown on Map 
1.1 on the following page. 

The remainder of this report is structured as follows: 

 Section one provides a residential market analysis considering the local population, existing and 
proposed supply, the local residential sales market and residential demand drivers.  Implications are 
drawn from this analysis to suggest the most suitable residential product for the subject site.  This 
section also includes an analysis of the local seniors living market and the likely demand for this type 
of product in the local area. 

 Section two provides an overview of the competitive environment for other potential commercial uses 
at the site, including service stations, gyms, child care centres, recreational facilities and ancillary 
retail uses associated with day surgery/medical centre uses.  We note that a demand assessment for 
medical facilities is being undertaken separately. 
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DURAL SUBJECT SITE (NORTH AND SOUTH) MAP 1.1 
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1 Residential Market Analysis 

This section provides an overview of the residential market in the Dural region.  

1.1 RESIDENTIAL CATCHMENT ANALYSIS 

This section examines the current demographic profile of the residential catchment for Dural in order to 
gain an insight into potential purchasers of residential dwellings at the subject site.   

The residential catchment is defined by amalgamating Statistical Area Level 1 geographic areas (SA1s) 
surrounding the subject site in order to define an area which: 

 Includes the subject site and environs to include Dural, Middle Dural to the north, Glenhaven to the 
south, Kenthurst to the west and Galston to the east 

 Ensures that the geographic extent is sufficient to be able to capture areas where recent house 
building has occurred.  Analysis of data from areas of recent house building activity provides the best 
guide as to the future buyer profile for the subject site. 

The residential catchment area is shown in Map 1.1 below.  

DURAL CATCHMENT AREA MAP 1.1 

 

POPULATION FORECASTS 

The population of the Dural Catchment Area was approximately 5,800 as at the 2011 Census, after 
growing by approximately 1,300 persons from 2006 figures.  This represented annual growth of 5.2% 
over the five year period, which was significantly higher than the annual population growth in The Hills 
Shire LGA (1.5%) and the Hornsby LGA (less than one per cent).  
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The catchment area is projected to have lower overall growth than both the Hills Shire and Hornsby LGAs 
moving forward.  This is to be expected as the catchment area is less urbanised and has less planned 
development activity than other areas in the LGAs.  Between 2016 and 2021 in the Dural Catchment 
Area, the population is projected to grow by 344 residents, to 6,100.  The annual growth rate over this 
period is 1.2%, before tapering off to 0.3% to 0.4% to 2031. 

Official population projections suggest that the Hills Shire LGA’s population will achieve annual growth of 
1.5% or above between 2011 and 2026, with growth underpinned by the development as part of the North 
West Growth Centre, before tapering off to 1.2% between 2026 and 2031.  

The Hornsby LGA is projected to experience strong growth from 2011 to 2016 (1.8%) before declining to 
0.6% per annum between 2026 and 2031.  

Estimated Resident Population 
DURAL CATCHMENT AREA, HILLS SHIRE LGA AND HORNSBY LGA TABLE 1.1 

 

DEMOGRAPHIC OVERVIEW 

This section analyses the key socio demographic characteristics of the catchment of relevance to the 
assessment of residential uses on the subject site.  The following table provides a summary of the key 
findings from the socioeconomic analysis, with the relevant charts provided on the subsequent pages.  

 

  

2001 2006 2011 2016 2021 2026 2031

Dural Catchment Area 4,483 4,468 5,756 5,742 6,086 6,191 6,302

Additional Residents - -15 1,288 -14 344 105 111

Average Annual Change (Nominal) - -3 258 -3 69 21 22

Average Annual Change (Percent) - -0.1% 5.2% 0.0% 1.2% 0.3% 0.4%

The Hills Shire LGA 146,045 165,143 177,536 193,793 210,190 226,191 239,597

Additional Residents - 19,098 12,393 16,257 16,397 16,001 13,406

Average Annual Change (Nominal) - 3,820 2,479 3,251 3,279 3,200 2,681

Average Annual Change (Percent) - 2.5% 1.5% 1.8% 1.6% 1.5% 1.2%

Hornsby LGA 153,197 156,808 157,017 171,883 180,206 186,590 192,048

Additional Residents - 3,611 209 14,866 8,323 6,384 5,458

Average Annual Change (Nominal) - 722 42 2,973 1,665 1,277 1,092

Average Annual Change (Percent) - 0.5% 0.0% 1.8% 1.0% 0.7% 0.6%

Source: ABS 2011 Census; SAFi population forecasts; Urbis
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Dural Residential Catchment – Key Demographic Indicators 
SUMMARY (BASED ON 2011 CENSUS DATA) TABLE 1.2 

INDICATOR VALUE IMPLICATION 

Average age 41.6 years An older population compared to Hills Shire, Hornsby and Greater 

Sydney benchmarks.  Residential development needs to be 

appropriately designed to cater to an older demographic 

Average household income $102,189 p.a. Higher household income than Sydney, but below both benchmark 

LGAs suggesting the need for a medium quality product 

Most common dwelling 

structure 

Detached 

dwellings 

Low  and medium density development with larger dwelling sizes 

continues to be the prevailing dwelling type in the area 

Most common dwelling 

tenure type 

Own home 

outright (42%) 

High proportion of home ownership and limited investor activity 

Average household size 2.7 persons In line with Sydney average but below LGA benchmarks suggesting 

the need for a mix of dwelling sizes 

Most common number of 

cars owned per household 

2 cars (38% of 

households) 

The catchment is located on the edge of an urban area and has 

limited public transport infrastructure resulting in higher private 

transport dependence.  Garage provision will therefore be an 

important selling point 

 

Age distribution:  The average age for the residents of the Dural Catchment Area is 41.6 years, which is 
considerably higher than both the Hills Shire and Hornsby LGAs, at 36.7 and 38.6 years respectively.  
The average age of residents in the catchment area is also significantly higher than the average age 
across the broader Sydney area, which was 37.1 years as at the 2011 Census.  

Within the catchment area, 33% of the population is aged over 55 years.  This is compared to just 24% in 
the Hills Shire LGA, 26% in the Hornsby LGA and 24% across the greater Sydney area.  This indicates 
an older population within the catchment area. 

Household income profile:  The average household income for the catchment area as at 2011 was 
$102,189, which is 8.2% above the Sydney average of $94,428.  The average for the catchment area 
was, however, below the average across the Hills Shire and Hornsby LGAs which were $119,428 and 
$110,487 respectively.  

The highest proportion of residents in the catchment area fall within the $130,000 - $156,000 income 
bracket (15%).  The income distribution chart however shows that there is a higher than average 
proportion of residents with incomes between $15,600 and $41,600.  Lower incomes in this region could 
be suggestive of part time employment, which given the age distribution could be attributed to retirees, as 
well as to teenagers. 

Dwelling structure:  As at 2011, detached houses made up the majority of dwellings in the catchment 
area, as well as in the Hills Shire and Hornsby LGAs; and across greater Sydney.  The catchment area 
has a significantly higher proportion of detached houses than the Sydney average, with limited higher 
density dwellings.  

The Dural Catchment Area has a much higher proportion of dwellings with four or more bedrooms (47%) 
than the Sydney average (30%).  This is marginally higher than the proportion in the Hornsby LGA (44%), 
however below the proportion within the Hills Shire LGA (63%).  Dwellings with three bedrooms were the 
second most common dwelling type in the catchment area, making up 34% of dwellings. 
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Dwelling tenure:  The proportion of residents who own their home outright in the catchment area (42%) 
is higher than the Hills Shire and Hornsby LGAs (36% and 37% respectively) and significantly higher than 
the Sydney average (31%).   

The proportion of catchment area residents who are in the process of purchasing and therefore have a 
mortgage (37%) is below the average across the Hills Shire and Hornsby LGAs, however marginally 
higher than the Sydney average.  

Family size and composition:  The average household size for the Dural Catchment Area of 2.7 
persons per dwelling is below that of the Hills Shire LGA (3.1 persons) and the Hornsby LGA (2.8 
persons), however is in line with the Sydney average.  

In terms of family types, couple families with no children is the most common family type within the 
catchment area (35%), which could represent younger couples without children or older couples who are 
empty nesters.  This category is followed by couple families with children under 15 years of age (31%) 
which represents the young family households.  

Number of cars per household:  The majority of dwellings within the catchment area (38%) have two 
cars.  The catchment area also has a higher than average proportion of dwellings with four or more cars 
(13%).  This reflects the location of the catchment area on the edge of an urban area and the limited 
public transport infrastructure. 

Age Distribution 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.1 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 
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Household Income 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.2 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 

Dwelling Structure 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.3 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 
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Dwelling Size 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.4 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 

Dwelling Tenure 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.5 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 
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Family Composition 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.6 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 

Number of Cars 
DURAL CATCHMENT AREA, HILLS SHIRE LGA, HORNSBY LGA AND SYDNEY GCCSA CHART 1.7 

 
Source: Australian Bureau of Statistics 2011 Census; Urbis 
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MIGRATION ANALYSIS 

For the purpose of a residential assessment, it is important to consider where residents have moved from 
and hence the type of market that residential dwelling products should be aimed at.  

Chart 1.8 below shows the top ten SA2 Statistical Areas where residents of the Dural Catchment Area 
lived five years prior to the 2011 Census.  

The majority of residents lived in the Dural-Kenthurst-Wisemans Ferry SA2 (2,620 residents), the 
Galston-Laughtondale SA2 (884 residents) and the Glenhaven SA2 (163 residents) five years ago.  As 
the Dural Catchment Area overlaps parts of these three SA2s, these figures would include residents who 
had not moved or those who had moved locally between 2006 and 2011. 

The chart also shows that a significant number of residents (almost 150) lived overseas five years prior to 
the 2011 Census before residing in the Dural Catchment Area.  This is further evidenced in the 
demographics of the catchment area residents which show that approximately 6% of residents were born 
in the United Kingdom and 29% have British ancestry.  

The remaining SA2s of usual residence are concentrated within the areas surrounding the Dural 
Catchment Area, such as Cherrybrook, Castle Hill and West Pennant Hills, highlighting that the majority 
of residents are from a relatively localised region. 

Place of Usual Residence 
DURAL CATCHMENT AREA, FIVE YEARS AGO (2011 CENSUS) CHART 1.8 

 

  

Source : Australian Bureau of Statistics, 2011 Census;   Urbis
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NEW DWELLING APPROVALS 

Chart 1.9 and Chart 1.10 show the new dwelling approvals (NDAs) for both houses and ‘other dwellings’ 
(including semi-detached, row, or terrace houses or townhouses; flats, units or apartments) within the 
Dural Catchment Area between 1996 and 2015. The key observations from these charts include: 

 The number of NDAs for houses has been more consistent across the period than for other dwellings.  
The number of other dwelling NDAs has been more sporadic however this is likely to be due to the 
nature of such developments, whereby multiple dwellings are built in a single development. 

 There is no clear preference or growing trend towards a particular dwelling type over the period, with 
the NDAs for both dwelling types fluctuating significantly. 

New Dwelling Approvals – Houses 
DURAL CATCHMENT AREA (1996 – 2015) CHART 1.9 

 
*Note: 2014/15 data is for three quarters only.  2011 data onwards is based on the new 2011 SA1 geography 

Source: Australian Bureau of Statistics Census 1996, 2001, 2006 and 2011; Urbis 

 

New Dwelling Approvals – Other Dwellings 
DURAL CATCHMENT AREA (1996 – 2015) CHART 1.10 

 
*Note: 2014/15 data is for three quarters only.  2011 data onwards is based on the new 2011 SA1 geography 

Source: Australian Bureau of Statistics Census 1996, 2001, 2006 and 2011; Urbis  
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IMPLICATIONS FOR THE SUBJECT SITE 

The following implications can be drawn out in relation to the development potential on the subject site: 

Age distribution:  The age distribution of the Dural Catchment Area reflects that of an older population 
and suggests that there is a high proportion of retirees.  This has implications for a potential development 
on the site which would need to accommodate older residents, with accessibility being important.  This 
also suggests the potential need for seniors living dwellings on the subject site and this will be considered 
later in this report. 

Household income profile:  The household income characteristics can have significant implications 
when considering the pitch and quality of offer of residential uses on the site.  The average household 
income for the Dural Catchment Area is above the Sydney average but below that of the Hills Shire and 
Hornsby LGA averages.   

Lower household incomes in this area could be a reflection of the employment sectors in which people 
work. Equally however, it could also signify a proportion of households containing retirees and therefore 
not deriving an income. 

The pricing of housing should therefore be pitched towards a medium quality product and have 
considerable regard to historic and current pricing being achieved within the local market.   

Family size and composition:  Couple families with no children make up the highest proportion of 
households in the Dural Catchment Area, indicative of the retiree and empty nester markets.  Couple 
families with children under 15 years are the second most common family type, which indicate a 
significant young family market.  

This implies that residential development on the subject site needs to cater to varying markets, with 
dwelling sizes ranging from two to four bedrooms, and a mix of dwellings types be more heavily weighted 
towards lower density dwellings such as detached and semi-detached (e.g. townhouses).  

Dwelling structure:  Detached houses are the most common dwelling type within the Dural Catchment 
Area, with semi-detached and unit dwellings making up less than 16% of the total dwellings combined.  
Furthermore, the average household size for the catchment area is comparatively large, with a high 
proportion of dwellings with four or more bedrooms (47%).  

The region is still a predominantly detached housing market, but strategic planning is making increasing 
provisions for higher density around town centres (such as Rouse Hill Town Centre).  This trend is further 
being fuelled by housing affordability issues where semi-detached or apartment dwellings are generally 
more affordable than detached dwellings on large lots of land.  

In our view the dwelling mix on the subject site could contain a combination of dwellings types including 
detached, semi-detached and apartments, with higher density dwelling located closest to retail and 
services.  There should be a high proportion of larger dwellings, to cater to the high average household 
sizes. 

Number of cars per household:  Car ownership within the Dural Catchment Area is high and hence this 
needs to be considered in the provision of car spaces that are provided with the residential dwellings.  
The socio demographic data suggests that most dwellings on the subject site should have two car 
spaces.  

Migration analysis:  The migration analysis suggests that the majority of residents are moving into the 
Dural Catchment Area from the local area and hence are generally accustomed to larger dwelling sizes 
and enjoy the lifestyle and amenity offered in this area of Sydney.  
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1.2 RESIDENTIAL SUPPLY ASSESSMENT 

This section considers the existing and proposed supply of residential dwellings in the region surrounding 
the subject site in suburbs such as Dural, Galston, Glenhaven, Glenorie and Arcadia.  Due to the limited 
amount of residential development activity occurring in the Dural area within the past decade, we have 
extended the analysis to the surrounding areas to get a better understanding of the residential trends. 

MAJOR RESIDENTIAL DEVELOPMENT PROFILES 

This section provides a summary of selected completed major residential developments relevant to the 
subject site.  These profiles provide examples of the types of residential developments occurring in the 
region and consider characteristics such as location, mix, size and sale price, where available. 

The table below shows a summary of the major developments selected for profiling, with the detailed 
development profiles on the subsequent pages and a map showing their location below. 

Summary of Selected Major Developments 
DURAL, GALSTON, GLENHAVEN, GLENORIE AND ARCADIA SUBURBS TABLE 1.3 

DEVELOPMENT ADDRESS YIELD 

Arcadia Mews 5 Arcadia Road, Galston 26 apartments 

Martin Place Villas 6 Martin Place, Dural 4 villas 

Rosina Villas 550 Old Northern Road, Dural 17 townhouses 

n.a. 4-10 Arcadia Road, Galston 7 lot residential subdivision 

n.a. 81 Hyde Avenue, Glenhaven 7 townhouses 

Robinia Grove 542-544 Old Northern Road, Dural 5 townhouses and 21 apartments 

The Grove 364-368 Galston Road, Galston 18 townhouses 

 

LOCAL RESIDENTIAL DEVELOPMENTS MAP 1.2 
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PROJECT NAME Arcadia Mews 

ADDRESS 5 Arcadia Road, Galston 

DEVELOPER Marana Developments Pty Ltd 

YEAR BUILT 2010 

YIELD 26 apartments 

PRODUCT MIX 2 bed: 5 apartments (19%) 

3 bed: 21 apartments (81%) 

SIZES 2 bed: 80-88 sq.m 

3 bed: 92 - 100 sq.m 

PRICES Unit 10 (3 bedroom apartment): Initially sold for $429,000 in May 2010 and most 

recently resold in November 2014 for $470,000 

Unit 18 (3 bedroom apartment): Initially sold for $429,000 in June 2010 and most 

recently resold in April 2015 for $628,500 

Unit 21 (2 bedroom apartment): Initially sold for $382,000 in February 2010 and 

most recently resold in March 2015 for $585,000 

APARTMENT FEATURES - 2 bathrooms per apartment 

- 2 secure car spaces per apartment and store rooms in most apartments 

 

Source: realestate.com.au; RPData; Urbis  
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PROJECT NAME Martin Place Villas 

ADDRESS 6 Martin Place 

DEVELOPER Elim Constructions 

YEAR BUILT 2011 

YIELD 4 villas 

PRODUCT MIX 1 x 1 bedroom, 1 x 2 bedroom, 1 x 3 bedroom and 1 x 4 bedroom villas 

SIZES Unit 1: 57 sq.m 

Unit 2: 87 sq.m 

Unit 3: 123 sq.m 

Unit 4:229 sq.m 

PRICES Unit 1 (1 bedroom villa): Initially sold for $430,000 in July 2012 and most recently 

resold in May 2014 for $495,000 

Unit 2 (2 bedroom villa): Initially sold for $535,000 in May 2012 and has not been 

resold since 

Unit 3 (3 bedroom villa): Initially sold for $638,000 in August 2011 and has not been 

resold since 

Unit 4 (4 bedroom villa): Initially sold for $680,000 in July 2011 and has not been 

resold since 

FEATURES - Each villa has 2 car spaces 

  

Source: realestate.com.au; RPData; Urbis  
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PROJECT NAME Rosina Villas 

ADDRESS 550 Old Northern Road, Dural 

DEVELOPER Hardenbergia Pty Ltd 

YEAR BUILT 2011 

YIELD 17 villas 

PRODUCT MIX 17 x 3 bedroom villas 

SIZES Each villa is approximately 120 sq.m 

PRICES Villas initially sold for $637,500 to $655,000 in 2012/ 2013. 

Unit 15 recently resold in September 2014 for $782,000 

FEATURES - 3 bathrooms 

- 2 car garage 

  

Source: realestate.com.au; RPData; Urbis  
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PROJECT NAME n.a. 

ADDRESS 4-10 Arcadia Road, Galston 

DEVELOPER n.a. 

YEAR BUILT 2013 

YIELD 7 lot residential subdivision (house and land packages) 

PRODUCT MIX House and land packages, mostly 4 bedroom homes 

SIZES Lot 2: 550 sq.m (land size) 

Lot 4: 523 sq.m (land size), 272 sq.m (building size) 

Lot 5: 525 sq.m (land size), 272 sq.m (building size) 

PRICES Lot 2: $648,800 (March 2012) 

Lot 4: $694,850 (Feb 2014) 

Lot 5: $673,995 (March 2012) 

FEATURES - 3 bathrooms 

- 2 car garage 

 

Source: realestate.com.au; RPData; Urbis   
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PROJECT NAME n.a. 

ADDRESS 81 Hyde Avenue, Glenhaven 

DEVELOPER Australand Holdings 

YEAR BUILT 2005 

YIELD 7 townhouses 

PRODUCT MIX 3 and 4 bedroom townhouses 

SIZES Unit 4: 156 sq.m (total floor area) 

Unit 6: 150 sq.m (total floor area) 

PRICES Unit 1 (4 bedroom townhouse): Initially sold for $500,000 in July 2005 and most 

recently resold in February 2013 for $630,000 

Unit 4 (4 bedroom townhouse): Initially sold for $480,000 in February 2007 and 

most recently resold in June 2014 for $820,000 

Unit 6 (3 bedroom townhouse): Initially sold for $499,000 in June 2006 and most 

recently resold in May 2013 for $624,400 

Unit 7 (3 bedroom townhouse): Initially sold for $485,000 in December 2005 and 

most recently resold in May 2013 for $636,000 

FEATURES - 2 bathrooms 

- 2 car garage 

 

Source: realestate.com.au; RPData; Urbis   
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PROJECT NAME Robinia Grove 

ADDRESS 542-544 Old Northern Road Dural 

DEVELOPER Yorkcove Pty Ltd 

YEAR BUILT 2000 

YIELD 26 townhouses and apartments 

PRODUCT MIX 5 townhouses (2 x 2 bed, 3 x 3 bed) 

21 units (8 x 2 bed, 13 x 3 bed) 

SIZES Unit 9 (2 bedroom unit): 135 sq.m (including garage) 

PRICES Unit 4 (3 bedroom townhouse): Initially sold for $179,000 in March 1998 and most 

recently resold in March 2015 for $775,000 

Unit 6 (3 bedroom townhouse): Initially sold for $361,000 in July 2001 and most 

recently resold in August 2014 for $735,000 

Unit 9 (2 bedroom apartment): Initially sold for $252,000 in December 1999 and 

most recently resold in March 2015 for $650,000 

Unit 18 (2 bedroom apartment): Initially sold for $245,000 in October 1999 and most 

recently resold in January 2015 for $665,000 

FEATURES - 2 bathrooms 

- 1 car space for 2 bedroom dwellings, 2 car spaces for 3 bedroom dwellings 

 

Source: realestate.com.au; RPData; Urbis  
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PROJECT NAME The Grove 

ADDRESS 364-368 Galston Road, Galston 

DEVELOPER Tristar Ventures Pty Ltd 

YEAR BUILT 2001 

YIELD 18 townhouses 

PRODUCT MIX 18 x 3 bedroom townhouses 

SIZES Approx. 114 – 166 sq.m (total floor area) 

PRICES Unit 2 (3 bedroom townhouse): Initially sold for $300,000 in October 2001 and most 

recently resold in December 2014 for $620,000 

Unit 4 (3 bedroom townhouse): Initially sold for $280,000 in August 2001 and most 

recently resold in November 2014 for $610,000 

Unit 5 (3 bedroom townhouse): Initially sold for $290,000 in August 2001 and most 

recently resold in August 2013 for $530,500 

Unit 17 (3 bedroom townhouse): Initially sold for $290,000 in November 2001 and 

most recently resold in October 2013 for $525,000 

FEATURES - 2 bathrooms 

- 2 car garage 

 

Source: realestate.com.au; RPData; Urbis 
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PROPOSED RESIDENTIAL DEVELOPMENTS 

There is limited residential development activity proposed within the region surrounding the subject site.  
Table 1.4 below provides a summary of the developments that are proposed within the suburbs of Dural, 
Galston, Glenhaven, Glenorie and Arcadia.  

Two of these proposed developments are residential subdivisions, one of which is a rural residential 
subdivision which is not directly relevant to the subject site because of the large scale of the lots 
proposed (4,022 sq.m to 7,099 sq.m). 

The Skyline Dural development presents the most significant competition to the development of the 
subject site if the project is to go ahead.  This development is approximately 1.4 kilometres from the 
subject site along Old Northern Road and proposes a significant number of residential dwellings in 
additional to other potential competing land uses such as retail and commercial uses. 

The Cascades development also presents potential competition to the development of the subject site.  
The Cascades site is just 250 metres to the north of the subject site and proposes a range of land uses 
such as residential, retail and commercial uses which may also compete with a development on the 
subject site. 

For the purposes of our analysis, we have assumed that the South Dural precinct development will not 
proceed within the timeframe considered.  We are advised that fragmented land ownership and 
infrastructure servicing costs are currently limiting the ability for the land to be brought forward for 
residential development. 

Proposed Residential Developments 
DURAL, GALSTON, GLENHAVEN, GLENORIE AND ARCADIA SUBURBS TABLE 1.4 

 

Project Title Address Yield
Estimated 

Completion
Stage Description

South Dural 

Subdivision

Bound by Old 

Northern, New Line 

& Hastings Roads, 

Dural

3,000 lots 2025
Rezoning 

application

Proposed residential subdivision of 3,000 

lots with sizes ranging from 250sq.m to 

2,000sq.m and to include 3-5 storey 

dwellings, townhouses & terraces, 

detached dwellings and large lots

Skyline Dural

488-494 Old 

Northern Road, 

Dural

80 

apartments 

and 21 

townhouses

2019
Rezoning 

application

Planning proposal to facilitate the 

development of a part 4/ part 5 storey 

residential flat building containing 80 

apartments and ground floor retail uses 

on the southern portion of site.  The 

concept also includes a retail/ commercial 

building at northern end comprising a 

supermarket, specialty stores, office 

suites and 3 levels of basement parking. 

The proposal also includes 21 

townhouses at rear of development

Cascades
636 Old Northern 

Road, Dural
17 units 2017

Contract let 

and 

preferred 

builder 

named

Proposed mixed use development with 17 

residential apartments (6 x 2 bed, 10 x 3 

bed and 1 x 4 bed), a variety of business 

uses (business premises, shops, 

restaurants, childcare centre and medical 

consulting rooms), restaurant and cafes, 

childcare centre and multi-purpose hall 

facility

Horizon Estate 

Subdivision

3050 Old Northern 

Road, Dural
10 lots 2015

Subdivision 

approval

Proposed rural residential subdivision of 

10 community title lots with lot sizes 

ranging from 4,022 sq.m to 7,099 sq.m

Source : Cordell Connect;  Urbis
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1.3 RESIDENTIAL SALES MARKET 

This section considers the number of transactions and median sale prices for residential properties (both 
houses and apartments) in the suburbs surrounding the subject site in order to provide insight into the 
state of the local residential property market.  There is also consideration of the market drivers that are 
impacting the Sydney residential property market.  

INCREASING PRICE GAP BETWEEN HOUSES AND APARTMENTS 

Australian’s dream of a white picket fence home is slipping away for a large proportion of the population.  
The key driver affecting this shift in housing choices and location is affordability.  

The chart below demonstrates a major driver behind the shift of dwelling alternatives and the rise of infill 
development across the country.  The graph demonstrates the average price gap between housing and 
apartments over the past thirty, ten, five and one year periods for Brisbane, Sydney and Melbourne.  

Apartment vs. House Price Gap 
BRISBANE LGA, MELBOURNE GCCSA, AND SYDNEY GCCSA CHART 1.11 

 
Source: RP Data; Urbis 

 Sydney has one of the largest price gaps on the eastern seaboard of Australia.  This is most likely 
due to it currently having one of the highest median house prices in comparison to Brisbane and 
Melbourne; and 

 A combination of population growth, centralisation and geography has structured the cost of land 
within Sydney to rise based on scarcity of demand.  

 The cost of traditional housing in Sydney is becoming increasingly expensive, and as such still 
provides a key driver promoting the development of infill or density development as alternative 
dwelling options.  

 The increased costs of housing and demographic shifts are also combining to create a demand for 
rental accommodation which has further driven the demand for higher density development.  

 The housing market within Dural offers a point of difference in that it provides residents with a semi-
rural lifestyle whilst being located on the edge of an urban area, as well as offering some more 
affordable housing options.  Residents that choose to live in this area are often be motivated by 
lifestyle choices.  
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DURAL REGION SALES CYCLE – HOUSES 

The sales cycle below depicts the sales volume and median sale price for houses every second and 
fourth quarter from 2005 to 2015 within the Dural region (i.e. the suburbs of Dural, Galston, Glenhaven, 
Glenorie and Arcadia).  

House Sales Cycle – Q2 2005 to Q2 2015 
DURAL, GALSTON, GLENHAVEN, GLENORIE AND ARCADIA SUBURBS CHART 1.12 

 

 The median sale price for houses in the Dural region was recorded at $1,285,000 in the second 
quarter of 2015, based on 46 settled transactions 

 The median price has shown an upward trend since 2012 (despite a small plateau in 2014), recording 
growth of 78% between the second quarter of 2012 and 2015 

 Sydney experienced a period of decline during the Global Financial Crisis from 2008.  In an attempt 
to stabilise the Australian economy, government stimulus packages paid to households prompted 
investors to capitalise on a subdued housing market, leading the median sale price to increase 
momentarily in 2009/2010 

 Prior to the strong growth from 2012 onwards, the median sale price achieved relatively subdued 
growth.  More recently however, the housing market has been underpinned by the Reserve Bank of 
Australia keeping the cash rate at historically low levels, with investors accounting for a significant 
amount of home loans. 

 The number of house transactions in the Dural region is relatively limited, with significant fluctuations 
over the 10 year period.  Over the period, the number of transactions in any quarter has ranged from 
30 (Q2 2008) to 61 (Q2 2007). 

 The median sale price of houses in the local area is elevated by the sale of large residential lots (up 
to five acres in size).  

  

Note: Data is based on single residential dwellings

Source : RPData; Urbis
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DURAL REGION SALES CYCLE – APARTMENTS 

The sales cycle below depicts the sales volume and median sale price for apartments every second and 
fourth quarter from 2005 to 2015 within the Dural catchment. 

Apartment Sales Cycle – Q2 2005 to Q2 2015 
DURAL, GALSTON, GLENHAVEN, GLENORIE AND ARCADIA SUBURBS CHART 1.13 

 

 The median sale price for apartments in the Dural region was recorded at $655,000 in the second 
quarter of 2015, based on 13 settled transactions.  Over the 10 year period, the highest median sale 
price was $755,000 (Q3 2014), also based on 13 transactions 

 The median sale price has experienced strong growth over the last half year, however has 
experienced significant fluctuations over the 10 year period displayed in the chart 

 Similarly, the number of transactions has also varied significantly over the period, ranging from just 
four transactions in Q3 2007 and Q4 2008 to 22 transactions in Q2 2010 

 Over this decade, the number of house transactions has exceeded the number of apartment 
transactions. 

 

 

Note: Data is based on residential strata units and multiple residential dwellings

Source : RPData; Urbis
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In summary, the following elements will influence demand for, and type of, residential dwellings on the 
subject site:  

 The southern site is better positioned to accommodate higher density residential dwellings (smaller 
detached lots, townhouses and apartments) due to its closer proximity to existing and planned 
amenities as part of the development concept for the land 

 Employment options within the local area are somewhat limited; however the choice to move to the 
Dural area is usually based on lifestyle factors.  The Sydney Metro Northwest will improve access to 
employment with the station located at Cherrybrook which is to include a park and ride facility. 

 Public transport infrastructure is limited within the local area, with only bus services being provided.  
Consequently, most residents will use private motor vehicles and hence most dwellings should 
include two car spaces. 

 Official population growth projections suggest that future population growth within the Dural 
Catchment Area is moderate and this needs to be considered in the scale of development on the 
subject sites 

 The majority of the dwelling stock within the Dural area is larger detached dwellings with some higher 
density townhouses.  Most of the dwellings have 3 to 4 bedrooms to suit the large family market. 

 From discussions with local real estate agents, it is apparent that the majority of people moving into 
or enquiring about the Dural area are owner occupiers, most of which are young families.  These 
families are often second home buyers. 

 There has also been demand from retirees looking to move into the area; however affordability is 
becoming an increasing barrier for these buyers in the Dural area.  According to the local agents, the 
residential lots of around one acre have been selling for approximately $1.1 to $1.7 million, with the 
five acre lots selling for $2 to $3 million.  Therefore there is likely to be demand for more affordable 
residential options within the local area.  
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1.4 RESIDENTIAL RECOMMENDATIONS 

The following section provides a summary of the key recommendations for the proposed development of 
the subject site in terms of the residential component.   

The recommendations are based on the following: 

 Demographic trends of those in the Dural region 

 Recent sales in the local area 

 Recent developments that have occurred or are expected to occur in the local area 

 Discussions with local real estate agents. 

Table 1.5 following provides a summary of the recommendations for the mix, size and pricing of the 
residential dwellings on the subject site.  Both low and high density options have been provided in the 
table, with the higher density option carrying more risk in terms of market supportability.  Key points to 
note from our analysis include: 

 The majority of the dwellings should be detached dwellings and townhouses.  There could also be 
some smaller dwellings in the form of apartments.  As the majority of residents moving into the area 
are from the local area, they are used to larger dwellings and hence the internal size of the dwellings 
recommended for the subject site are generously proportioned with mostly three to four bedrooms. 

 The southern site should contain a greater proportion of medium density dwellings as these dwellings 
will be located closer to amenities, which is regarded as a trade-off for individual property sizes 

 The demographics also suggest that there is a significant retiree market within the Dural area, many 
of whom are downsizers and empty nesters.  Despite the smaller dwelling size requirements of 
retirees, it is common for them to want an additional bedroom for family members and friends to stay 
with them or to accommodate other uses such as studies. 

 The pricing of the dwellings is reflective of similar dwellings currently available or recently sold within 
the local area, as well agents’ advice given the current state of the market 

 The growing residential population in the Dural region will strengthen the retail spending market in the 
area, further supporting the existing retailers and service providers at Dural/ Round Corner 

 The Dural region is still a predominantly detached housing market, but strategic planning is making 
increasing provisions for higher density around town centres (such as Rouse Hill Town Centre).  This 
trend is further being fuelled by housing affordability issues where semi-detached or apartment 
dwellings are generally more affordable than detached dwellings. 

 The medium density type dwellings have been receiving interest mainly from downsizers and retirees 
who are looking to move from acreage properties in the local area.  The rural setting offered in Dural 
still appeals to these people and hence they don’t want to move out of the area.  We note however 
that despite the interest in these dwellings, there is currently a limited supply of townhouses in the 
local area. 

 There has also been some demand for larger residential lots with detached dwellings.  It is believed 
that this demand is driven by the price increases for smaller properties in the Castle Hill/ Kellyville 
areas.  Buyers will instead look to the larger properties in the Dural area (where the price increases 
have not been as significant) where they are able to achieve better value. 

 Overall, there appears to be a need to provide a broader range of residential dwellings in the local 
area, providing more variety in terms of lot size, dwelling size and cost.  The type of residential 
product in demand appears to range from some larger rural residential lots to more medium density 
type stock such as townhouses and larger apartments.  By providing a broad range of dwelling types 
on the site, this will ensure that the needs of the local market are met and the character of the area is 
maintained.  
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1.5 SENIORS LIVING 

In addition to analysing the standard residential dwelling market in the Dural catchment, we have also 
considered the seniors living residential market in the local area. 

There is a broad provision of seniors living facilities available, often differentiated by the target age groups 
and the level of care provided.  The three broad categories of seniors living include over 55s facilities, 
Independent Living Units (ILUs) and aged care facilities, which have been outlined below. 

Over 55s facilities are designed to offer a high-quality resort-style of living to those aged over 55 years, 
often providing larger villas or apartments and facilities such as swimming pools, golf courses, bowling 
greens, club houses and restaurants.  This type of facility is often suited to active retirees who are looking 
to downsize but do not yet require a facility that provides care or assistance. 

ILUs are a form of retirement living which is generally an accommodation unit (more akin to a flat/ studio) 
designed for independent retirees aged over 65 years who do not require assistance with day-to-day 
living or particular aged care services but where support services are available when and if required. 
They are often located in retirement villages with a range of community facilities and services.  

Aged care homes (or nursing homes) are facilities aimed at those residents who generally need more 
help with day-to-day tasks, personal care and nursing care.  There are both low and high care facilities, 
depending on the needs of the resident, however most facilities will provide 24-hour nursing support via a 
nurse call system for when it is required.  These facilities are generally catered and will often have 
organised activities for the residents.  They can also include specialist facilities, for example wards 
designated for those suffering from Alzheimer’s disease.  

EXISTING SENIORS LIVING FACILITIES 

Table 1.6 lists the existing seniors living facilities within the local Dural area.  The table shows that there 
is a range of different facilities currently available in the surrounding area, ranging from over 55s facilities 
to aged care facilities.  

Existing Seniors Living Facilities 
DURAL, AS AT OCTOBER 2015 TABLE 1.6 

 

  

Name Address Type Dwellings Beds

Oaktree Lifestyle Resort 28 Rosebank Ave, Dural Over 55s 72 n.a.

Mountainview Retreat 

Retirement Village
1 Stonelea Ct, Dural Over 55s 40-50 (est.) 80-100 (est.)

Kentgrove Lodge
 116B Kenthurst 

Rd, Kenthurst
Independent Living Units 9 9

Kentgrove Independent 

Living Village
2C Jones Rd, Kenthurst Independent Living Units 49 n.a.

Rowland Village 301 Galston Road, Galston Independent Living Units 135 200

Bupa Aged Care 1 Stonelea Ct, Dural Aged Care n.a. 102

Lady of Grace Nursing Home 454 Old Northern Rd, Dural Aged Care n.a. 52

Mark Donaldson VC House 301 Galston Road, Galston Aged Care n.a. 40

Total 305 - 315 483 - 503

Source : Google M aps, Facility websites;  Urbis
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PROPOSED SENIORS LIVING FACILITIES 

Table 1.7 outlines proposed seniors living facilities planned for the Dural area.  

The Lady of Grace Nursing Home proposal is for additions to the existing facility, which will increase the 
total number of aged care beds in the catchment by 32. 

The other proposal is for a new retirement village facility (independent living units) consisting of 70 two 
and three bedroom villas and units.   

Proposed Seniors Living Facilities 
SUBURB OF DURAL, AS AT OCTOBER 2015 TABLE 1.7 

 

The existing and proposed seniors living facilities have been shown on Map 1.3 on the following page.  
The majority of the facilities are located in the south-western corner of Dural, in close proximity to the 
subject site.  This is also the location of the two proposed facilities, with this area being favourable due to 
its proximity to amenities and facilities.   

  

Name Address Description
Estimated 

Completion

Lady of Grace 

Nursing Home
454 Old Northern Road, Dural

Alterations and additions to existing nursing 

home to increase the number of aged care 

beds from 52 to 79 plus an additional 5 

assisted care units, giving a total of 84 beds.

2017

Kenthurst Road 

Retirement Village
50 Kenthurst Road, Dural

Construction of a new 70 unit self-care housing 

development containing 22 x 2/3 bedroom 

freestanding single storey villas, 48 x 2 

bedroom units in 2 storey buildings and 

additional facilities.

2016

Source : Cordell Connect;  Urbis
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EXISTING SENIORS LIVING FACILITIES  MAP 1.3 
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FORECAST DEMAND FOR SENIORS LIVING 

In order to assess the likely demand for the different seniors living facilities, we have considered the 
demand for the over 55s facilities separate to the facilities that provide some level of support/ care (ILUs 
and aged care).  The ILU and aged care facilities are generally for those aged over 65 years. 

Over 55s Facilities: 

Table 1.8 summarises the demand projections for over 55s facilities in the Dural area, which is based on 
the following assumptions: 

 As at 2011, 33% of the population was aged over 55 years.  This rate has been applied to the 
population forecasts to determine a conservative view of the potential population of the area aged 
over 55 years to 2026 

 The population of the Dural area aged over 55 years is projected to grow from approximately 3,700 in 
2015 to 4,400 by 2026, assuming the proportion of the population in this age group remains 
unchanged 

 At present, there are approximately 112-122 over 55s dwellings in the catchment area, potentially 
catering for up to approximately 240 residents 

 This suggests that just 6.4% of the population aged over 55 years are currently living in over 55s 
facilities 

 If this same rate is applied to the population in 2026, the number of people living in over 55s facilities 
could reach over 280 residents, suggesting that there is some scope to increase the supply of over 
55s dwellings in the local area. 

Worth noting is that these projections assume that the proportion of the population aged over 55 years 
will remain unchanged over the coming years.  However, the general trend across the broader Sydney 
area is of an ageing population which could potentially increase the demand for over 55s dwellings in the 
local area, particularly as the Dural area is seen as an attractive area for retirees. 

Population Aged 55+ Years 
DURAL TABLE 1.8 

 

  

2011 2015 2016 2021 2026

Total Population 10,700 11,200 11,300 12,700 13,200

Population aged 55+ years (%) 33% 33% 33% 33% 33%

Population aged 55+ years (no.) 3,579 3,746 3,780 4,248 4,415

Population aged 55+ years in existing 

facilities (no.)
240 240 240 240

Population aged 55+ years in existing 

facilities (%)
6.4% 6.4% 6.4% 6.4%

Potential total demand for over 55s 

facilities
240 242 272 283

Potential unmet demand 0 2 32 43

Source : ABS Census 2011;  Urbis
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Independent Living Units and Aged Care: 

Residents who live in ILUs and aged care facilities are generally aged over 65 years, with these facilities 
providing some level of support and/ or care for the residents when and if required.  

Table 1.9 summarises the demand projections for ILUs and aged care facilities in the Dural area, which is 
based on the following assumptions: 

 In 2011, approximately 20% of the catchment population was aged over 65 years. 

 ABS 2011 Census data suggests that approximately 25% of the population of Dural, Galston, 
Glenorie, Glenhaven and Arcadia aged over 65 years live in ILUs or aged care.  The dwelling types 
from the Census data included in this analysis include those living in retirement villages, nursing 
homes and accommodation for the retired or aged (not self-contained). 

 This proportion has then been applied to the proportion of the Dural population aged over 65 years, 
resulting in the number of residents potentially living in ILUs or aged care in the catchment. 

 When this is compared to the current and proposed supply of ILUs and aged care places in the 
catchment, there appears to be a reasonable undersupply at present.  With the proposed 
developments being completed in the coming years, the undersupply is expected to contract 
noticeably, before growing back up to current levels by 2026.  This suggests that there is potential 
demand for ILU and/or aged care facilities in the local area.  

However it should be noted that this is assuming no further supply will enter the market prior to a potential 
development on the subject site and hence the development pipeline should be monitored appropriately.  
Furthermore, this demand is based on a consistent proportion of the population aged over 65 years living 
in ILUs and aged care from 2011 to 2026.  

Potential ILU and Aged Care Demand 
DURAL TABLE 1.9 

 

  

2011 2015 2016 2021 2026

Total Population 10,700 11,200 11,300 12,700 13,200

Population aged 65+ years (%) 20% 20% 20% 20% 20%

Population aged 65+ years (no.) 2,139 2,239 2,259 2,539 2,639

Population aged 65+ in ILUs or aged care (%) 25% 25% 25% 25% 25%

Population aged 65+ in ILUs or aged care (no.) 543 568 573 645 670

Supply of ILUs and aged care 450-480 450-480 520-550 552-582 552-582

Potential unmet demand 63-93 88-118 23-53 63-93 88-118

Source : ABS Census 2011; Google M aps; Facility Websites; Cordell Connect; Urbis
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2 Ancillary Commercial Uses 

In addition to residential uses on the subject site, we have also given consideration to ancillary 
commercial land uses such as service stations, leisure uses (gyms) and child care centres.  We note that 
the client is undertaking a separate review of the market supportability of a medical centre/ private day 
surgery/medical centre on the subject site.  

2.1 SERVICE STATIONS 

The subject site is located at Old Northern Road, which is one of the main roads through Dural 
connecting to Wisemans ferry in the north. 

Map 6.1 shows the location of existing service station facilities in relation to the subject site.  

As indicated on the map, a service station (Shell branded) is surrounded by the subject site off Old 
Northern Road.  Another service station (BP branded) is located further south along Old Northern Road, 
approximately 550 metres from the subject site. 

There is a Caltex service station close to the intersection with Old Northern Road and Galston Road 
opposite the Dural Village retail centre.  This is located on the southbound lane of Old Northern Road.  
There is also a Caltex service station at Round Corner. 

We are not aware of any other current proposals for additional service stations within Dural at present. 

On balance we do not consider that it would be advantageous to include a service station in the 
development mix for the following reasons: 

 The extent of existing competition within the vicinity of the site 

 The amount of land-take and access requirements that would be required to accommodate the use 
on site 

 Potential integration issues with other proposed retail, health and residential uses and the need to 
satisfy the relevant hazard controls 

 The fact that land could be better utilised for the higher value uses (residential, medical and ancillary 
retail). 
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EXISTING SERVICE STATIONS  MAP 2.1 
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2.2 GYMNASIUMS 

Table 6.1 lists the name and address of existing gym facilities located within Dural.  Map 2.2 opposite 
shows the location of these gyms in relation to the subject site. 

There are eight commercial gyms located within close proximity to the subject site, catering to a broad 
range of different users and markets. 

Within the local area, gyms are currently therefore being provided at a rate of one gym per 1,400 
residents.  In 2014, Urbis undertook a review of gym provision in Australia which identified that there were 
3,313 gyms in Australia in 2011, equal to one gym per 6,500 people. 

Based on this benchmark, gym provision in the catchment exceeds the Australia benchmark by a factor of 
greater than 4.5:1. 

We believe that the market is currently well supplied with gym facilities and that an additional commercial 
gym on the subject site would not be supportable by the market. 

Existing Gym Facilities 
DURAL TABLE 2.1 

 

  

Name Address

F45 Training Dural 7/915 Old Northern Road, Dural

Evolution Health and Fitness Studio 25A Kenthurst Road, Dural

CrossFit Norwest 1/7-9 Kenthurst Road, Dural

Plus Fitness 5/829 Old Northern Road, Dural

Anytime Fitness Dural 6/288 New Line Road, Dural

Curves Gym Dural 10/288 New Line Road, Dural

Resolution Fitness for Life 256 New Line Road, Dural

Gym George Training Studio 30/252 New Line Road, Dural

Source : Google M aps;  Urbis
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EXISTING GYM FACILITIES MAP 2.2 
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2.3 CHILD CARE CENTRES 

Child care centres offer professional care for children aged 0-6 years of age, where the children are 
generally grouped into rooms according to age and developmental stage. 

EXISTING AND PROPOSED CHILD CARE CENTRES 

Map 2.3 following shows the existing child care centres in the context of the subject site and the 
surrounding areas.  Table 2.2 lists the existing child care centres within Dural and shows the number of 
child care places within each facility. 

From Map 2.3 and Table 2.2, the following observations can be made: 

 There are 12 existing child care centres that fall within the local area, with a capacity of approximately 
650 places 

 The largest facility is the Fit Kidz Learning Centre Dural North which can accommodate 98 children 

 The majority of the existing facilities are located at the southern end of Dural and are likely to service 
this part of the local area as well as the adjacent residential areas of Glenhaven and Cherrybrook. 

Further to this, we note that there is one proposed child care centre within the local area.  This facility will 
be part of the Cascades mixed use development at 636 Old Northern Road Dural, approximately 200 
metres north of the subject site.  As part of the mixed use development, the proposal includes a 595 sq.m 
child care centre for 72 children.  

Additionally, another development application was submitted in early 2016 for alterations and additions to 
an existing dwelling to become a childcare centre for 136 children.  This project is to be completed in 
December 2016 and the childcare centre is to be called Wiggle and Giggles Child Care Centre. 

Existing Child Care Centres 
DURAL TABLE 2.2 

 

  

Name Number of Places

Galston Long Day Care Centre 40

KU Galston Preschool 40

Elbelle's Early Learning Centre 46

Early Childhood Education Centre Child Care 40

Ellerman Long Day Care Centre 40

Fit Kidz Learning Centre Dural North 98

Wakefield Children's Early Learning Centre 70

Endeavour Early Education 30

First Friends Preschool 39

KU Glenhaven Preschool 43

Kindalin Early Childhood Learning Centre 70

Beehive Castle Hill Childcare 90

Total 646

Source : echildcare.com.au;  Urbis
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EXISTING CHILDCARE COMPETITION MAP 2.3 
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DEMAND ASSESSMENT FOR CHILD CARE CENTRES 

Future demand for child care spaces will be driven by population growth, and the proportion of additional 
children in the 0-6 age category. 

Based on the existing population, approximately 7% of the population is aged 0-6 years as at the 2011 
Census.  This age bracket is the most common user of child care facilities.  If this same rate is applied to 
the population projections, then there could be an additional 140 children of this age in the local area by 
2026. 

Based on a study conducted by MacroPlan in 2010, 38% of the population aged 0-5 years in the Sydney 
Statistical Division have all parents working full-time and would require some form of child care.  Of these, 
the report suggests that 73.4% of these children will be placed into formal child care.  When this rate is 
applied to the additional 140 children aged 0-6 year within the area, this would suggest a market of 40 
additional children requiring care.  

In view of the current extensive supply of child care spaces, any proposed new centre should be targeted 
at meeting the needs of new residents at the site and its immediate vicinity.  In this regard, it would be 
prudent to wait until the residential development is established and to carefully monitor the household 
profile of new residents to determine whether this generates a demand for child care facilities.  This will 
also allow the developer to monitor the status of the possible proposed childcare centres mentioned 
earlier to determine if the market could support additional child care places. 

Market Demand for Additional Child Care Centres 
DURAL TABLE 2.3 

 

 

Resident market % Number

Population growth 2015-26 2,000

Population aged 0-6 7% 141

Population aged 0-6 with all parents working full 

time and requiring formal care
38% 54

Population aged 0-6 with all parents working full 

time who attend long day child care
73% 40

Total number of children requiring child care 40

Source: ABS Census 2011; Macroplan; City of Sydney; Cordell Connect; Urbis



 

URBIS 
DURAL RESIDENTIAL AND ANCILLARY COMMERCIAL MARKET ASSESSMENT 
FEB2016  ANCILLARY COMMERCIAL USES 43 

 

2.4 RECREATIONAL FACILITIES 

‘Recreational facilities’ is a broad term used to describe a number of indoor and outdoor facilities catering 
to different sports, activities and interests.  Some examples of recreational facilities include sport clubs, 
bowling centres, parks (local and regional), museums and swimming pools.  

Map 2.4 on the following page shows the location of recreational facilities surrounding the subject site.   

From the map it is evident that there is a significant provision of local/ regional parks and recreation areas 
within the local area, with the closest being the Porter Scenic Lookout to the north of the subject site and 
Ellerman Park to the west.  The provision of parks and open spaces is relatively high compared to many 
areas of Sydney and hence there would be limited benefit gained from additional park and open space 
facilities in the local area.   

In terms of swimming pools, the only existing one identified in the local area is the Galston Aquatic 
Centre, which is approximately 3.1 kilometres north of the subject site.  Despite this being the only public 
swimming pool facility, the local area is still well-provisioned in terms of swimming pools as many 
retirement villages and seniors living facilities have their own private swimming pools for the use of their 
residents.  This would limit the potential demand for additional swimming pool facilities in the local area.  

The only museum identified in the local area is The Pines Historic Roughley House which is located just 
to the north of the subject site along Old Northern Road.  This property is now owned by the Hills Shire 
Council and is a historic home that is open to the public to see an example of colonial life in the local 
area.  With the relatively small population and limited tourism in the area, it is anticipated that there would 
be limited demand for an additional museum facility. 

The Dural Country Club is one of two clubs/ bowling centres identified within the local area, providing 
dining, entertainment and function spaces, and lawn bowls.  The other facility is the Dural Sport and 
Leisure Centre that provides a range of sporting venues (catering for futsal, netball, indoor cricket, 
taekwondo and indoor hockey) and function facilities.  On this basis, it is unlikely that an additional club or 
bowling centre would be supportable given the current provision of such facilities and the relatively limited 
demand for these facilities in the local area.  
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EXISTING INDOOR AND OUTDOOR RECREATIONAL FACILITIES MAP 2.4 
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2.5 ANCILLARY RETAIL ASSOCIATED WITH DAY SURGERY/MEDICAL 
CENTRE 

As part of the overall concept plan, a day surgery/medical centre is being considered as part of the 
development on the southern portion of the subject site.  The demand for ancillary retailing within the day 
surgery/medical centre has been considered.  

Retailing associated with day surgery/medical centres is primarily focused on the worker, visitor and 
patient market.  The scale of retailing that could be supported would need to be commensurate with the 
role and scale of the day surgery/medical centre.  Due to its association with medical facilities it typically 
offers less potential to attract spending from a resident market. 

Day surgery/medical centres represent a significant opportunity for retail-based activity through providing 
a captive market of patients, visitors and staff.  These groups often have time to spend.  In addition, due 
to the circumstances around being in a day surgery/medical centre, we would expect patients and visitors 
to typically enjoy good propensity to ‘treat’ themselves and/or loved ones.  If good quality retailing could 
be provided in high profile locations in day surgery/medical centres, these factors would work very much 
in favour of retailers.  

From our experience of undertaking focus groups with day surgery/medical centre workers in large day 
surgery/medical centres and users in other locations, the following are regularly identified as desirable 
facilities: 

 Retail: pharmacy, newsagency, dry cleaning, supermarket, giftware and food and beverage options. 

 Amenities: gym, child care centre, bank, post office, medical facilities for staff (GP’s allied health 
etc.) and outdoor areas for relaxation and congregation. 

In our analysis of major day surgery/medical centres, retail floorspace per bed is typically provided at a 
rate of 0.6 sq.m per bed to 3.1 sq.m per bed. 

As an example, Nepean Hospital, which in 2014 provided 685 beds only provided around 400 sq.m of 
retail floorspace (a café, newsagent and volunteer shop).  At the other end of the scale, Westmead 
Hospital, providing 900 beds, contains around 2,800 sq.m of retail floorspace with tenants including a 
food court under single management, cafes, newsagent/ convenience store, mobile phone/electronic hire 
store, florist, optometrist, jeweller, pharmacy and hair dresser / beautician. 

It is clear therefore that the amount of retail that is sustainable depends on the scale and function of the 
day surgery/medical centre.  It is likely that a café (catering to staff, patients and visitors) and pharmacy 
would be supportable, with potentially a florist. A higher provision of beds could generate demand for 
additional services. 
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3 Conclusion 

The analysis confirms that there is an underlying demand for additional residential dwellings in the Dural 
area.  The residential dwellings provided on the site should include a variety of dwellings in terms of their 
lot size, dwelling size and pricing.  This could range from larger residential lots with detached dwellings to 
more medium density type stock such as townhouses and larger apartments.  The variety of dwelling 
types will cater to the diverse demographics of the local residents, whilst also ensuring that all land in the 
local area is not developed into higher density dwellings and thereby impact the character of the area. 

Our analysis also indicates that there is a potential unmet demand for seniors living in the Dural area in 
the medium term, primarily for ILU and aged care facilities, and for over 55s facilities to a lesser extent. 

The current provisioning of service stations and commercial gym uses, combined with the demand for 
such commercial facilities in the area, suggests that the market would not support additional facilities. 

Due to the extensive supply of child care spaces in the local area, the demand for a proposed new centre 
will predominantly be driven by the needs of the new residents on the site.  In this regard, it would be 
prudent to wait until the residential development is established and to carefully monitor the household 
profile of new residents to determine whether this generates a demand for child care facilities. 

The subject site is also surrounded by recreational facilities and open spaces suggesting that there is 
unlikely to be significant demand for further facilities in the near future.  Any future recreational facilities/ 
open spaces would, however, further improve the amenity for the surrounding residents. 

The amount of ancillary retail sustainable within a future day surgery/medical centre on the site depends 
on the scale and function of the day surgery/medical centre itself.  It is likely that a café (catering to staff, 
patients and visitors) and pharmacy would be supportable, with potentially a florist. A higher provision of 
beds could generate demand for more services. 
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Disclaimer 

This report is dated February 2016 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis 
Pty Ltd’s (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit 
only, of Land888 Red Pty Ltd (Instructing Party) for the purpose of Market Assessment (Purpose) and 
not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all 
liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for 
any purpose other than the Purpose, and to any other person which relies or purports to rely on this 
report for any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen 
future events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are 
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon 
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among 
other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which 
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such 
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or 
incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are 
not made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions 
given by Urbis in this report are given in good faith and in the reasonable belief that they are correct and 
not misleading, subject to the limitations above. 
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02 November 2016 

Ms Clare Brown 

Urbis Pty Ltd 

Level 23, Tower 2, Darling Park 

201 Sussex Street 

SYDNEY  NSW  2000 

Dear Clare, 

ASSESSMENT OF NEW AGRICULTURAL ENTERPRISE VIABILITY IN DURAL 

The purpose of this letter is to outline our review of the strategic justification for the subject site located 
at 584-626 Old Northern Road and 7-27 Derriwong Road, Dural to be rezoned from RU6 Transition to 
R2 Low Density Residential. 

SCOPE OF WORK 
This review has been prepared to assist in determining the suitability of the site for residential 
development having regard to its potential for agricultural purposes as envisaged under the current 
zoning. 

This letter has been prepared to address the Section 117 Directions as they relate to the loss of 
agricultural zoned land, specifically responding to the terms of Section 117 Direction 1.2. 

This assessment will identify: 

 Whether the sites characteristics (e.g. topography and size) are incompatible with productive 
agricultural uses 

 Whether the site’s existing agricultural use is viable given its potential revenue, rental rate and 
land value 

 Given the outcome of both investigations above, whether the site is viable for the purposes of 
agricultural production and whether it has any agricultural production value. 

SUBJECT SITES 
The subject properties are located approximately 27 kilometres north west of the Sydney CBD, on the 
fringe of the established urban areas of Dural.   

The areas to the north general comprise rural residential and small agricultural / horticultural 
operations, whereas land uses to the south include a broader mix of uses for commercial and retail to 
low density residential subdivisions.   
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DURAL SUBJECT SITE (NORTH AND SOUTH) – LOT PLAN AND AERIAL Map 1 
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SUITABILITY FOR AGRICULTURAL PRODUCTION 
Both sites have been cleared of natural vegetation and have relatively few structural improvements, 
with the northern site including a small irrigation dam.  The northern site has an area of 10.848 
hectares and the southern site has an area of 10.617 hectares. 

With regards to the historic uses of the site:  

 the northern portion was formerly a peach orchard which ceased operation in mid-2014 

 Based on available information, the southern portion has historically been used for rural residential 
purposes and the keeping of horses, with its northern tip utilised for a small-scale cultivation in late 
2009 to mid-2010. 

The Southern and Northern sites are characterised by an elevated ridge line along New Line Road, 
with a cross fall to the west and south.  The slope on the sites varies, with some areas of less than 5% 
fall, however with significant portions of more than 10% and in small pockets over 20%. 

Compared to other land holdings to the immediate north and east, the subject sites have more 
significant cross falls (See Maps 2 and 3).  This is relevant in assessing viability of the site relative to 
the nature of other lands used for primary production purposes in the area. 

Topographic Map Map 2 
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Slope Map Map 3 

 
 

Land in NSW is commonly classified per its capability to remain stable under certain land uses. The 8-
class classification is shown in Table 1. 

Table 1 – Land Capability 

Broad Category Class Description 

Land capable of being 

regularly cultivated  

(Slope < 10%) 

Class 1 

Class 2 

 

Class 3 

No special soil conservation works or practices necessary 

Soil conservation practices such as strip cropping, 

conservation tillage and adequate crop rotation. 

Structural soil conservation works such as diversion 

banks, graded banks and waterways, together with soil 

conservation practices as in Class 2. 

Land not capable of 

being regularly cultivated 

Class 4 

 

Soil conservation practices such as pasture improvement, 

stock control, application of fertiliser and minimal 
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Broad Category Class Description 

but suitable for grazing 

with occasional 

cultivation 

(Slope 10% - 25%) 

 

 

Class 5 

cultivation for the establishment or re-establishment of 

permanent pastures. 

Structural soil conservation works such as absorption 

banks, diversion banks and contour ripping, together with 

the practices as in Class 4. 

Land not capable of 

being cultivated but 

suitable for grazing 

(Slope > 25%) 

Class 6 Soil conservation practices including limitation of stock, 

broadcasting of seed and fertiliser, prevention of fire and 

destruction of vermin. This class may require some 

structural works. 

 Class 7 

Class 8 

Land best protected by green timber. 

Cliffs, lakes or swamps and other land incapable of 

sustaining agricultural or pastoral production. 

Source: Cunningham et al 1988 

As the subject sites don’t fall uniformly into Categories 1 to 3, with significant portions of the sites with 
a slope over 10%, they are more likely to fulfil a definition of Class 4 land, indicating that it is not 
capable of being regularly cultivated. 

It should be noted that the land capability class may not necessarily be associated with land suitability, 
especially for agricultural land uses that are less soil dependent (e.g. intensive animal industries such 
as chicken raising, greenhouses) or for permanent tree crops (e.g. horticulture and forestry). 

The slope on the subject sites will limit the nature of agricultural operations that could be considered.  
Based on the nature of the subject site and having regard to local and nearby rural land uses, the 
following rural land uses could be considered for the subject sites: 

 Fruit orchard 

 Cattle grazing 

 Horse agistment 

Other agricultural uses that are located within the Dural area such as vegetable crop production, 
flower growing, turf farming and wholesale nursery operations require land included in Classes 1 to 3 
that have lower level of slope.  These uses also generally provide a higher gross margin compared to 
those uses that are likely to be suitable for the subject site.   

The economic value of agricultural land is often assessed as gross margin per hectare (GM/Ha) or 
similar unit of measurement that allows comparison between enterprises. GM/Ha is calculated as the 
total gross income from production less the direct costs of production associated with that enterprise. 
Whilst providing a broad guide, gross margins do not consider total overheads or running and 
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financing an agricultural business.  Furthermore, they do not consider the total return and critical mass 
required to generate a sustainable income based on the overall investment. 

Table 2 summarises the indicative gross margins for a selection of agricultural uses that have 
relevance to the Dural area. Gross margins are expressed as very low to high based on analysis of 
gross margins for agricultural enterprises undertaken by NSW Primary Industries. For example, a beef 
cattle enterprise on improved pastures would have an indicative gross margin income of $284/Ha at 
the upper end of the range as at February 2016.  For the subject properties, that would produce a 
gross margin of $6,077 per year for the 21.4-hectare site. This is a ‘low’ gross margin that would 
require supplementary income from other sources to remain viable for a family working this land. 

The scale of the operations on a site of just over 20 hectares is unlikely to be sufficient to support a 
viable agricultural enterprise. This is particularly the case for sites that are unable to engaging in the 
highest returning enterprises such as greenhouse based activities. 

Table 2 – Gross Margins of Indicative Agricultural Enterprises 

Agricultural enterprise Indicative gross margin 

Horse agistment Very Low 

Beef cattle grazing Low 

Dairy cattle Medium 

Fruit/nut trees Medium to High 

Turf farm High 

Vegetable crops High 

Greenhouses (e.g. herbs and flower growing) High 

Poultry High 

Source: based on assessment of DPI NSW published gross margin guidance 

The nature of agricultural enterprises and the use of irrigation and spray chemicals can require that 
appropriate buffers are put in place to protect sensitive adjoining land uses.  We note that the subject 
site to the south is located close to residential land uses whereas the northern site wraps around Dural 
Public School. 

Recommended minimum buffer distances between residential areas and selected agricultural 
industries are shown in Table 3 and are based on recommendations published in Living and Working 
in Rural Areas – A handbook for managing land use conflict issues on the NSW North Coast, 2007.   

As indicated, some of the recommended buffer distances would impact on the useable areas of the 
subject land for agricultural purposes. 
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Table 3 – Buffer Distances for Primary Industries and Residential Areas 

Industry Distance (metres) 

Grazing of stock 50 

Greenhouse & controlled environment horticulture 200 

Turf farms 300 

Dairy sheds and waste storage 500 

Poultry sheds and waste storage 1,000 

 

Furthermore, it is noted that climate change is becoming an important factor in the performance of 
agricultural enterprises.  Since 1900, the average daily maximum temperature in Sydney has 
demonstrated a noticeable upward trend of around 2 degrees Celsius (Appendix A, Chart 1).  
Precipitation is also important for all agriculture and as demonstrated in Appendix A, Chart 2, the level 
of precipitation in Dural over the past 43 years has been variable, demonstrating a slight overall 
downward trend.   

The combination of rising temperatures (which increases evaporation rates) and lower rainfall could 
place further pressure on the viability of agriculture.  This is particularly the case on small agricultural 
land holdings that depend on very high levels of productivity to sustain viability. 

 

CONCLUSIONS 
The combined northern and southern sites are relatively small in scale for agriculture at 10.848 
hectares and 10.617 hectares respectively.  The sites are also approximately 500 metres apart which 
reduces the synergies of operating the sites together.  The ability to amalgamate these sites with 
adjoining land holdings to increase the scale of the agricultural enterprise is also constrained by the 
location of significant vegetation communities on surrounding land (see Appendix B).  

The topography of the land is relatively steep in parts and could be classified as Land Capability Class 
4.  This limits the nature of uses that could be applied to the site, reducing the potential income that 
can be generated, putting into question the viability of operating the property as an agricultural 
enterprise.   

Development of more intensive agricultural activities will be constrained by its proximity to residential 
areas to the south and the school immediately adjacent the property to the north, given the need to 
consider appropriate buffer areas.   

As such, despite the loss of agricultural farm land, the rezoning of the site for residential subdivision 
and development can be justified as future agricultural land uses are unlikely to generate a sufficient 
return to warrant future investment in agricultural enterprises on the subject land. 

If you have any questions please don't hesitate to contact me at costwald@urbis.com.au. 
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Yours sincerely, 

 

Clinton Ostwald 

National Director 



 

 

Ltr-Dural-Agri Land Assessment-311016 9 

 

APPENDIX A – TEMPERATURE AND PRECIPITATION CHARTS 
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Annual Average Daily Maximum Temperature 

Sydney – 1900 to 2016 Chart 1 

 

Source: Australian Bureau of Meteorology  

Total Annual Precipitation 

Dural 1973 to YTD 2016 Chart 2 

 

Source: Australian Bureau of Meteorology  
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APPENDIX B – DISTRIBUTION OF VEGETATION COMMUNITIES 
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Distribution of Vegetation Communities (Ecological Report, November, 2015) Map 4 
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1.0 Introduction

1.1 Background
AECOM has been commissioned by Urbis to prepare a Traffic Impact Assessment (TIA) to support the planning
proposal for a proposed development in the Dural area, located approximately 39km north-west of Sydney.

The Dural Planning Proposal intends to provide residential dwellings and open space. The subject site has been
divided into two areas; the northern site and southern site.

This TIA has been prepared to understand the likely impacts of the vehicular trips generated by the Dural
development on the surrounding local road network and the likely infrastructure upgrade required to mitigate the
impacts of the proposal.

Figure 1 Regional context

Source: AECOM, 2016

1.2 Purpose and Scope
The purpose of this report is to provide a review of the potential traffic impacts of the proposed development on
the external road network. The assessment involves assessing trip generation of the proposed development
within the study area and providing recommendations on the traffic requirements as a result of the development
trips.

Project Area
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1.3 Report Framework
The report has been structured into the following sections:

· Section 2 details the existing transport conditions in the vicinity of the site for all modes of transport.

· Section 3 reviews the impacts of changes in the traffic flow and road network, prior to the future
development being investigated in this assessment.

· Section 4 describes the details of the proposed development within the study area and the access strategy
for the development.

· Section 5 provides a traffic impact assessment of the proposed development and surrounding road network
and identifies appropriate transport infrastructure to cater for the forecast traffic flows.

· Section 6 provides the summary and conclusions of the report.
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2.0 Existing Conditions

2.1 Site Description
The study area is located in Dural within the Local Government Area (LGA) of The Hills Shire. It is generally
bounded by Derriwong Road to the west and Old Northern Road to the east. Old Northern Road forms the
boundary for two LGAs, The Hills Shire to the west and Hornsby Shire to the east. The location of the study area
and the surrounding road network is shown in Figure 2.

Figure 2 Location

Source: AECOM, 2016

The study area is currently occupied and surrounded by rural residential dwellings with the remaining area being
open grass land and woodland. The northern site borders Dural Public School and Dural Local Centre and low
residential dwellings are located to the west. Dural Business Park is located to the southeast.

2.2 Travel Behaviour
Travel characteristics for NSW residents travelling to work are gathered from the journey-to-work data extracted
from the Australian Bureau of Statistics (ABS) 2011 census data (2014 release). Journey-to-work data (JTW)
includes details of the origin and destination of trips, together with characteristics of the journey such as mode of
travel.

The northern and southern sites are contained within Travel Zone 4310 in Dural. Data from the 2011 Journey to
Work (JTW) dataset, accessed via the Bureau of Transport Statistics’ JTW explorer, has been analysed to
determine indicative existing travel mode share for the sites. The existing land use within Travel Zone 4310
includes rural to semi-rural agricultural and residential, low density residential, low to medium density retail and
commercial, recreation, and education.
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Table 1 shows the mode share of trips travelling to and from the study area travel zones and Table 2 shows the
origins and destinations of trips to and from the study area travel zones.

Table 1 Journey to Work mode split for Travel Zone 4310

Mode
% Mode Share

Origin Trips
(from TZ 4310)

Destination Trips
(to TZ 4310)

Vehicle Driver 79% 85%

Vehicle Passenger 4% 8%

Bus 6% 2%

Train 4% 1%

Walked only 5% 2%

Other mode 1% 1%

Not Stated 1% 2%
Note: Excludes those who did not go to work.
Source: 2011 Journey to Work data, accessed via the BTS JTW Explorer.

The JTW data shows that the majority of trips to and from the study area travel zone are predominantly made by
private car. Approximately 93 per cent of people working in study area arrive by car, and approximately 83 per
cent of people living in the study area travel to work by car. The data also shows three per cent of persons
working in the travel zone arrive by public transport and approximately 10 per cent of residents travel by public
transport. This reflects the study area’s proximity to the bus corridor along New Line Road and Old Northern Road
with high frequency bus services to the City and major town centres, which has a significant influence in
encouraging use of public transport in the study area.

Table 2 Journey to Work origins and destinations (all modes) for Travel Zone 4310

SA3
% Mode Share

Trips from TZ 4310 Trips to TZ 4310

Dural – Wisemans Ferry 27% 34%

Baulkham Hills 15% 24%

Sydney Inner City 8% -

Blacktown – North - 6%

Rouse Hill – McGraths Hill 3% 5%

Blacktown 3% 4%

Parramatta 5% 3%

Hornsby 4% 2%

Mount Druitt - 2%

Richmond – Windsor - 2%

Pennant Hills – Epping - 2%

Ryde – Hunters Hill 3% -

Strathfield – Burwood – Ashfield 3% -

Other / no fixed place of work 7% 16%
Note: Excludes those who did not go to work.
Source: 2011 Journey to Work data, accessed via the BTS JTW Explorer.



AECOM Dural Planning Proposal

P:\604X\60447536\6. Draft docs\6.1 Reports\161013_Dural TIA_UPDATED FINAL_RevE.docx
Revision E – 13-Oct-2016
Prepared for – Urbis – ABN: 501 052 562 28

5

A high proportion of trips are to or from SA3 areas within The Hills Shire LGA. Of the total JTW trips departing the
travel zone, 42 per cent were trips to destinations within The Hills LGA; 27 per cent to Dural – Wisemans Ferry
and 15 per cent to Baulkham Hills. More than half the total number of JTW trips to the travel zone originated from
SA3 areas within The Hills Shire, with 34 per cent coming from Dural – Wisemans Ferry SA3, and 24 per cent
from Baulkham Hills SA3.

2.3 Pedestrian and Cycle Facilities
Pedestrian footpaths are provided intermittently on Old Northern Road, depending on land uses bordering the
road. An existing pedestrian footpath extends from Dural Public School to the intersection of Old Northern Road |
New Line Road in the south, and continues west along Old Northern Road to the Dural Local Centre at the
intersection of Old Northern Road | Kenthurst Road. This footpath provides access between the study area and
bus stops along Old Northern Road.

The pedestrian overpass at Dural Public School facilitates the safe crossing of pedestrians over Old Northern
Road for the northern site. At the southern site, the signalised intersection at Old Northern Road | Quarry Road
provides a signalised crossing for pedestrians on the eastern and southern approaches.

Figure 3 Pedestrian over pass

Source: AECOM, 2015

There is currently no footpath provision on Derriwong Road. There are footpath provisions on one side of the
residential Jaffa Road and Valencia Street, which are located to the west of the southern site.
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In terms of cycling facilities, there are limited cycling links to the study area. The cycle network in the Hills Shire
Council, presented in Figure 4, shows that there are existing off-road cycle routes near the study area along
Kenthurst Road, Old Northern Road between Kenthurst Road and Glenhaven Road, and on Glenhaven Road.

Figure 4 Hills Shire Council cycle network

 Source: Hills Shire Council Cycleways map.



AECOM Dural Planning Proposal

P:\604X\60447536\6. Draft docs\6.1 Reports\161013_Dural TIA_UPDATED FINAL_RevE.docx
Revision E – 13-Oct-2016
Prepared for – Urbis – ABN: 501 052 562 28

7

The Hornsby Shire Council cycle map, shown in Figure 5, identifies a moderate/high difficulty cycle route
connecting to Pennant Hills Station which is about a 9km cycle from the proposed development sites. This
identified route however contains steep hills and much of the route is recommended for experienced cyclists only.

Figure 5 Hornsby Shire Council cycle network

 Source: Hornsby Shire Council Cycling Map, 2008.
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2.4 Bus Network
Bus services in the vicinity of the study area are operated by Hillsbus. The study in the context of the local bus
network is shown in Figure 6.

Figure 6 Existing bus connections to the northern and southern Dural sites

Source: Hillsbus, October 2015.

There are several existing bus routes which have stops located close to the proposed development sites. Local
bus routes 637 and 638 can be accessed at bus stops along Old Northern Road, which are walking distance from
both the northern and southern sites.

· Bus route 637 is a local bus connection between Glenorie and Castle Hill.

· Bus route 638 is a local bus connection between Berrilee and Pennant Hills Station.

Bus routes 642 and 642X, which provide connections to the City, can be accessed at the bus stop located on Old
Northern Road, near Derriwong Road. This bus stop is approximately a 500m walk from the southern site, but
would be about a 20 minute walk from the northern site. It was observed that much of the on-street parking on
Jaffa Road and Derriwong Road close to this bus stop was occupied, most likely by commuters whom parked
their car and then rode the bus in to work.

· Bus route 642 is a regional bus connection between Dural and the City.
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Table 3 summarises the bus route frequencies in close proximity to the study area.

Table 3 Bus service provision to the proposed development sites

Bus Route Route Description
Weekday Frequency (to nearest 5 mins)

AM Peak
7-9 am

Off Peak
10 am- 3 pm

PM Peak
4-6 pm

637 Glenorie to Castle Hill 30 100 60

Castle Hill to Glenorie 60 100 60

638 Berrilee to Pennant Hills 40 - 60

Pennant Hills to Berrilee 1 service 1 service 60

642 / 642X Dural to City 10 501 60

City to Dural - 602 25

Source: Hillsbus, accessed September 2016.
1Last 642 service at 2:41pm
2First 642 service at 12:18pm

Figure 7 highlights existing bus stops are within a 400m walking catchment. Bus stops within the 400m walking
catchment are served by local bus routes 637 and 638. Additional walking distance is required for regional bus
services 642/X.

Figure 7 Bus stops

Source: AECOM, 2016
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2.5 Rail Network
The closest train station is Pennant Hills Station which is located approximately 8km southeast of the study area.
Pennant Hills Station is served by the T1 North Shore Line which runs between Hornsby and the City via
Macquarie University. Bus route 638, described in Section 2.4, connects the study area to Pennant Hills Station.
Rail services operate between Pennant Hills and City at approximately every 15 minutes. On weekdays, services
run via Chatswood and the Lower North Shore, and on weekends run via Strathfield. Pennant Hills Station in the
context of the existing rail network is shown in Figure 8.

Figure 8 Pennant Hills Station in the context of the Sydney Trains network

Source: Sydney Trains, accessed November 2015.
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2.6 Road Network
The main roads in the vicinity of the proposed development sites are Old Northern Road and New Line Road.
Connecting regional links include Glenhaven Road, Kenthurst Road and Galston Road which provides links to Old
Northern Road and provide links to the surrounding areas including Kellyville and Galston.

Figure 9 Road network

Source: AECOM, 2016

2.6.1 Old Northern Road
The study area is located along the western side of Old Northern Road, which is a state road in a north-south
direction. The road provides links to Glenorie and Wisemans Ferry to the north and Castle Hill and Baulkham Hills
to the south.

Old Northern Road is a sealed road with predominantly one lane in each direction in the vicinity of the proposed
development sites. The road widens locally to two lanes in each direction at larger intersections. Figure 10 shows
a typical cross-section of Old Northern Road in the vicinity of the study area.

Figure 10 Old Northern Road: typical cross section

Source: AECOM, 2015
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Old Northern Road has a sign-posted speed limit of 60km/h close to the study area. A school zone is in operation
along much of Old Northern Road close to the proposed development sites, extending from approximately the
northern boundary point of the proposed northern site, to the intersection of Old Northern Road and Vineys Road
in the south. The school zone reduces the vehicle speed to 40km/hr on school days between 8am and 9.30am
and 2.30pm and 4pm.

2.6.2 New Line Road
New Line Road is an arterial road located to the south of the study area. It runs in a north-south direction from Old
Northern Road to the Cumberland Highway. The road has one lane in each direction between Old Northern Road
and Hastings Road. A roundabout is located at the intersection of New Line Road | Old Northern Road, which also
provides access to Dural Business Park. The speed limit along New Line Road is 60km/h. There are no parking
lanes along the road. Figure 11 shows a typical cross-section of New Line Road.

Figure 11 New Line Road south of Old Northern Road

Source: AECOM, 2014

2.6.3 Local access roads
There are limited local access roads close to the study. Existing local access roads include Derriwong Road which
currently links to Old Northern Road which provides access to semi-rural land in the area. The intersection of Old
Northern Road | Derriwong Road is currently a priority intersection.

Figure 12 Derriwong Road

Source: AECOM, 2015
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Valencia Street and Jaffa Road, to the west of the southern site, connect low density residential dwellings to
Kenthurst Road via Maple Street. These roads provide access to the local properties and are generally sealed,
single carriageway, and with a posted speed limit of 50km/hr.

2.6.4 Other infrastructure

A dedicated passenger pick and drop off area is provided along Old Northern Road opposite Dural Primary
School. This provides vehicles travelling along Old Northern Road opportunities to safely pick up and drop off
passengers.

This dedicated area requires vehicles exiting the area to turn left only allowing vehicles originating from the south
to travel southbound on Old Northern Road, however requires vehicles from the north to find other opportunities
along Old Northern Road to travel northbound.

Figure 13 Pick-up / drop off area

Source: AECOM, 2016
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2.7 Traffic Volumes
2.7.1 Daily Traffic Counts
Traffic volume data has been obtained from Roads and Maritime Services to determine the historical traffic growth
in the surrounding area. Table 4 shows historical Average Daily Traffic (ADT) volumes at stations in the vicinity of
the study area.

The location of the stations is shown in Figure 14. The traffic data shows that there are approximately 19,500
vehicles per day on Old Northern Road and approximately 30,000 vehicles per day on New Line Road in the
vicinity of the study area.

Table 4 Historical weekday traffic volumes and growth

Station # Location
Weekday AADT Average

growth /
year2011 2012 2013 2014 20151

73038
Old Northern Road, near
Malabar Road, Round
Corner

18,531 18,841 19,214 18,737 19,595 1.41%

74228
New Line Road, east of
Purchase Road,
Cherrybrook

30,100 30,063 30,017 30,109 30,043 -0.05%

Source: Roads and Maritime Services, 2015
1 2015 Weekday AADT is year to date (to November 2015)

Figure 14 2014 Weekday AADT in the vicinity of the site

Source: Roads and Maritime Services Traffic Volume Data 2015, OpenStreetMap (Base Imagery), 2014.
*2015 Weekday AADT is year to date (to November 2015)
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2.7.2 Intersection counts
Classified turning movement counts were undertaken by Trans Traffic Survey during the morning (7am to 9am)
and evening (3.00pm to 6.00pm) peak periods on 28 October 2015 at the following intersections:

· Old Northern Road | Derriwong Road (priority)

· Old Northern Road | New Line Road (roundabout)

· Old Northern Road | Nursery Access Road (priority)

Analysis of the data shows that the AM peak period for the network was between 7.45am and 8.45am and the PM
peak was between 3:15pm and 4.15pm, which is driven by the school peak rather than the typical PM commuter
peak.

Key intersections assessed include:

a. Old Northern Road | Derriwong Road (priority)

b. Old Northern Road | New Line Road (roundabout)

c. Old Northern Road | Vineys Road

d. Old Northern Road | Nursery Access Road (priority)

Given the local nature of Vineys Road, traffic volumes at the intersection were estimated based on the
assumption that properties that rely on Vineys Road for access generate 0.86 and 0.89 trips during the AM and
PM peak respectively.

Figure 15 Key intersections

Source: AECOM, 2016
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The traffic count data shows that traffic flow in the peak hour traffic direction on Old Northern Road and New Line
Road has exceeded 1,000 veh/hr. This implies that both roads are approaching capacity for a one lane road
during the peak hours.

2.8 Intersection Assessment
Intersection assessment based on the surveyed traffic data has been carried out using SIDRA 6.1, a computer
based modelling package which calculates isolated intersection performance.

The main performance indicators for SIDRA 6.1 include:

· Degree of saturation (DoS) – a measure of the ratio between traffic volumes and the capacity of the
intersection is used to measure the performance of isolated intersections.

· Average delay – how long in seconds the average vehicle waits at the intersection.

· Level of service (LoS) – a measure of the overall performance of the intersection (as explained in Table 5).

Table 5 Level of Service criteria for Intersections

Level of
Service

Average Delay
(secs/veh)

Traffic Signals and Roundabouts Give Way and Stop Signs

A Less than 14 Good Operation Good Operation

B 15 to 28 Good with acceptable delays and spare capacity Acceptable delays and spare capacity

C 29 to 42 Satisfactory Satisfactory, but accident study required

D 43 to 56 Operating near capacity Near capacity and accident study required

E 57 to 70
At capacity; at signals incidents will cause
excessive delays

At capacity; requires other control mode

F >70 Roundabouts require other control mode At capacity; requires other control mode

Source: Roads and Maritime Services, 2002

Table 6 summarises the existing intersection operation in the AM peak period and Table 7 summarises the
existing intersection operation of the PM peak period. More detailed results are presented in Appendix B.

Table 6 2015 AM Peak Hour Intersection Performance

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay1

(sec)

95% Back
of Queue

(m)
Old Northern Road |
Derriwong Road

Give-way 2,005 B 0.389 27.9 103

Old Northern Road |
New Line Road

Roundabout 3,804 A 0.814 13.0 79

Old Northern Road |
Vineys Road

Give-way 2,559 F 1.500 509.5 51

Old Northern Road |
Nursey Access Road

Give-way 1,851 A 0.583 8.6 1

Source: AECOM, 2016
1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections.
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Table 7 2015 PM Peak Hour Intersection Performance

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay1

(sec)

95% Back
of Queue

(m)
Old Northern Road /
Derriwong Road

Give-way 2,186 B 0.579 16.3 107

Old Northern Road /
New Line Road

Roundabout 3,993 B 0.836 16.3 88

Old Northern Road /
Vineys Road

Give-way 2,402 F 0.642 243.7 2

Old Northern Road /
Nursery Access Road

Give-way 1,968 A 0.566 11.6 3

Source: AECOM, 2016
1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections.

The SIDRA results indicate that during the AM and PM peak hour, three of the four intersections assessed in the
vicinity of the study area operate satisfactorily.

The intersection of Old Northern Road | Vineys Road operates unsatisfactorily due to delays experienced by
vehicles on Vineys Road. It should also be noted at the intersection of Old Northern Road | Derriwong Road, the
right turn movement from Derriwong Road experiences significant delays during both the AM and PM peak as
vehicles are required to wait for gaps along Old Northern Road to enter the intersection.
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3.0 Future Traffic Conditions

3.1 Background Traffic Growth
The historical Roads and Maritimes Services traffic data over the past five years was analysed to estimate the
background traffic growth in the vicinity of the study site.

As shown in Table 4, since 2011 traffic has increased by approximately 1.4 per cent per year on Old Northern
Road, near Malabar Road, and decreased by approximately 0.5 per cent per year on New Line Road, west of
Purchase Road. To estimate the growth of traffic along key roads of the study area, an average annual growth of
1.4 per cent was applied.

The traffic that would be generated by an approved shopping centre development at 488 Old Northern Road have
also been accounted for in the background traffic volumes.

3.2 Planned Infrastructure
North West Rail Link (NWRL), currently under construction and due to commence operation in the first half of
2019, will offer a metro rail transport option for the future residents of the proposed development by providing
frequent train services between Rouse Hill and Chatswood. Passengers will be able to interchange at Epping or
Chatswood to connect to the rest of Sydney Train network. As part of Sydney Metro, the metro services on NWRL
will continue past Chatswood, into the Sydney CBD via a second harbour crossing.  The NWRL will include the
construction of six new stations as shown in Figure 16.

The new stations (Castle Hill and Cherrybrook) are approximately seven to eight kilometres from the study site. It
is anticipated that there will be bus connections accessible from the study connecting to the NWRL. The
Environmental Impact Statement (EIS) Stage 2 for the NWRL indicates that Castle Hill Station will be a major
interchange point for commuters transferring between NWRL and bus services from the central part of the NWRL
corridor.

Figure 16 The Northwest Rail Link network

Source: Transport for NSW, 2014

There are currently no planned road infrastructure upgrades around the study area.
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3.3 Mitigation Measures
To cater for the background traffic growth in the vicinity of the study area, local infrastructure upgrades may be
required for the road network to continue to operate effectively.

It has been highlighted that existing traffic volumes along Old Northern Road and New Line Road are approaching
capacity. It is expected that background traffic growth will trigger the requirement of upgrading these road for
additional capacity.

Assessments of intersection performance under the 2026 forecast traffic volumes indicates the intersection of Old
Northern Road | New Line Road and Old Northern Road | Vineys Road would need to be upgraded to cope with
background traffic growth. Upgrade options are shown in Figure 17.

Figure 17 Intersection layout options (2026 Base)

Old Northern Road / New Line Road Old Northern Road / Vineys Road

Source: AECOM, 2016
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3.4 Intersection Assessment
Table 8 and Table 9 below summarise both AM and PM intersections performance for future year 2026 without
development traffic scenario.

Table 8 2026 AM Peak intersection performance – without proposed development

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay
(sec)

95% Back
of Queue

(m)
Old Northern Road |
Derriwong Road

Give-way
(existing) 2,347 F 0.511 89.81 191

Old Northern Road |
New Line Road

Roundabout
(existing) 4,454 F 1.102 70.9 814

Upgraded to
signals 4,454 C 0.833 30.5 160

Old Northern Road |
Vineys Road

Give-way
(existing) 2,995 F 1.500 488.3 49

Upgraded to a
roundabout 2,996 A 0.462 9.21 31

Old Northern Road |
Nursery Access Road

Give-way 2,177 A 0.688 11.41 2

Source: AECOM, 2016
1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections

Table 9 2026 PM Peak intersection performance – without proposed development

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay
(sec)

95% Back
of Queue

(m)
Old Northern Road |
Derriwong Road

Give-way
(existing) 2,585 E 0.767 59.41 182

Old Northern Road |
New Line Road

Roundabout
(existing) 4,709 F 1.116 104.6 1,013

Upgraded to
signals 4,709 C 0.893 35.2 135

Old Northern Road |
Vineys Road

Give-way
(existing) 2,840 F 1.000 2,704.2 16

Upgraded to a
roundabout 2,840 A 0.462 9.61 29

Old Northern Road |
Nursery Access Road

Give-way 2,344 B 0.673 17.81 7

Source: AECOM, 2016
1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections.

It is noted that during the AM peak, the 95th percentile queue along the west leg of the Old Northern Road | New
Line Road intersection extends past the Old Northern Road | Derriwong Road intersection. Modelling also
suggests that the priority Old Northern Road | Derriwong Road intersection would fail in 2026 as right turn
movements onto Old Northern Road experience significant delays.

As part of the development proposed in this study, new intersections will allow vehicles which either turn right into
or out of the Old Northern Road | Derriwong Road intersection, to use alternate points at new northern
intersections with Old Northern Road, refer to Section 4.2. This would allow movements at this intersection to be
restricted to left in left out, improving intersection safety.
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Old Northern Road | Derriwong Road is proposed to be converted to a LILO, however this is reliant on a new
access point on Old Northern Road provided by the proposed development to allow the banned right turn
movements at the intersection an alternate way to access to road network.

The layout for the conversion of Old Northern Road | Derriwong Road to a left-in /left-out (LILO) intersection is
shown in Figure 18.

Figure 18 Intersection Layout Options (2026 Base)

Old Northern Road | Derriwong Road*

Source: AECOM, 2016
* requires alternate access point to allow the banned right turn movements to access the road network, which is provided by the
proposed development.
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4.0 Proposed Development

4.1 Land Use
The Dural Planning Proposal is for a residential development. The proposed development has been divided into
the following two sites:

· The northern site is proposed to consist of approximately 96 low density residential lots and approximately
3,400 m2  of open space.

· The southern site is proposed to consist of 80 low density residential lots and 1,250 m2 of open space.

Figure 19 Dural Planning Proposal

Northern site Southern site

Source: Urbis, 2016

The development types and quantity of each of the types of residential and commercial development are shown in
Table 10.

Table 10 Proposed Development Type and Quantity

Site Development Type Quantity

Northern Site Low density residential 96 lots

Open space 3,350 m2

Southern Site Low density residential 80 lots

Open space 1,250 m2

Source: Urbis, 2016
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4.2 Site Access
The indicative location and type of site accesses are shown in Figure 20. Primary access to the proposed
development is expected to be undertaken at Access 2. Access to the proposed development has been
summarised below for the northern and southern sites.

Figure 20 Study site access intersections

Source: Basemap; Openstreetmap, accessed 2016

4.2.1 Northern site

The northern site can be accessed from both Old Northern Road and Derriwong Road. It will have three accesses
from Old Northern Road via the two LILO intersections and one intersection allowing all movements listed below:

· Access 1 – conversion of the existing intersection of Old Northern Road | Nursery Access Road to a left in /
left out (LILO)

· Access 2 – new intersection allowing all movements

· Access 3 – new LILO.
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4.2.2 Southern site

Direct access for the southern site will be from Derriwong Road which vehicles are able to access at intersections
along Old Northern Road.

With the intersection of Old Northern Road | Derriwong Road proposed to operate as a LILO, banned right turn
movements are required to use the new access points from Old Northern Road:

· vehicles heading to the west (along Old Northern Road) will be required to use Access 2 (all movements)

· vehicles coming from the south (along New Line Road) will likely use Access 2 or Access 3.

4.3 Internal Road Network
The internal road network for both sites is shown in Figure 20. All internal roads should be designed or upgraded
to provide safe access and egress for trips generated by the development.

It is envisioned that the proposed site access for the northern site allows an alternative location for pick-up/drop
off movements generated by Dural Public School. This will resolve the issue experienced at the existing pick
up/drop off location opposite Dural Public School, allowing vehicles from the north to use the internal road network
to travel northbound on Old Northern Road, after pick-up/drop off.

4.4 Pedestrians and Cyclists
Internal pedestrian paths will be connected to existing footpaths on Old Northern Road allowing pedestrians to
reach existing bus stops in the area. It is envisioned that the internal road network will allow for cyclists to share
the roadways with general traffic.

4.5 Public Transport
The majority of the study area will be within the 400m catchment of current bus routes operating on Old Northern
Road and New Line Road. Therefore, most of the residents will be within a 400m walking distance of an existing
bus route linking to surrounding transport hubs. It is also anticipated that new bus connections to the NWRL
stations will be established that are accessible from the study area.
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5.0 Traffic Impact Assessment

5.1 Traffic Generation
The Roads and Maritime’s Guide to Traffic Generating Developments: Updated traffic surveys (TDT 2013/04a)
were used to determine the number of trips generated by the proposed development. Given the rural nature of the
area, the average trip rate for low density dwellings within Sydney was applied.

Details of the applied trip generation rates and the generation trips for the proposed development are shown in
Table 11.

Table 11 Total trips generated by proposed development

Site Development
Type Quantity

AM Peak PM Peak

Trip Rate Trips
Generated Trip Rate Trips

Generated
Northern
Site

Low density
residential 96 lots 0.86 per

dwelling 83 0.89 per
dwelling 86

Southern
Site

Low density
residential 80 lots 0.86 per

dwelling 69 0.89 per
dwelling 71

Total 152 157
Source: AECOM, 2016

In terms of the split between inbound and outbound trips, it was assumed that trips generated by the low density
residential will have 90 per cent outbound trips and 10 per cent inbound trips in the AM Peak, with this reversed in
the PM Peak.

The future traffic flows generated from both the northern and southern sites are shown in Table 12. In the AM
peak hour, a total of 152 trips would be generated from the two sites, while in the PM peak hour, a total of 157
trips would be generated from the two sites.

Table 12 Forecast Traffic Flow

Site
AM Peak trips PM Peak trips

In Out Total In Out Total

Northern Site 8 75 83 77 9 86

Southern Site 7 62 69 64 7 71

Total 15 137 152 141 16 157
Source: AECOM, 2016
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5.2 Traffic Distribution and Assignment
Trip distribution and assignment for the development was determined based on existing Journey to Work patterns
for private vehicle trips to and from Travel Zone 4310, within which the study area is located. The access roads
that drivers would use to reach their destinations were considered, and this was used to distribute the trips
between drivers who would use:

· Old Northern Road north (north of the sites)

· New Line Road

· Kenthurst Road / Old Northern Road west (west of the sites)

The trip distribution to each of these routes for the AM Peak period is shown in Table 13. These distributions are
assumed to be reversed in the PM Peak period.

Table 13 Distribution of generated traffic to key routes in the AM Peak Period

Route To/from
% of allocated trips

Origin trips Destination trips

Old Northern Road (north) North 25% 31%

New Line Road South / East 25% 35%

Kenthurst Road / Old Northern Road (west) West 50% 34%

Total 100% 100%
Source: AECOM, 2016

Table 14 provides a summary of the likely traffic distribution for the development between the Old Northern Road
and Derriwong Road access road intersections.

Table 14 Traffic splits between access roads

Access Road
AM Peak PM Peak

In Out In Out

Old Northern Road 67% 64% 75% 75%

Derriwong Road 33% 36% 25% 25%

Total 100% 100% 100% 100%
Source: AECOM, 2016
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5.3 Intersection Assessment
Table 15 and Table 16 show the intersection performance of future year together with development traffic for both
AM and PM peak hour.

Table 15 2026 AM Peak Intersection Performance – with proposed development

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay
(sec)1

95% Back
of Queue

(m)
Old Northern Road |
Derriwong Road

Give-way
(left in/left out) 2,402 A 0.381 9.1 4

Old Northern Road |
New Line Road Signals 4,555 C 0.839 32.4 162

Access 1
(Old Northern Road |
Nursery Access Road)

Give-way
(left in/left out) 2,214 A 0.687 8.6 1

Access 2
Roundabout 2,266 A 0.445 10.7 28

Signals 2,266 B 0.860 14.7 91

Access 3 Give-way
(left in/left out) 2,671 A 0.776 11.5 2

1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections.
Source: AECOM, 2016

Table 16 2026 PM Peak Intersection Performance – with proposed development

Intersection Intersection
Type

Demand
Flow

(veh/h)

Level of
Service

Degree of
Saturation

(v/c)

Ave
Delay
(sec)

95% Back
of Queue

(m)
Old Northern Road |
Derriwong Road

Give-way
(left in/left out) 2,587 A 0.485 8.4 2

Old Northern Road |
New Line Road Signals 4,772 C 0.914 36.6 138

Access 1
(Old Northern Road |
Nursery Access Road)

Give-way
(left in/left out) 2,385 B 0.677 16.3 2

Access 2
Roundabout 2,388 A 0.434 11.3 23

Signals 2,388 A 0.618 8.0 65

Access 3 Give-way
(left in/left out) 2,654 B 0.753 16.8 1

1Average delay report is the average delay of the worst intersection approach for giveway and roundabout intersections.
Source: AECOM, 2016

As noted in the intersection assessment that assessed the 2026 background traffic only, at the intersection of Old
Northern Road | New Line Road, the left turn movement on the Old Northern Road west leg exceeds the 100m
left turn bay provision and queueing extends past the preceding priority intersection at Old Northern Road /
Derriwong Road.

It is forecast that minimal traffic would use the intersections along Derriwong Road, which would operate
satisfactorily as priority intersections.
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The primary intersection providing access to the development has been assessed as a roundabout and as a
signalised intersection, given the low likelihood of a priority intersection allowing all movements and operating
satisfactorily. This intersection is located near the northern site and would require a new intersection along Old
Northern Road.

Figure 21 presents the geometric layout assessed for the intersection. There is potential for both the roundabout
and signalised intersection to integrate with the pick-up/drop-off zone subject to detailed design.

Figure 21 Northern site – Access Road 2

Source: AECOM, 2016
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5.4 Infrastructure Upgrade Summary
The following infrastructure upgrades are required to accommodate background traffic:

· Upgrade of Old Northern Road and New Line Road to provide additional capacity.

· Old Northern Road | New Line Road to be upgraded to a signalised intersection.

· Old Northern Road | Vineys Road to be upgraded to a roundabout.

· Conversion of Old Northern Road | Derriwong Road to operate as a LILO

Further infrastructure upgrades are required to accommodate the traffic generated by the proposed development:

· Access 1 – conversion of the existing intersection of Old Northern Road | Nursery Access Road to a LILO.

· Access 2 – New roundabout or signalised intersection on Old Northern Road, north of Dural Primary School.

· Access 3 – New LILO intersection on Old Northern Road, south of Dural Primary School.

It is forecast that minimal traffic would use the intersections along Derriwong Road, which would operate
satisfactorily as priority intersections.
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6.0 Summary and Conclusion

6.1 Proposed development
The Dural Planning Proposal is for a residential development, which is divided into the following two sites:

· The northern site is proposed to consist of approximately 96 low density residential lots and approximately
3,400 m2 of open space.

· The southern site is proposed to consist of 80 low density residential lots and 1,250 m2 of open space.

6.2 Vehicle Access
Old Northern Road and Derriwong Road will provide vehicular access to both northern and southern sites. Three
access points are proposed along Old Northern Road, which include two LILOs and an intersection allowing all
movements.

An additional seven access points are proposed along Derriwong Road, which are proposed as priority
intersections.

6.3 Transport and Accessibility
All internal roads are to be designed or upgraded to provide safe access and egress for trips generated by the
development.

The majority of the study area will be within the 400m catchment of current bus routes operating on Old Northern
Road and New Line Road. Therefore, most of the residents will be within a 400m walking distance of an existing
bus route linking to surrounding transport hubs. It is also anticipated that new bus connections to the NWRL
stations will be established that are accessible from the study area.

Internal pedestrian paths will be connected to existing footpaths on Old Northern Road allowing pedestrians to
reach existing bus stops in the area. It is envisioned that the internal road network will allow for cyclists to share
the roadways with general traffic.

6.4 Traffic Impacts
The existing intersections assessed indicate three of the four intersections in the vicinity of the study area operate
satisfactorily. The intersection of Old Northern Road | Vineys Road operates unsatisfactorily due to delays
experienced by vehicles on Vineys Road. The right turn movement from Derriwong Road at the intersection of Old
Northern Road | Derriwong Road also experiences significant delays during both the AM and PM peak as vehicles
are required to wait for gaps along Old Northern Road to enter the intersection.

Current traffic volumes experienced along Old Northern Road and New Line Road are approaching capacity, with
the two roads expected to be upgraded to provide additional capacity to cater for future background traffic.

Forecasted 2026 background traffic volumes indicate the following intersections will need to be upgraded to cope
with background traffic growth:

· Old Northern Road | New Line Road upgraded to a signalised intersection

· Old Northern Road | Vineys Road upgraded to a roundabout

· Old Northern Road | Derriwong Road converted to a LILO, however this is reliant on a new access point on
Old Northern Road provided by the proposed development to allow the banned right turn movements at the
intersection an alternate route to access the road network.



AECOM Dural Planning Proposal

P:\604X\60447536\6. Draft docs\6.1 Reports\161013_Dural TIA_UPDATED FINAL_RevE.docx
Revision E – 13-Oct-2016
Prepared for – Urbis – ABN: 501 052 562 28

31

Further infrastructure upgrades are required to accommodate the traffic generated by the proposed development:

· Access 1 – conversion of the existing intersection of Old Northern Road | Nursery Access Road to a LILO.

· Access 2 – New roundabout or signalised intersection on Old Northern Road, north of Dural Primary School.

· Access 3 – New LILO intersection on Old Northern Road, south of Dural Primary School.

It is forecast that minimal traffic would use the intersections along Derriwong Road, which would operate
satisfactorily as priority intersections.

6.5 Timing and Delivery
It is understood that infrastructure upgrades would be required to provide sufficient capacity within the existing
road network to support the delivery and realisation of several planning proposals, which are at various stages of
consideration by relevant planning authorities. Other planning proposals in the surrounding area include South
Dural, Dural Service Centre and the adjoining Round Corner Timber site.

It is noted that the South Dural planning proposal was granted Gateway Approval on the premise of delivering
these infrastructure upgrades and, despite the potential for the Gateway Approval to lapse, the DP&E has
provided an extension of time to allow this proposal to be developed and implemented. The South Dural planning
proposal, together with the Dural Service Centre, Round Corner Timber Yard and the subject planning proposal,
represent an opportunity for a coordinated approach and efficient spending on infrastructure.

The significant progression of the South Dural Planning Proposal, together with the recent extension of time
granted to the site, represents a clear commitment to the delivery of the necessary infrastructure works and
should be interpreted as certainty that upgrades will be delivered in the near future.
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Dear Skye, 

RE: Ecological Assessment – Dural Rezoning 

Eco Logical Australia Pty Ltd was commissioned to prepare an Ecological (flora and fauna) and Bushfire 

Constraints Analysis for the proposed rezoning of multiple parcels of land along Old Northern Road, Dural 

(Figure 1).  Although the main focus of the ecological assessment was to identify possible constraints within the 

parcels of land along Old Northern Road (referred to as the “subject site” - see Figure 1), Urbis also requested 

a desktop review of the broader area surrounding the land (referred to as the “study area” - see Figure 1). 

This letter outlines the ecological constraints across the subject site, as determined from the desktop literature 

review and field survey.  Potential ecological constraints were assessed in relation to State and Commonwealth 

legislation, namely the NSW Threatened Species Conservation Act 1995 (TSC Act) and Commonwealth 

Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act).   

An initial constraints assessment was conducted for seven lots in late 2015.  Another five lots were added in 

early 2016, and have been combined in a single ecological constraints assessment provided below. 

Eco Logical Australia undertook a desktop analysis to refine the field survey.  The ecological constraints 

analysis concluded that despite the subject site being substantially modified, there is a potential that threatened 

ecological communities persist within the study area.  A site investigation was required to validate the presence 

of threatened ecological communities within the subject site.   

Two threatened ecological communities in poor condition were recorded within the subject site as part of the site 

inspection by Eco Logical Australia.  These were Blue Gum High Forest listed as a critically endangered under 

the TSC Act, and Sydney Turpentine Ironbark Forest listed as endangered under the TSC Act.   

The desktop vegetation mapping and a brief visual inspection of the broader study area suggests that the study 

area may contain patches of Sydney Turpentine Ironbark Forest and Blue Gum High Forest, as well as potential 

habitat for threatened flora and fauna species.  Additional surveys would be required to verify the extent and 

condition of threatened ecological communities and the presence of threatened species within the study area.  

If you have any questions please do not hesitate to contact me (02) 8536 8650 or matthewd@ecoaus.com.au. 

Kind Regards,  

 

 

Matthew Dowle  

Senior Ecologist  
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Site Description 

The site is comprised of two cluster lots along Old Northern Road, Dural (Figure 1) (referred to as the “subject 

site”) within The Hills Shire Council (THSC).   

The site includes the following lots: 

 Lot 100 and 102 (DP13628) 

 Lot 1 (DP656036) 

 Lot X (DP501233) 

 Lot 2 (DP567995) 

 Lot 9 (DP237576) 

 Lot 2 (DP541329) 

 Lots 101 and 103 (DP713628) 

 Lot 1 (DP660184) 

 Lot 11 DP866560 

 Lot D DP38097 

 Lot 1 DP73652 

 Lot 12 DP866560. 

The entire subject site is zoned as RU6 Transition.  The majority of the study area is also zoned RU6 Transition 

with the exception of a parcel of land to the corner of Derriwong Road, zoned SP2 (Cemetery) and two small 

linear sections along Old Northern Road in the south of the study area are also zoned SP2 (Classified Road).  

A review of The Hills Local Environmental Plan 2012 (HLEP) Terrestrial Biodiversity layer has confirmed that the 

subject site does not fall within land mapped as ‘biodiversity’.  However, the land directly west of Derriwong 

Road has been mapped as part of the Terrestrial Biodiversity layer.  This relates to clause 7.4 Biodiversity 

(Terrestrial) and requires that certain objectives relating to biodiversity protection be considered when assessing 

development applications on land that have been shown on the Terrestrial Biodiversity Map. 
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Figure 1: study area and subject site 
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Methodology 

The following resources were reviewed during the desktop assessment of the study area: 

 NSW BioNet, Atlas of NSW Wildlife database search (5 km ) (accessed 27 July 2015) 

 EPBC Act Protected Matters Search Tool (5 km) (accessed 27 July 2015) 

 Soil Landscapes of the Sydney 1:100 000 sheet (Chapman and Murphy 1989) 

 Vegetation mapping:  

o Native vegetation of Western Sydney (NSW NPWS 2002) 

o The Hills Shire Council vegetation mapping (THSC 2008) (Sheet 6) 

 Local government planning instruments 

o The Hills Local Environmental Plan 2012 (HLEP) 

o The Hills Shire Council Terrestrial Biodiversity Map (Sheet CL1_023) 

 Aerial photography. 

 

A review of available literature and database searches was conducted to determine potential ecological 

constraints and data gaps.  This information was used to assist in the assessment of the subject site.   

A brief site investigation was originally conducted on 22 October 2015 by Danielle Adams-Bennett to identify the 

presence and condition of TECs, threatened species and fauna habitat values (i.e. hollow-bearing trees) within 

the subject site.  A follow-up site investigation to incorporate the additional sites was conducted on 17 February 

2016.  A brief visual assessment from the roadside was conducted to identify vegetation in the broader study 

area.  This method is suitable when trying to conduct broad validation.  However, additional field surveys are 

required to confirm the boundaries of these vegetation communities and the presence of threatened species 

within the study area that are outside the subject site.   

An assessment of the likelihood of occurrence of TECs and threatened flora and fauna species and their 

habitats was undertaken to determine if these are likely to occur within the study area (Appendix A).   

Results 

Literature review of study area 

Hydrology and Soils 

Several tributaries of O’haras creek drain away from the subject site and converge with O’haras Creek to the 

west of the study area.  O’haras Creek is a major creek line which is buffered by native vegetation and flows in a 

north-west direction.   

The majority of the site is located within Glenorie soil landscape with a small section on Lucas Heights within the 

south-eastern portion of Lot X DP 501233 and Lot 2 DP567995.  Glenorie soil landscape (erosional) occurs on 

undulating or rolling hills.  It is associated with the Wianamatta Group Shales and has low to moderate fertility 

and high erosional hazard (Chapman and Murphy 1989).  Lucas Heights soil landscape (residual) is generally 

found on upper slopes or ridgetops and has a low fertility (Chapman and Murphy 1989).   

Vegetation communities 

The vegetation within the study area has been previously mapped by broad-scale mapping projects (NPWS 

2002, THSC 2008).  The majority of the subject site was not mapped as native vegetation under these previous 

projects.  Interpretation of aerial photography indicated the presence of market gardens, cleared lands and a 

modified landscape.  However, small stands of native vegetation were mapped within and adjacent to the 

subject site.   
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The two vegetation mapping datasets NPWS (2002) and THSC (2008) were inconsistent in the classification of 

native vegetation types within the subject site and study area (discussed below).  Therefore field validation was 

required to confirm the presence and identity of any native vegetation communities within the subject site.   

Additional surveys would be required to validate the vegetation within the study area because the study area 

was not surveyed in detail beyond the subject site.  

Threatened species 

Database searches identified seven threatened ecological communities, 31 threatened flora species and 54 

threatened fauna species, which are listed under the TSC or EPBC Acts.  Fauna included 30 birds (including 12 

migratory species), 14 mammals (including nine bats), five amphibians, two fish, two invertebrate and one 

reptile that have been recorded or are likely to occur within a 5 km radius around the subject site.   

An assessment of the likelihood of occurrence for threatened species to occur within the study area is provided 

in Appendix A.  The assessment identified that highly mobile fauna species such as microbats and bird species 

may utilise the study area.  Additionally, there are a number of records for one threatened invertebrate 

Pommerhelix duralensis (Dural Land Snail) which may inhabit the study area.  There are a number of records 

for one threatened flora species, Epacris purpurascens var. purpurascens, within the study area and adjacent 

lands.   

Field surveys were conducted to determine if threatened species occur or whether suitable habitat is present 

within the subject site.   

Field results of subject site inspection 

Vegetation communities 

The majority of the subject site has been substantially modified.  However, small patches of native vegetation 

were located within Lot 1 (DP 656036) and Lot 11 (DP 866560) in the south.  These patches of vegetation were 

previously mapped by THSC (2008) as Sandstone Gully Forest or Shale/Sandstone Transition Woodland, and 

by NPWS (2002) as Blue Gum High Forest or Sydney Turpentine Ironbark Forest.  

However, three patches were validated as Blue Gum High Forest listed under the TSC Act, due to the presence 

of Eucalyptus saligna (Blue Gum) and Eucalyptus pilularis (Blackbutt) (Figure 2).  Eucalyptus saligna and 

Eucalyptus pilularis are key diagnostic species of Blue Gum High Forest listed under the TSC Act.  The two 

northern patches contained mature and regenerating individuals of Eucalyptus saligna (Plate 1), while the 

southern patch contained just two mature Eucalyptus pilularis (Plate 2).  Areas of high quality Blue Gum High 

Forest may also be listed under the EPBC Act.  However, these patches do not satisfy the listing criteria under 

the EPBC Act, due to their small size (less than 1 ha), lack of native species diversity across all strata, and/or 

they contain a canopy cover less than 10%.    

A small linear patch of Sydney Turpentine Ironbark Forest was located along Derriwong Road and may be 

impacted by the proposed rezoning.  Sydney Turpentine Ironbark Forest is listed as an endangered ecological 

community under the TSC Act.  This patch of vegetation along the road does not satisfy the stringent criteria for 

listing under the EPBC Act due to its poor quality, small patch size (less than 1 ha) and canopy cover less than 

10%.   

The site inspection outside the subject site also identified key characteristic species of Sydney Turpentine 

Ironbark Forest or Blue Gum High Forest, suggesting that these communities are located within the broader 

study area (Figure 2).  Several Syncarpia glomulifera (Turpentine), Eucalyptus saligna, Eucalyptus pilularis and 

Angophora costata were identified in vegetation patches adjacent to the subject site.  These were identified in 

previous mapping as Blue Gum High Forest or Sydney Turpentine Ironbark Forest by NPWS (2002) and 

Shale/Sandstone Transition Forest by THSC (2008).   
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Plate 1: Patch of Blue Gum High Forest in poor condition 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
Plate 2: Patch of Blue Gum High Forest consisting of two individual Eucalyptus pilularis 
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Threatened Species  

One migratory species, Ardea ibis (Cattle Egret), listed under the EPBC Act was recorded foraging with 

livestock.  This species is common in disturbed environments.  Similar types of habitat were located in semi-

rural properties adjacent to the subject site and across the broader study area.  

The subject site contained limited fauna habitat values.  Fauna habitat values included farm dams and scattered 

canopy trees.  No hollow-bearing trees and only limited foraging habitat for fauna species were recorded within 

the subject site.  Due to the lack of native species within the canopy or shrub layers, there is also limited leaf 

litter and woody debris in the subject site.   

The subject site does not provide habitat for threatened Pommerhelix duralensis (Dural Woodland Snail), 

despite the number of records in the locality.  This species prefers forested habitats that have good native cover 

and woody debris, including fallen bark and leaf litter.  These habitat features were largely absent from the 

subject site, due to current land practices and dominance of exotic species in the understorey.  However, there 

is potential that the vegetation within the broader study area may contain habitat for the Dural Land Snail.   

Due to the lack of important habitat features (i.e. hollow-bearing trees and intact native vegetation) the subject 

site is unlikely to support significant habitat for threatened fauna species.  There is potential that highly mobile 

species such as threatened microbats and birds (e.g. Little Eagle) may utilise the area for occasional foraging or 

roosting.   

No threatened flora species were recorded within the subject site during the field surveys.  Furthermore, 

threatened flora are considered unlikely to occur within the subject site, due its predominately disturbed nature 

and thereby lack of potential habitat.  Targeted surveys would be required to determine if the native vegetation 

within the broader study area contained threatened flora species.    
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Figure 2: Vegetation communities  
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Constraints  

An ecological constraint value was assigned to the subject site based on the information from both the desktop 

review and site inspections.  The value relates to potential risk of the rezoning to be constrained by biodiversity.   

These ecological constraints have been mapped (Figure 3) and discussed in the table below.   

 
Table 1: constraints assessment of the subject site 

Constraint Value present 

on site 

Constraint ranking criteria Recommendation 

High  Blue Gum 

High Forest 

and Sydney 

Turpentine 

Ironbark 

Forest (both 

low condition)  

 vegetation communities listed as 

threatened under the TSC Act 

 whilst not intact, vegetation 

supports characteristic species of 

these communities 

 potential foraging habitat for 

threatened bird species (e.g. 

Little Eagle) and microbats 

 retain vegetation if possible and consider 

assisted revegetation with diagnostic species 

for the ecological community 

 minimise impacts during development design 

and construction phase including establishing 

a buffer area adjacent to the vegetation.  

 it is noted that an interior road network will be 

required within the subject site to provide 

sufficient permeability. Should trees within 

these communities be required to be 

removed, an impact assessment should be 

undertaken at the subdivision stage when the 

road network and lot layout is finalised. 

 educate local community on significance of 

these ecological communities and threatened 

species through interpretative signage 

Moderate  Native 

vegetation 

with a canopy 

 potential foraging habitat for 

threatened fauna species 

 corridor for native fauna dispersal 

 retain native vegetation where possible  

 incorporate into landscape planting design if 

possible 

Moderate Patch of 

native shrubs  

 contains some native resilience, 

although it does not represent a 

native vegetation community 

 potential corridor or shelter for 

native fauna 

 suitable for development 

Moderate Planted non-

indigenous 

native 

vegetation 

 does not represent a native 

vegetation community 

 potential corridor or shelter for 

native fauna 

 suitable for development 

Low Farm dam  potential foraging habitat for 

microbats  

 suitable habitat for native fauna 

species  

 conduct dewatering plan and relocation of 

native fauna species prior to disturbance 

 suitable for development 

Low  Exotic 

vegetation 
 suitable foraging habitat for Little 

Eagle, microbats and migratory 

birds such as the Cattle Egret 

 waterbodies support limited 

vegetation cover for fauna 

 development should be confined to these 

areas wherever possible 

 implement management techniques to 

prevent the dispersal of weed species into 

adjacent woodland areas particularly during 

construction 
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Constraint Value present 

on site 

Constraint ranking criteria Recommendation 

Low Landscape 

gardens 

 planted tree species 

 potential foraging habitat for 

fauna species such as birds, 

reptiles  

 suitable for development 
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Figure 3: Constraints assessment 
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Recommendations and conclusion  

Three small patches of Blue Gum High Forest in low condition were recorded within the subject site.  A small 

patch of Sydney Turpentine Ironbark Forest was recorded along Derriwong Road and may be impacted upon 

under the proposed rezoning.  All the Blue Gum High Forest and Sydney Turpentine Ironbark Forest patches 

were considered to be in low condition as they contained low native species diversity, are highly fragmented and 

had high weed densities or contained an understorey dominated by exotic species.   

The subject site had limited habitat for threatened fauna species.  No threatened flora species were recorded 

within the subject site.  According to the literature review and a brief visual inspection, the study area contains 

potential Blue Gum High Forest and Sydney Turpentine Ironbark Forest vegetation and potential habitat for 

threatened flora and fauna species.  However, additional surveys would be required to validate the vegetation 

boundaries and confirm the presence of threatened species within the broader study area.  

The following recommendations have been provided for the proposed rezoning of the subject site: 

 

 Avoid impact to areas of high ecological constraint, if possible.   

 If high ecologically constrained areas are to be impacted by future road networks or lot layouts, 

further investigations are to be undertaken at the subdivision stage. 

 Consider implementing a Vegetation Management Plan (VMP) for the long-term conservation of 

Blue Gum High Forest and management of weeds to prevent their spread.  

 Any plantings as part of future developments incorporate native species indigenous to the study 

area. 

 Prepare a soil and erosion control plan as part of the Development Application process. 
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APPENDIX A - Likelihood of occurrence  

 

Searches of the Atlas of NSW Wildlife and EPBC Protected Matters search tool were performed for the 

study area, based on a 5 km buffer around the study area.  Marine species (including whales, seabirds, 

turtles and seals) have been removed from the list as these species were not considered relevant to the 

current proposal. The likelihood of occurrence was considered for all listed species, and is provided for 

each species under the ‘likely’ column.  

Each species likely occurrence was initially informed through a desktop assessment and was used to 

guide the site inspection.  The final assessment of the likelihood of occurrence was completed following 

the site inspection and was based on database or other records, presence or absence of suitable 

habitat, features of the study area, results of the field survey and professional judgement. 

The terms for likelihood of occurrence are defined below:  

 “yes” = the species was or has been observed in the study area 

 “likely” = a medium to high probability that a species uses the study area 

 “potential” = suitable habitat for a species occurs in the study area, but there is insufficient 

information to categorise the species as likely to occur, or unlikely to occur 

 “unlikely” = a very low to low probability that a species uses the study area, and 

 “no” = habitat in the study area and in its vicinity is unsuitable for the species 

 

Those species considered as potentially, likely or known to occur (likelihood of potential, likely or yes) 

are considered subject species for this project. 

The following abbreviations have been used in the likelihood assessment: 

 TSC Status = Listing under the NSW Threatened Species Conservation Act 1995 

 EPBC Status = Listing under the Commonwealth Environment Protection and Biodiversity 

Conservation Act 1999 

 CE = Critically Endangered 

 E = Endangered 

 E2 = Endangered Population 

 V = Vulnerable 

 M = Migratory 
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1 Introduction 

 Descript ion of proposal  

Urbis commissioned Eco Logical Australia Pty Ltd (ELA) to prepare a bushfire protection assessment 

(BPA) for a proposed rezoning of a number of large allotments in Dural.    

The lots are currently zoned as rural land being RU6-Transition with one lot being effected by a split 

zoning of RU6 and SP2-Infrastructre. Under the proposed rezoning, The Hills Shire Local 

Environmental Plan 2012 (LEP) will be amended to allow for R2 Low Density Residential zone with 

areas of private/public open space (RE1 or RE2. There is also potential for special uses including 

medical, commercial and ancillary development. A separate ecological (flora and fauna) assessment 

has been undertaken by ELA. 

This report relates to 14 lots within the proposed rezoining however it also considers the wider area of 

Dural, north of the Dural town centre.  

 Study area 

The study area is located approximately 1 to 1.5 km from Dural town centre, within the The Hills Shire 

Council. There are currently existing dwellings or structures located within some lots within the subject 

The existing lots captured by the proposal are: 

 Lot 100 and 102 DP13628 

 Lot 1 DP656036 

 Lot X DP501233 

 Lot 2 DP567995 

 Lot 9 DP237576 

 Lot 2 DP541329 

 Lots 101 and 103 DP713628 

 Lot 1 DP660184 

 Lot 11 DP866560 

 Lot D DP38097 

 Lot 1 DP73652 

 Lot 12 DP866560. 

The study area is separated into two clusters, separated by existing large lot residential land with 

dwellings and associated ancillary buildings. The main access to the lots is off Old Northern Road to 

the east and Derriwong Road to the west of the southern cluster of lots.  The majority of the vegetation 

within the lots has been cleared except where scattered trees remain. 

1.2.1 Aim and structure of report 

ELA has been engaged to investigate the current bushfire risk of the study area and the appropriate 

combination of bushfire protection measures to mitigate this risk in support of the rezoning. Specifically, 

this analysis responds to the requirements of Planning for Bush Fire Protection 2006 (PBP), Australian 

Standard AS 3959 Construction of buildings in bushfire-prone areas (AS3959) and the requirements 

of The Hills LEP. This report details the outcomes of these investigations in the context of the proposed 

land use. 

area as shown in Figure 1. 
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The overarching objective of this report is to identify all potential bushfire constraints to the future urban 

development of the study area. The results of this assessment will directly support the preparation of 

necessary planning documentation. As such the objectives of this report are to: 

 Ensure the statutory requirements for bushfire protection are identified and can be adequately 

met; and 

 Implement suitable management frameworks for bushfire protection, whilst having 

consideration of the vegetation and ecological issues for the study area, enabling long term 

conservation and management of these environmental values while facilitating safe urban 

development outcomes.  

 Consider the likely rehabilitation of ecological issues and the recommendations of the flora and 

fauna study to preserve and enhance ecological communities on the subject land. 

 

This report assesses the potential bushfire hazard across the study area, in the context of existing 

vegetation (refer to Figure 2 for vegetation coverage). It then identifies planning requirements as per 

PBP.  Management of future asset protection zones (APZ) and environmental areas are also 

considered.  

Future subdivision of land and the construction of buildings will require an assessment against PBP.  

As such the provisions of this report are to be considered in the planning and design of any 

development following the rezoning process. 

 Legislative requirements  

1.3.1 Environmental Planning and Assessment Act 1979 

The Environmental Planning and Assessment Act 1979 (EP&A Act) is the principal planning legislation 

for NSW, providing a framework for the overall environmental planning and assessment of 

development proposals. A variety of other legislation and environmental planning instruments, such as 

the Threatened Species Conservation Act 1995 (TSC Act), Water Management Act 2000 and Rural 

Fires Act 1997 (RF Act), are integrated with the EP&A Act.  

1.3.2 Threatened Species Conservation Act 1995 

The TSC Act aims to protect and encourage the recovery of threatened species, populations and 

communities listed under the Act. The TSC Act is integrated with the EP&A Act and requires 

consideration of whether a development (assessed under Part 4 of the EP&A Act) is likely to 

significantly affect threatened species, populations and ecological communities or their habitat. 

1.3.3 Rural Fires Act 1997 

Bushfire suppression and management is regulated by the RF Act. Both the EP&A Act and the RF Act 

were modified by the Rural Fires and Environmental Assessment Legislation Amendment Act 2002 to 

enhance bushfire protection through the development assessment process. Key requirements of the 

RF Act include: 

 The need for a bushfire safety authority to be issued by the RFS under section 100B of the RF 

Act for any development applications for subdivision (therefore considered integrated 

development);  

 All landowners to exercise a duty of care to prevent bushfire from spreading on or from their 

land under section 63 of the RF Act. This relates to the appropriate provision and maintenance 

of APZs, landscaping and any retained vegetation when developing land. 
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1.3.4 Direction 4.4 Planning for Bush Fire Protection 

Direction 4.4 Planning for Bushfire Protection identifies matters for consideration for planning proposals 

that will affect, or are in proximity to land mapped as bush fire prone. In particular a planning proposal 

where development is proposed must: 

 have regard to Planning for Bush Fire Protection 2006 (PBP),  

 provide an Asset Protection Zone (APZ) incorporating at a minimum: 

o an Inner Protection Area (IPA) bounded by a perimeter road or reserve which 

circumscribes the hazard side of the land intended for development and has a 

building line consistent with the incorporation of an APZ, within the property, and 

o an Outer Protection Area (OPA) managed for hazard reduction and located on the 

bushland side of the perimeter road, 

 for infill development (that is development within an already subdivided area), where an 

appropriate APZ cannot be achieved, provide for an appropriate performance standard, in 

consultation with the NSW Rural Fire Service (RFS). If the provisions of the planning proposal 

permit Special Fire Protection Purposes (as defined under section 100B of the RF Act), the 

APZ provisions must be complied with, 

 contain provisions for two-way access roads which links to perimeter roads and/or to fire trail 

networks, 

 contain provisions for adequate water supply for fire fighting purposes, 

 minimise the perimeter of the area of land interfacing the hazard which may be developed, 

 introduce controls on the placement of combustible materials in the Inner Protection Area. 

Consideration must also be given to NSW RFS Practice Note 2/12 Planning Instruments and Policies. 

It is expected that the RFS, in its assessment of the proposal will consider the requirements of this 

Practice Note. 

1.3.5 Planning for Bush Fire Protection 2006 

Rezoning proposals require consultation with the NSW RFS as the lead agency for managing bushfire. 

As such the requirements of Planning for Bush Fire Protection (NSW RFS, 2006) are to be addressed. 

This includes having regard to the following planning principles of PBP: 

 Provision of a perimeter road with adequate two way access which delineates the extent of the 

intended development;  

 Provision, at the urban bushland interface, for the establishment of adequate asset protection 

zones for future housing;  

 Specifying minimum residential lot depths to accommodate asset protection zones for lots on 

perimeter roads;  

 Minimising the perimeter of the area of land, interfacing the hazard, which may be developed;  

 Introduction of controls which avoid placing inappropriate developments in hazardous areas; 

and  

 Introduction of controls on the placement of combustible materials in asset protection zones. 
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    Figure 1: Study area 
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Figure 2: Vegetation Communities  
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2 Bushfire threat assessment  

An assessment of the bushfire hazard is necessary to determine the application of bushfire protection 

measures such as asset protection zone location and dimension. This section provides a detailed account 

of the vegetation communities (bushfire fuels) and the topography (effective slope) that combine to create 

the bushfire hazard that may affect bushfire behaviour at the study area. 

The concept of bushfire risk as influenced by fire history and current and past bushfire issues has little 

bearing on the determination of bushfire protection strategies for rezoning and future development within 

the study area. This is due to the fact that PBP assesses bushfire protection based purely on vegetation 

and slope (i.e. hazard and not risk), making the assumption that a fire may occur in any patch of bushland 

at a worst-case scenario (based on a set design fire).  

Notwithstanding this, the The Hills Bush Fire Risk Management Plan (BFRMP) was reviewed to gain a 

greater understanding of the bushfire environment, hazard and risk issues that affect the study area.  

The development of the study area is situated to the north east of the Dural town centre. The proposed 

development will provide further asset protection for existing development surrounding the study area by 

creating increased separation from bushfire hazards. The BFRMP does not affect the bushfire protection 

measures required for future development within the study area, but should be updated following 

development of the study area (Figure 3). 

 Bushfire protection measures  

PBP requires the assessment of a suite of bushfire protection measures that in total afford an adequate 

level of protection.  The measures required to be assessed for rezoning are listed in Table 1 and are 

discussed in detail in this section.  This section demonstrates that the study area can accommodate the 

required bushfire protection measures and achieve the Direction 4.4 objectives and RFS requirements. 

Table 1: PBP bushfire protection measures 

Bushfire Protection Measure Considerations 

Asset Protection Zones (APZ) Location and dimension of APZ setbacks from vegetation including 
prescriptions of vegetation management within the APZ. 

Access Assessment to include access and egress in and out of a developable 
area such as alternate access, operational response and evacuation 
options.  APZ perimeter access to be considered as is design standards 
of public roads and any fire trails.  

Water supply and other utilities List requirements for reticulated water supply and hydrant provisions, and 
any static water supplies for fire fighting. 

Building construction standards Provide a guide on the application of construction standards for future 
buildings. 

 Vegetat ion types  

In accord with PBP, the predominant vegetation class has been assessed within the proposed lots and 

calculated for a distance of at least 140 m out from the proposed development. The predominant 

vegetation and effective slope assessments are shown Table 3. 

Vegetation mapping shows Western Sandstone Gully Forest to the west of the southern cluster of lots 

with smaller pockets of Blue Gum High Forest, Turpentine-Ironbark Margin Forest, and Sydney 
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Turpentine-Ironbark Forest to the west and south. These vegetation formations also occur around the 

northern cluster of lots. In accordance with PBP the predominant vegetation is ‘forest’. 

Vegetation to the south of the southern cluster of lots is highly fragmented as a result of practices related 

to the timbe supply yard and is a ‘low hazard’ in accordance with PBP. 

The remaining vegetation within the study area consists of land used for intensive agriculture or land that 

is cleared and managed.  

 Effective slope 

In accord with PBP, the slope that would most significantly influence fire behaviour was determined over 

a distance of 100 m from the boundary of the subject land where the vegetation was found (measuring 

the worst-case scenario). This assessment was made with 10 m contours and slope classes are listed in 

Table 2. 

The land slopes down to the water course to the west. Slopes vary across the site and within the bushfire 

hazard and range from >0-15 degrees downslope and are shown in Figure 3. 

Table 2: PBP slope classes 

Upslope or Downslope PBP Slope Class 

Upslope / Flat Land Flat land and all upslope land leading away from the development 

Downslope  >0-5 degrees downslope leading away from the development 

>5-10 degrees downslope leading away from the development 

>10-15 degrees downslope leading away from the development 

>15-18 degrees downslope leading away from the development 
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3 Asset protection zones  

Table A2.4 of PBP has been used to indicate the required APZ dimensions for future residential 

development within the subject land using the vegetation and slope data identified in Section 2.  The APZ 

calculation is tabulated below and shown in Figure 3.  

It is best practice to provide an APZ dimension that achieves a building construction standard under AS 

3959-2009 Construction of buildings in bushfire-prone areas (Standards Australia 2009) of Bushfire 

Attack Level (BAL)-29 for residential development to ensure future home owners are not impacted by the 

additional costs associated with construction of a dwelling at BAL-40. Table 3 lists the current minimum 

APZ and best practice APZ related to BAL-29 (refer to Section 4 for more information on AS 3959-2009). 

Special Fire Protection Purpose (SFPP) developments will require an increase in APZ to provide a higher 

level of bushfire protection. 

It is important to note that the APZ calculations quoted in this assessment are indicative only and have 

been determined at a landscape scale. This level of detail is suitable for a rezoning assessment where 

the aim is to demonstrate whether a parcel of land can accommodate the bushfire hazard, the expected 

APZ and future development. The final APZ dimensions for any future subdivision or development 

depends on the accuracy of a slope assessment undertaken at a site-specific level. The APZ dimensions 

quoted in this assessment should not be relied on to approve a future subdivision; they may be used as 

a guide only. 

 APZ maintenance plan 

The following fuel management specifications will need to be considered in the provision of APZ fo future 

development: 

 No tree or tree canopy is to occur within 2 m of the dwelling roofline. 

 The presence of a few shrubs or trees in the APZ is acceptable provided that they: 

o are well spread out and do not form a continuous canopy 

o are not species that retain dead material or deposit excessive quantities of ground 

fuel in a short period or in a danger period 

o are located far enough away from the building so that they will not ignite the building 

by direct flame contact or radiant heat emission. 

 Any landscaping or plantings should preferably be local endemic mesic species or other low 

flammability species. 

 Staging of development for APZ  

Staging of future development should give consideration to the provision of an APZ to manage any 

potential bushfire hazard within adjoining future development areas to ensure that future dwellings are 

not impacted by unnecessary construction standards. This could occur through the provision of temporary 

APZ for earlier stages which will be automatically extinguished once the land where the APZ operates is 

developed and the hazard is permanently removed. 

 Perimeter access within APZ  

An APZ may require a perimeter road depending on the significance of the bushfire threat. The 

assessment of perimeter access is provided in the following Section 5.3.
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Table 3: Threat assessment, APZ and category of bushfire attack 

Direction from 
envelope 

Slope1 Vegetation2 
PBP required 

APZ3 
BAL-29 APZ 

AS3959 
Comments 

Northern cluster 

West and 
south 

0-50 
downslope  

Forest 
25 m 

70 m (SFPP)  
32 m 

Provided within 
property boundaries 

South 
0-50 

downslope 
Grassland 10 m 10 m 

All other 
directions 

Managed land 

Southern cluster 

West 
0-50 

downslope  
Forest 

25 m 

70 m (SFPP)  
32 m 

Provided by Derriwong 
Road and within 

property boundaries 

West 
0-50 

downslope 
Grassland 10 m 10 m 

Provided within 
property boundaries 

South 
0-50 

downslope  
Low hazard 

10 m 

30 m (SFPP) 
14 m 

All other 
directions 

Managed land 

1 Slope most significantly influencing the fire behaviour of the site having regard to vegetation found. Slope classes are according 

to PBP.  

2 Predominant vegetation is identified, according to PBP and “Where a mix of vegetation types exist the type providing the greater 

hazard is said to be predominate”. 

3 Assessment according to Table A2.4 of PBP  
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Figure 3: Asset protection zones 
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4 Construction standard 

The application of building construction standards for bushfire protection under AS 3959-2009 

Construction of buildings in bushfire-prone areas (Standards Australia 2009) is to be considered at the 

development application stage for individual dwellings and buildings. An assessment under AS 3959-

2009 is not required at the rezoning or subdivision stages. The following is a brief introduction on AS 

3959-2009. 

AS 3959-2009 contains six Bushfire Attack Levels (BAL), each with a prescribed suite of design and 

construction specifications aimed at preventing ignition during the passing of a bushfire front. The BALs 

are outlined below: 

 BAL-Low: The threat does not warrant application of construction standards. Developments with 

BAL-Low are generally not within bushfire prone land (greater than 100 m from bushland) 

 BAL-12.5: Addresses background radiant heat at lower levels and ember attack 

 BAL-19: Addresses mid-range radiant heat and ember attack 

 BAL-29: Addresses high range radiant heat and ember attack 

 BAL-40: Addresses extreme range of radiant heat and potential flame contact and ember attack 

 BAL-FZ: Addresses construction within the flame zone. New subdivided lots are not permitted 

within the flame zone in NSW. 

NSW has a minor variation to AS 3959-2009 which requires consideration in future development 

applications. The variation is contained within the document ‘PBP Appendix 3 Addendum’ (RFS 2010). 

 

5 Utilities and access 

 Water supply 

Future lots will likely be serviced by reticulated water infrastructure suitable for fire fighting purposes. With 

the exception of rural residential subdivision, the furthest point from any future dwellings to a hydrant is 

to be less than 90 m (with a tanker parked in-line) in accordance with Australian Standard 2419.1 – 2005 

Fire Hydrant Installations - System Design, Installation and Commissioning (Standards Australia 2005). 

The reticulated water supply is to comply with the following acceptable solutions within Section 4.1.3 of 

PBP: 

 Reticulated water supply to use a ring main system for areas with perimeter roads; 

 Fire hydrant spacing, sizing and pressures comply with AS 2419.1 – 2005; 

 Hydrants are not located within any road carriageway; 

 All above ground water and gas service pipes external to the building are metal, including and up 

to any taps; and 

 The PBP provisions of parking on public roads are met. 
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 Gas and electr ical  supplies  

In accordance with PBP, electricity should be underground wherever practicable. Where overhead 

electrical transmission lines are installed: 

 Lines are to be installed with short pole spacing, unless crossing gullies 

 No part of a tree should be closer to a powerline than the distance specified in the ISSC 3 

Guideline for Managing Vegetation Near Power Lines (Industry Safety Steering Committee, 

2005). 

Any gas services are to be installed and maintained in accordance with Australian Standard AS/NZS 1596 

‘The storage and handling of LP Gas’ (Standards Australia 2008).  

 Access 

All bushfire prone areas should have an alternate access or egress option. This is usually achieved by 

providing more than one public road into and out of a precinct. The need for an alternative road and its 

location depends on the bushfire risk, the density of the development, and the chances of the road being 

cut by fire. All precincts within the study area should allow for an alternative public access road. 

The proposed access arrangements within the study area are in accordance with the intent and principles 

of PBP regarding the provision of safe access and egress for both residents and fire fighters. 

5.3.1 Safe access and egress 

All bushfire prone areas should have an alternate access or egress option. An internal road system 

supporting future development is to comply with Section 4.2.7 of PBP. 

5.3.2 Road design and construction 

Depending on the bushfire risk, all bushland interface areas containing an APZ for a significant bushfire 

hazard should feature a perimeter public road within the APZ. It is acceptable for some areas not to have 

a perimeter road or have a perimeter trail instead. These include areas of lower bushfire risk (such as 

grassland or low hazard remnants or areas where it may not be feasible to provide a continuous road due 

to the shape of the interface or the terrain. These areas should have some other access strategy such as 

regular access points and good access to a hydrant network. 

Provision of a simple layout with perimeter roads and frequent direct access to the internal road system 

will provide sufficient access/egress in the case of an emergency. Public roads should provide safe 

operational access to structures and water supply. Perimeter roads will be required at APZ bushland 

interface locations where a significant bushfire hazard exists. However, minor drainage corridors and the 

setbacks provided within larger ‘lifestyle lots’ present a lower risk scenario and, therefore, may not require 

implementation of perimeter roads. Property access roads will also need to provide safe access for 

emergency services and provide protection to properties and occupants during a bushfire 

The design details (PBP acceptable solutions) of public roads are shown in Table 4. 
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Table 4: Performance criteria for proposed public roads  

Intent may be achieved where: Acceptable solutions 

 firefighters are provided with safe 
all weather access to structures 
(thus allowing more efficient use 
of firefighting resources) 

 public roads are two-wheel drive, all weather roads 

 public road widths and design 
that allows safe access for 
firefighters while residents are 
evacuating an area 

 urban perimeter roads are two-way, that is, at least two traffic lane 
widths (carriageway 8 metres minimum kerb to kerb), allowing traffic to 
pass in opposite directions.  Non perimeter roads comply with Table 
4.1 – Road widths for Category 1 Tanker (Medium Rigid Vehicle)  

 the perimeter road is linked to the internal road system at an interval 
of no greater than 500 metres in urban areas 

 traffic management devices are constructed to facilitate access by 
emergency services vehicles 

 public roads have a cross fall not exceeding 3 degrees 

 public roads are through roads.  Dead end roads are not 
recommended, but if unavoidable, dead ends are not more than 200 
metres in length, incorporate a minimum 12 metres outer radius turning 
circle, and are clearly sign posted as a dead end and direct traffic away 
from the hazard 

 curves of roads (other than perimeter roads) are a minimum inner 
radius of six metres 

 maximum grades for sealed roads do not exceed 15 degrees and an 
average grade of not more than 10 degrees or other gradient specified 
by road design standards, whichever is the lesser gradient 

 there is a minimum vertical clearance to a height of four metres above 
the road at all times 

 the capacity of road surfaces and bridges is sufficient to carry fully 
loaded firefighting vehicles (approximately 15 tonnes for areas with 
reticulated water, 28 tonnes or 9 tonnes per axle for all other areas).  
Bridges clearly indicated load rating 

 the capacity of road surfaces and 
bridges is sufficient to carry fully 
loaded firefighting vehicles 

 public roads greater than 6.5 metres wide to locate hydrants outside of 
parking reserves to ensure accessibility to reticulated water for fire 
suppression 

 roads that are clearly sign posted 
(with easy distinguishable 
names) and buildings / properties 
that are clearly numbered 

 public roads between 6.5 metres and 8 metres wide are No Parking on 
one side with the services (hydrants) located on this side to ensure 
accessibility to reticulated water for fire suppression 

 public roads up to 6.5 metres wide provide parking within parking bays 
and located services outside of the parking bays to ensure accessibility 
to reticulated water for fire suppression 

 there is clear access to 
reticulated water supply 

 one way only public access roads are no less than 3.5 metres wide 
and provide parking within parking bays and located services outside 
of the parking bays to ensure accessibility to reticulated water for fire 
suppression 

 parking bays are a minimum of 2.6 metres wide from kerb to kerb edge 
to road pavement .  No services or hydrants are located within the 
parking bays 

 parking does not obstruct the 
minimum paved width 

 public roads directly interfacing the bush fire hazard vegetation provide 
roll top kerbing to the hazard side of the road 
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6 Recommendations and conclusion  

Bushfire hazard has been assessed across the subject study area and found to be acceptable based on 

the ability to provide compliant APZ within the subject site.  On the basis of this assessment, indicative 

asset protection zone requirements have been mapped across the proposed rezoning area.   

A number of strategies have been provided in the form of planning controls such that the risk from bushfire 

can be minimised and future rezoning or development approval processes can be streamlined.  Further, 

it has been found that development of the anticipated land uses within the subject study area, from a 

bushfire planning perspective, are considered suitable.   

A number of strategies have been provided in this report such that the risk from bushfire can be mitigated. 

The main strategies suggested include: 

 Ensure adequate setback from bushfire prone vegetation (APZs) 

 Integrate non-combustible infrastructure within APZs such as roads, easements and parking 

areas.  The majority of APZs should be contained within perimeter roads and front yard 

setbacks 

 Ensure adequate access and egress from the study area through a well-designed road 

system 

 Consider the adequacy of water supply and the delivery of other services (gas and electricity) 

 Provide temporary APZs during any staged development 

 Provide for effective and ongoing management of APZs; and 

 Consider construction standards (AS3959) implications for future developments depending 

on development type (25 and 70 metre APZs). 

The rezoning has been prepared based on the advice and constraints contained within this report.  In 

relation to the furthering of the planning processes as they relate to the future uses of the study area, it is 

considered appropriate that more detailed assessment and consideration of the relevant bushfire 

protection strategies should be undertaken at the development application stage. This further assessment 

should include a more comprehensive review of the road and lot layout and subsequent planning controls, 

to ensure they are well designed in terms of bushfire protection outcomes.   

The wider area of consideration has similar characteriscs as the subject site and as such should have 

similar capacity to provide the required suite of bushfire protection measures for future rezoning 

investigations at the wider scale. 

 Statement of capabi li ty  

This bushfire assessment demonstrates that the subject land is capable of accommodating future 

development and associated land use with the appropriate bushfire protection measures and bushfire 

planning requirements prescribed by s.117 (2) Direction 4.4 – ‘Planning for Bush Fire Protection’ and 

PBP. 

If further information is required, please contact Mark Hawkins on 4302 1222. 
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Executive Summary 

The following Heritage Assessment was prepared to assess the heritage impacts of proposed subdivision 
of properties on Old Northern Road and Derriwong Road, Dural. These properties are herein collectively 
referred to as ‘subject site’: 

A planning proposal is currently being planned for the rezoning of the subject site to allow for residential 
and neighbourhood scale commercial/retail development. The subject site incorporates, or is in the 
vicinity of a number of locally listed heritage items on The Hills Local Environmental Plan 2012 and 
Hornsby Local Environmental Plan 2013. These include: 

 House, 600A Old Northern Road (Item No. I85) The Hills LGA  

 Dural Soldiers Memorial Hall, 604 Old Northern Road (Item No. I86) The Hills LGA  

 Uniting Church Cemetery, Derriwong Road (Item No. I81) The Hills LGA  

 House, 857 Old Northern Road, Dural (Item No.348) Hornsby LGA 

 House, 873 Old Northern Road, Dural (Item No.349) Hornsby LGA 

 Old Northern Road, between Dural and Wiseman’s Ferry (Item A12, archaeological) The Hills 
LGA 

 Street trees listed on Old Northern Road in the Hornsby LGA (item 448).  

This report is principally concerned with the impacts to the Spanish Mission style Dural Memorial Hall at 
604 Old Northern Road, constructed in 1925 and the Victorian weatherboard house, 600A Old Northern 
Road constructed between 1880 and 1900. The subject proposal has been assessed in relation to the 
relevant controls and provisions contained within The Hills LEP 2012 and The Hills DCP 2012.  

Based on the results of this assessment, it has been determined that overall, the proposed low density 
residential subdivision is unlikely to impact on the heritage significance of both the heritage listed items 
within the proposed subdivision area as well as items in the vicinity. Both the house and hall are located 
very close to Old Northern Road and the visual prominence of the buildings within the streetscape will be 
maintained. Existing views to and from the principal (front) elevations of the items will not be obscured or 
adversely impacted.  

 It is recommended that a heritage curtilage be formed for the house at 600A Old Northern Road 
to protect the impacts of potential future development. This is identified in Figure 17. 

 Consider restoration of the house as part of the proposed works so that the principal house form 
is wholly retained. This would ultimately conserve and enhance the heritage significance of the 
item.  

 If developed, it is recommended that lower-scale residences (one to two storey) in the vicinity of 
the heritage items would be in keeping with other development in the area and would not impact 
on views and the heritage significance of the item. Development in the vicinity of the items must 
respond appropriate to their form and scale. 
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1 Introduction 

1.1 BACKGROUND 

Urbis has been engaged HLA Group to prepare the following Heritage Assessment. This report was 
prepared to assess the heritage impacts of the proposed subdivision of properties in two areas between 
Old Northern Road and Derriwong Road, Dural, NSW.   

The multiple properties contained within the subject site are currently predominately zoned as RU6 
Transition, with Lot 2 DP 541329 being split zoned as both RU6 and SP2 Infrastructure. A planning 
proposal is currently being prepared for the rezoning of the subject site to allow for residential and 
neighbourhood scale commercial/retail development.  

The subject site incorporates, or is in the vicinity of a number of locally listed heritage items in The Hills 
Local Environmental Plan 2012 and Hornsby Local Environmental Plan 2013. These include; 

 House, 600A Old Northern Road (Item No. I85) The Hills LGA  

 Dural Soldiers Memorial Hall, 604 Old Northern Road (Item No. I86) The Hills LGA  

 Uniting Church Cemetery, Derriwong Road (Item No. I81) The Hills LGA  

 House, 857 Old Northern Road, Dural (Item No.348) Hornsby LGA 

 House, 873 Old Northern Road, Dural (Item No.349) Hornsby LGA 

 Old Northern Road, between Dural and Wiseman’s Ferry (Item A12, archaeological) The Hills 
LGA 

 Street trees listed on Old Northern Road in the Hornsby LGA (item 448).  

FIGURE 1 – SUBJECT SITE RELATED TO THIS REPORT OUTLINED BLUE AND HERITAGE ITEMS IN RED 

 
SOURCE: SIX MAPS 2015 
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1.2 SITE LOCATION 

The subject properties considered in this report are outlined in the below table. 

TABLE 1 – LIST OF PROPERTIES INCLUDED IN THIS ASSESSMENT 

STREET ADDRESS LEGAL DESCRIPTION 

584 Old Northern Road, Dural Lot 1 DP660184 

586 Old Northern Road, Dural Lot 11 DP866560 

590 Old Northern Road, Dural Lot D DP38097 

600 Old Northern Road, Dural Lot 100 and Lot 102 DP713628 

602 Old Northern Road, Dural Lot 1 DP656036 

606 Old Northern Road, Dural Lot 1 DP73652 

618 Old Northern Road, Dural (also known as No. 25 
Deriwong Road 

Lot X DP 501233 

626 Old Northern Road, Dural  Lot 2 DP541329 

7 Derriwong Road, Dural Lot 12 DP866560 

11 Derriwong Road (also known as 600A ONR) Lots 101 and 103 DP713628 

21 Derriwong Road, Dural  Lot 2 DP567995 

27 Derriwong Road, Dural  Lot 9 DP237576 

The location of these properties in relation to listed heritage items or archaeological items in the vicinity is 
shown in (Figure 1).  

1.3 METHODOLOGY 

This Heritage Assessment has been prepared in accordance with the NSW Heritage Branch guideline 
‘Assessing Heritage Significance’ (2001). The philosophy and process adopted is that guided by the 
Australia ICOMOS Burra Charter 1999 (revised 2013). 

Site constraints and opportunities have been considered with reference to relevant controls and 
provisions contained within The Hills Local Environmental Plan 2012 and the The Hills Development 
Control Plan 2012. 

1.4 AUTHOR IDENTIFICATION 

The following report has been prepared by Karyn McLeod (Heritage Consultant). Stephen Davies 
(Director) has reviewed and endorsed its content. 

Unless otherwise stated, all drawings, illustrations and photographs are the work of Urbis. 
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1.5 THE PROPOSAL 

The multiple properties contained within the subject site are currently predominately zoned as Zone RU6 
Transition, with Lot 2 DP 541329 being split zoned as both RU6 and SP2 Infrastructure. 

A planning proposal is currently being planned for the rezoning of the subject site to allow for residential 
and neighbourhood scale commercial/retail development. 

The following properties, which are subject to the subdivision proposal include: 

 584 Old Northern Road, Dural 

 586 Old Northern Road, Dural 

 590 Old Northern Road, Dural 

 600 Old Northern Road, Dural 

 602 Old Northern Road, Dural 

 606 Old Northern Road, Dural 

 618 Old Northern Road, Dural (also known as No. 25 Deriwong Road 

 626 Old Northern Road, Dural  

 7 Derriwong Road, Dural 

 11 Derriwong Road (also known as 600A ONR) 

 21 Derriwong Road, Dural  

 27 Derriwong Road, Dural 

This report is principally concerned with the impacts to the heritage items located at 600A Old Northern 

Road (also known as 11 Derriwong Road) and 604 Old Northern Road, Dural. The Memorial Hall at 604 

Old Northern Road is not part of the proposed subdivision; however it is surrounded by land that is within 

the proposal.  

As no physical works are currently proposed, there is no identified risk of harm to Old Northern Road, 

which is identified in part as an archaeological item under the Hills LEP 2012.  
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2 Site Description 

2.1 THE SITE  

Dural is a semi-rural suburb, 36 kilometres north-west of the Sydney central business district in the Local 
Government Areas (LGA) of Hornsby Shire and The Hills Shire. Dural is part of the Hills District, in North 
Western Sydney. The site is located between Old Northern Road and Derriwong Road and is mostly 
rural. 

The subject site is located to the north of the Round Corner and contains a number of private residences 
and commercial properties fronting Old Northern Road. The land is largely cleared and vacant and 
contains remnant fruit trees from the orchards that dominated the area in the past. Orchards, plant 
nurseries and market gardens are common in the area, however low density housing development is 
located to the south west of the subject site and a large commercial and industrial precinct is located to 
the south east.  Redfield College, an Independent Catholic boys’ school is located opposite the site on the 
eastern side of Old Northern Road. The Dural Memorial Hall allotment has been excluded from the 
proposed subdivision, but is surrounded by land which is part of the proposal. 

FIGURE 2 – THE SUBJECT SITE INDICATED IN RED OUTLINE 

 
SOURCE: SIX MAPS 2015 

 

 

Heritage item 600A 
Old Northern Road  

Heritage item 604 
Old Northern Road 

http://en.wikipedia.org/wiki/Sydney_central_business_district
http://en.wikipedia.org/wiki/Local_government_in_Australia
http://en.wikipedia.org/wiki/Local_government_in_Australia
http://en.wikipedia.org/wiki/Hornsby_Shire
http://en.wikipedia.org/wiki/The_Hills_Shire
http://en.wikipedia.org/wiki/Hills_District
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2.2 HERITAGE ITEMS 

2.2.1 600A OLD NORTHERN ROAD  

The item is a beaded weatherboard cottage on brick footings with corrugated iron, hipped roof that flows 
to a verandah. It is symmetrical at the front, has a hipped projection to the rear and there are a number of 
later weatherboard and fibro additions to the rear. The rear verandah has been infilled, the doors are not 
original and a non-original iron railing has been added to the front and rear verandahs. The building has 
two brick chimneys with terracotta pots and Victorian style shutters. There is a garage and access to the 
Old Northern Road on the southern side of the house and remnant fencing that appears to separate what 
was originally an orchard at the rear. The house appears to have been constructed in the late Victorian 
period possibly between 1880 and 1900. It is located very close to the road separated by a high timber 
paling fence and footpath. The fencing and grounds are in poor condition and the house is uninhabited. 
The condition of the interior of the house is unknown as access was not possible. 

Several mature non-native trees are located around the house and fence lines and the garden and 
orchard are overgrown. The land surrounding the listed property is cleared former orchard (stone fruit) 
and slopes down gently to the west to Derriwong Road. The property to the south (No. 600) is vacant and 
is currently being used for grazing horses and cattle. Commercial properties fronting Old Northern Road 
are also located to the south. A brick house constructed in the 1950s is located on 602 Old Northern 
Road to the north. 

2.2.2 DURAL MEMORIAL HALL, 604 OLD NORTHERN RD 

The Memorial Hall was constructed in the Spanish mission Style in 1925 and funded by the local 
residents. It is located very close to the road separated by a timber picket fence and has an addition to 
the north that houses a kitchen and disabled entrance. An iron arch at the front that states 1914 Lest We 
Forget 1918 and a plaque that states In Loving Memory of Our Boys who fought in the Great War. 1914-

1919. The hall has a stage, seats approximately 200 and is used by the community for functions, theatre 

and musical performances. A driveway is located on the northern side of the building and an asphalt car 
park at the rear.  The long allotment is located between Old Northern Road and Derriwong Road and is 
mostly vacant apart from some mature native trees to the rear of the building.  

2.2.3 DURAL UNITING CHURCH CEMETERY 

The small rural cemetery has been cleared from the bush that surrounds O’Haras Creek, a tributary of 
Cattai Creek to the north west. The land slopes from the south down to north and the graves lie in rows 
down this slope facing east. The cemetery was previously known as the Methodist Cemetery and was 
established in 1857 when part of Thomas Williams’ grant was bought by a group of local Methodists. 
There are numerous graves dating to the 1870s including those of early local land owning families 
including Roughley, Cusbert and Mobbs. The cemetery is still in use. It is locally significant for its historic 
and aesthetic representative values. 
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FIGURE 3 – FRONT OF LISTED HOUSE AND GARAGE AT 600A OLD NORTHERN ROAD. 

 
 

FIGURE 4 – REAR OF LISTED HOUSE 600A OLD NORTHERN ROAD. 
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FIGURE 5 – REAR 602 AND 600A OLD NORTHERN ROAD FROM DERRIWONG ROAD. 

 
Pedestrian survey of the grounds of 600, 600A, 602 and 604 Old Northern Road found the properties to 
be covered in thick grasses and remnant orchards. There were also two derelict timber and iron sheds 
located at the rear of 600A which were of unknown function. The land has been previously cleared and 
used for a variety of agricultural uses and there is little likelihood of in situ Aboriginal objects being 
present on the site. The site also has low potential for the remains of significant historic archaeological 
features or deposits.   

FIGURE 6 – VACANT LAND AT 600 OLD NORTHERN ROAD AND COMMERCIAL PROPERTIES TO THE SOUTH . 
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FIGURE 7 – PREVIOUS ORCHARD (STONE FRUIT) AT THE REAR OF 600A OLD NORTHERN ROAD. 

 
 

FIGURE 8 – DURAL MEMORIAL HALL, 604 OLD NORTHERN ROAD, DURAL. 
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FIGURE 9 – THE REAR OF THE MEMORIAL HALL AND THE VACANT ALLOTMENT AT 606 OLD NORTHERN ROAD (LEFT) 

 
 

FIGURE 10 – UNITING CHURCH CEMETERY ON THE WESTERN SIDE OF DERRIWONG ROAD  
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FIGURE 11 – SURROUNDING AREA. 

 

 

 
PICTURE 1 – THE OLD NORTHERN ROAD VIEW NORTH  PICTURE 2 – LISTED HOUSE 600A OLD NORTHERN ROAD 

 

 

 
PICTURE 3 – THE OLD NORTHERN ROAD VIEW SOUTH 

WITH COMMERCIAL PROPERTIES LEFT 
 PICTURE 4 – CAR PARK AT THE REAR OF THE MEMORIAL 

HALL AND DERRIWONG RD BEHIND 

 

 

 
PICTURE 5 – DERRIWONG ROAD VIEW NORTH EAST WITH 

REAR OF 606, 604 AND 602 IN THE 
BACKGROUND 

 PICTURE 6 – DERRIWONG ROAD VIEW SOUTH EAST 
TOWARD THE REAR OF THE COMMERCIAL 
PROPERTIES 
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3 Historical Overview 

3.1 AREA HISTORY 

It has been claimed that Dural is an Aboriginal word used by the local Dharug language group meaning 
'gully' or 'valley'. A map by surveyor James Meehan, dated 1817, shows the location for Dural as 'Doora', 
and a similar word appears in the Sydney Gazette in 1805. The Reverend WB Clarke gives Dural the 
meaning of 'valley' in his diary entry of November 1840. His informant was Nurragingy, a traditional owner 
of the land, who was then living at North Rocks. 

1
 

In 1817 James Meehan surveyed and marked out a road between Castle Hill and Dural, but it remained a 
bush track until 1825, when work commenced on the Great North Road. The Great North Road, surveyed 
in 1825 and completed in 1836, was constructed using convict labour and spanned 264 km, connecting 
Sydney to the settlements of the Hunter Valley.  The Great North Road commences at Parramatta Road, 
Five Dock, crossing the Parramatta River it passed through Ryde and Dural before reaching the 
Hawkesbury River at Wisemans Ferry, 100 km (62 mi) to the north. It then traverses rugged terrain to 
provide access to Singleton via Broke and Cessnock, Maitland and on to Newcastle.

2
 

FIGURE 12 – CASTLE HILL PARISH AND PART OF GIDLEY, FIELD OF MARS, SOUTH COLAH, NELSON, ST. MATTHEW 
[AND] PROSPECT 1840. CASTLE HILL ROAD AND STUDY AREA INDICATED. 

 
SOURCE: STATE LIBRARY OF NEW SOUTH WALES  Z/M2 811.13/1840/1 

The earliest settlers to make a living from the Dural district were timber-getters who cut timber from the 
forest to service the growing needs of Sydney. The forests of the Dural area stretched from Castle Hill 
across to Windsor and included ironbark, blue gum, turpentine, cedar, blackbutt, mahogany and wattle 
trees. The first land grants were given to 30 settlers, including 600 acres to George Hall in 1819. John 
Hall still owned property in the area in the 1880s. Another early landowner in the area was George Best, 

                                                      

1
 Dictionary of Sydney - Dural 

2
 OEH – Convict History 

http://dictionaryofsydney.org/artefact/sydney_gazette
http://dictionaryofsydney.org/person/clarke_william_branwhite
http://dictionaryofsydney.org/person/nurragingy
http://dictionaryofsydney.org/place/north_rocks
http://dictionaryofsydney.org/place/castle_hill
https://en.wikipedia.org/wiki/Five_Dock,_New_South_Wales
https://en.wikipedia.org/wiki/Parramatta_River
https://en.wikipedia.org/wiki/Ryde,_New_South_Wales
https://en.wikipedia.org/wiki/Dural,_New_South_Wales
https://en.wikipedia.org/wiki/Hawkesbury_River
https://en.wikipedia.org/wiki/Wisemans_Ferry,_New_South_Wales
https://en.wikipedia.org/wiki/Singleton,_New_South_Wales
https://en.wikipedia.org/wiki/Broke,_New_South_Wales
https://en.wikipedia.org/wiki/Cessnock,_New_South_Wales
https://en.wikipedia.org/wiki/Maitland,_New_South_Wales
https://en.wikipedia.org/wiki/Newcastle,_New_South_Wales
http://dictionaryofsydney.org/person/best_george
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whose farm became a well-known landmark after the Great North Road was built through his property 
and he established the ‘Half-Way Inn’ at Middle Dural in 1831.

3
  

Other pioneers of this time were the Fagan, Waddell, Moulds, Hunt and Roughly families, many of their 
descendants still live in the region today. James Roughley donated land to be used for the building of a 
church. A sandstone chapel, known as St Jude's Church, was built on Old Northern Road circa 1846, with 
a vestry, apse and shingle roof, plus a bell turret on the western gable. A porch was added soon after. 
Prior to the construction of the church, services were held in a timber school building where St Jude's 
parish hall now stands. Some of the building materials from the old school were used in the building of the 
parish hall. 

4
 

Other settlers followed and the cleared land and the rich soils proved ideal for growing crops and later 
citrus. By 1870 there were dozens of citrus orchards, which drew a large number of workers to the area. 
As the population increased, additional schools, churches and a police station were established and the 
Dural Post Office opened in 1864.  

Hornsby and Pennant Hills railway stations, located on the Main Northern line, opened on 17 September 
1886. In 1893 there was a planned train line from Rosehill to Dural that would have taken in part of 
Thomas Williams land along the southern end boundary of Dural Road, however it was not completed. 
Castle Hill and Cherrybrook stations will be constructed as part of the North West Rail Link to be 
completed in 2019. 

Dural is now a semi-rural area with orchards, market gardens and remnant forest. Land blocks average 
five acres (two hectares) and are popular as hobby farms. 

5
  

FIGURE 13 – PARISH OF NELSON COUNTY OF CUMBERLAND 1878 APPROXIMATE SITE INDICATED 

 
SOURCE: DEPARTMENT OF LANDS - HLRV VIEWER 2015 

                                                      

3
 Dural and Round Corner Chamber of Commerce - Dural History 

4
 Dural District Anglican Churches – St Judes 

5
 Rowland, J 2008 Dural Dictionary of Sydney [electronic resource]  

https://en.wikipedia.org/wiki/Main_Northern_railway_line
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3.2 SITE HISTORY 

While a large part of The Hills and Hornsby district had been granted in 1840 and the Old Northern Road 
was the boundary between properties. The Parish map of 1840 shows the subject site in the Parish of 
South Colah was located on a 50 acre property granted to William Tuckwell, just to the north of Round 
Corner. Tuckewell had also been granted the adjoining 100 acres to the north.  Thomas Williams was 
granted 100 acres on the opposite side of the Old North Road sometime after 1840.  Williams sold 21 
acres of his property to a group of Methodists in 1857 for the establishment of a cemetery. Simon Moulds 
was granted the 60 acres to the south. The current Quarry Road is the boundary between Tuckwell and 
Mould’s property.  

FIGURE 14 – 1897 PARISH OF SOUTH COLAH THE SUBJECT SITE IS INDICATED 

 
SOURCE: DEPARTMENT OF LANDS - HLRV VIEWER 2015 

Sometime before the 1870s, the Northern Road was extended to the east through Tuckwell and Mould’s 
properties (Figure 14) to join a new line of road from the south. The New Line Road was surveyed as 
early as 1829, but remained an unsealed track well into the 20

th
 century. By the 1870s the area was 

increasingly populated and new roads through large grants were required to transport fruit and vegetables 
grown in the area to Sydney. The previous western alignment of the Old North Road became part of 
Derriwong Road (Figure 13). The remainder of Derriwong Road was formed as the boundaries between 
properties to the north and west. Most of the properties in the area at this time were between 40 and 200 
acres and primarily dedicated to orchard growing.  

According to Parish maps of Nelson and South Colah the large allotments remained relatively unchanged 
until after 1907. Around 1915 the subject site was subdivided from the large Tuckwell allotment and the 
eight acres became portion 479 which includes 600 and 600A Old Northern Road. The property was in 
the ownership of T. Parker at this time who sold it to M. T. Pahlow around 1923. By 1931 Vera Martha 
Lamb was the owner of the property together with the adjoining portion 359 to the west. She and her 
daughter Vera and granddaughter Daphne held the property until 1975. 602, 604 and 606 Old Northern 
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Road remained one large undeveloped allotment until the early 1920s. The Memorial Hall land was 
subdivided from 602 Old Northern Road prior to its construction in 1925.   

Sometime between 1969 and 1972 the south eastern portion of 600 Old Northern Road was subdivided 
from portion 479 and the title for the property shows a fenced section on the north east part of the site 
which is where the house is situated. It appears that 600 and 600a have always been part of the same 
allotment and in 1979 the listed property at 600A was subdivided from 600 Old Northern Road. The 
property has changed hands several times since the 1970s. See table 1 below for details. 

The weather-board cottage appears to have been constructed on Tuckwell’s 50 acre grant sometime 
between 1880 and 1900. In 1986 a small section fronting Old Northern Road was excised by the 
Commissioner of Main Roads for widening the road. The property is located in an area of changing 
character, in particular the existing commercial development on the Old Northern Road to the south is of 
a different character to the rural dwellings and allotments to the north. Allotment boundaries in the 
immediate vicinity have followed the lay out of the original grants. Land in the southern part of Round 
Corer has been subdivided for residential dwellings.  

FIGURE 15 – 1915 PARISH OF NELSON THE SUBJECT SITE IS INDICATED, SUBDIVIDED FROM THE LARGER PROPERTY. 
IN 1931 PORTIONS 479 AND THE ADJOINING PORTION 359 WERE UNDER THE SAME OWNERSHIP. 

 
SOURCE: DEPARTMENT OF LANDS - HLRV VIEWER 2015 
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3.3 PROPERTY OWNERS 600 AND 600A OLD NORTHERN ROAD 

Table 1 lists owners of the subject property from known historical records. 

TABLE 2 – PROPERTY OWNERS 

DATE OWNER 

10/01/1986 Franc and Guiseppa  Burgio Part excised by Commissioner of Main Roads.  

17/05/1979 Franc and Guiseppa  Burgio  

18/02/1975 JA Pope (Pastoral) PtyLtd 

13/10/1972 Daphne Ellen Pender and Harry Greenfields (grand children of Martha Lamb) 

10/07/1969 Vera Daphne Lamb (Daughter of Martha) 

1931  Vera Martha Lamb 

1923 MT Pahlow 

1915 T Parker (Subject site subdivided from large allotment) 

1907 William Tuckwell 

1840  William Tuckwell 

3.4 DATE OF CONSTRUCTION 

Stylistically, the house appears to have been constructed between the 1880s -1900. No historical 
information has been found to confirm this.  It is currently in poor condition and uninhabited. 

The Dural Memorial Hall was constructed in 1925 on land that was subdivided from 602 Old Northern Rd.  

3.5 ALTERATIONS AND ADDITIONS 

Alterations and additions to the property include the addition of a carport/garage adjoining the south of the 
house, additions to the rear which are possibly a bathroom and laundry (post 1940), infilling of the rear 
veranda, new doors, addition of iron railing to the front and rear verandahs, construction of sheds in the 
rear and addition of an above ground pool.    

600 Old Northern Road was subdivided to form the current allotments in 1979.  

 



 

URBIS 
HIS_11 DERRIWONG ROAD DURAL_UPDATED_FEBRUARY 20160225  HERITAGE SIGNIFICANCE 19 

 

4 Heritage Significance 

4.1 WHAT IS HERITAGE SIGNIFICANCE? 

Before making decisions to change a heritage item, an item within a heritage conservation area, or an 
item located in proximity to a heritage listed item, it is important to understand its values and the values of 
its context.  This leads to decisions that will retain these values in the future.  Statements of heritage 
significance summarise a place’s heritage values – why it is important, why a statutory listing was made 
to protect these values. 

4.2 SIGNIFICANCE ASSESSMENT 

The Heritage Council of NSW has developed a set of seven criteria for assessing heritage significance, 
which can be used to make decisions about the heritage value of a place or item.  There are two levels of 
heritage significance used in NSW: state and local. 

The following assessment of heritage significance for 600A Old Northern Road has been prepared in 
accordance with the ‘Assessing Heritage Significance’ (2001) guides. 

CRITERIA SIGNIFICANCE ASSESSMENT 

A – Historical Significance  

An item is important in the course or pattern of the 

local area’s cultural or natural history. 

 

The house at 600A Old Northern Road is the first building on 
the property and is located on part of one of the early land 
grants in the area. The building and allotment is associated 
with farming and orcharding in the area and has been 
subdivided from a much larger allotment. The property is 
located close to the Old Northern Road which was important 
for moving produce to Sydney for sale.  

The Hall was built by the community as a memorial to the 
local soldiers of the first world war. 

Successive stages of subdivision in the area are evident and 
both buildings remain in their original position close to the 
road and the adjoining allotment boundary.   

The subject site therefore has historic significance.  

Guidelines for Inclusion 

 shows evidence of a significant 
human activity  

 is associated with a significant  
activity or historical phase  

 maintains or shows the continuity of 
a historical process or activity  

 

Guidelines for Exclusion 

 has incidental or unsubstantiated connections with  
historically important activities or processes  

 provides evidence of activities or processes that  
are of dubious historical importance  

 has been so altered that it can no longer provide  
evidence of a particular association  

B – Associative Significance 

An item has strong or special associations with 

the life or works of a person, or group of persons, 

of importance in the local area’s cultural or natural 

history. 

 

The house at 600A Old Northern Road does not appear to 
have any association with any particular person, or group of 
persons although the house was home to several 
generations of the Lamb family for 44 years. The property 
also has associations with orcharding which was 
characteristic of the area and is likely to be associated with 
the subdivision of the large land parcels from the 1880s 
onward. 

The memorial hall has associations with the local 
community, but the hall and its allotment of land is not 
included in the proposed subdivision. 

The site has associative significance. 

Guidelines for Inclusion 

 shows evidence of a significant  
human occupation  

Guidelines for Exclusion 

 has incidental or unsubstantiated connections  
with historically important people or events  
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CRITERIA SIGNIFICANCE ASSESSMENT 

 is associated with a significant event,  
person, or group of persons  

 provides evidence of people or events that are  
of dubious historical importance  

 has been so altered that it can no longer provide  
evidence of a particular association  

C – Aesthetic Significance 

An item is important in demonstrating aesthetic 

characteristics and/or a high degree of creative or 

technical achievement in the local area. 

 

The house is in poor condition and has a number of 
alterations. There are numerous timber weatherboard 
houses in the area. 

The memorial hall has some aesthetic significance, but is not 
included in the subdivision proposal. 

The property does not fulfil this criterion. 

Guidelines for Inclusion 

 shows or is associated with, creative or  
technical innovation or achievement  

 is the inspiration for a creative or  
technical innovation or achievement  

 is aesthetically distinctive  

 has landmark qualities  

 exemplifies a particular taste, style or  
technology  

Guidelines for Exclusion 

 is not a major work by an important designer or artist  

 has lost its design or technical integrity  

 its positive visual or sensory appeal or landmark  
and scenic qualities have been more than  
temporarily degraded  

 has only a loose association with a creative or  
technical achievement  

D – Social Significance  

An item has strong or special association with a 

particular community or cultural group in the local 

area for social, cultural or spiritual reasons. 

 

The house is likely to have some connection with the local 
community however it is unlikely that the property is 
esteemed but the community. 

The memorial hall is likely to be esteemed by the community 
as a memorial, meeting place and music venue, but is not 
included in the subdivision proposal. 

The property does not fulfil this criterion. 

Guidelines for Inclusion 

 is important for its associations with an  
identifiable group  

 is important to a community’s sense of  
 place  

 

Guidelines for Exclusion 

 is only important to the community for amenity  
reasons  

 is retained only in preference to a proposed  
alternative  

E – Research Potential  

An item has potential to yield information that will 

contribute to an understanding of the local area’s 

cultural or natural history. 

 

A survey of the site did not reveal any evidence of previous 
archaeological structures or features. It is possible the site 
retains below ground historical archaeological features or 
deposits such as cesspits, wells and rubbish pits however 
these features and deposits are common and unlikely to be 
significant.  

The site was thickly vegetated and there was no evidence of 
aboriginal occupation of the site. The closest natural water 
source is some distance away and the site is likely to have 
been only infrequently visited by Aboriginal people in the 
past. The site has been cleared and subject to agricultural 
uses and it is unlikely that undisturbed Aboriginal objects 
would be present. 

The property does not fulfil this criterion. 

Guidelines for Inclusion 

 has the potential to yield new or further  
substantial scientific and/or archaeological 
information  

 is an important benchmark or reference site  
or type  

 provides evidence of past human cultures  
that is unavailable elsewhere  

Guidelines for Exclusion 

 the knowledge gained would be irrelevant to  
research on science, human history or culture  

 has little archaeological or research potential  

 only contains information that is readily available  
from other resources or archaeological sites  
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CRITERIA SIGNIFICANCE ASSESSMENT 

F – Rarity  

An item possesses uncommon, rare or 

endangered aspects of the local area’s cultural or 

natural history. 

Late Victorian weatherboard houses are common in the 
area.  

Memorial Halls are not uncommon in the Hills Shire. 

The site does not fulfil this criterion. 

Guidelines for Inclusion 

 provides evidence of a defunct custom, way  
of life or process  

 demonstrates a process, custom or other  
human activity that is in danger of being lost  

 shows unusually accurate evidence of a  
significant human activity  

 is the only example of its type 

 demonstrates designs or techniques of  
exceptional interest  

 shows rare evidence of a significant human  
activity important to a community  

Guidelines for Exclusion 

 is not rare  

 is numerous but under threat  

 

G – Representative  

An item is important in demonstrating the principal 

characteristics of a class of NSWs (or the local 

area’s): 

 cultural or natural places; or 

 cultural or natural environments. 

 

The timber weatherboard house is typical of vernacular 

dwellings of the late Victorian period in this area. The 
house could also be considered part of a group which 
collectively illustrates the settlement and development 
of farming and agricultural activities on the fringes of 
Sydney.   

The hall is also representative of the memorialisation 
of war and community engagement. 

The site is considered to have representative 
significance. 

 

Guidelines for Inclusion 

 is a fine example of its type  

 has the principal characteristics of an  
important class or group of items  

 has attributes typical of a particular way  
of life, philosophy, custom, significant  
process, design, technique or activity  

 is a significant variation to a class of items  

 is part of a group which collectively  
illustrates a representative type  

 is outstanding because of its setting,  
condition or size  

 is outstanding because of its integrity or  
the esteem in which it is held  

Guidelines for Exclusion 

 is a poor example of its type  

 does not include or has lost the range of  
characteristics of a type  

 does not represent well the characteristics  
that make up a significant variation of a type  

 

4.3 STATEMENT OF SIGNIFICANCE 

The house at 600A Old Northern Road has historical significance as it is located on part of one of the 
early land grants in the area and is associated with the early development and subdivision of the area. 
The site is associated with one family for many years and with orcharding which is characteristic of the 
area. The timber weatherboard house is typical of vernacular dwellings of the late Victorian period and is 
representative of this period of rural dwellings.  
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5 Impact Assessment 

5.1 HERITAGE LISTING 

Numbers 600A and 604 Old Northern Road are heritage listed items under The Hills Local Environmental 
Plan 2012. Numbers 600, 602 and 606 Old Northern Road are located immediately adjacent to the 
heritage items.  

FIGURE 16 – THE HILLS AND HORNSBY LEP HERITAGE MAPS 23 AND THE HORNSBY LOCAL ENVIRONMENTAL PLAN 
(LEP) 2013 SHOWING HERITAGE LISTED ITEMS IN AND WITHIN THE VICINITY OF THE SUBJECT SITE 
(OUTLINED RED). 

 

 

 

PICTURE 7 – THE HILLS  LEP 2012 HERITAGE MAP 23  PICTURE 8 – THE HORNSBY LEP 2013 HERITAGE MAP 

5.2 STATUTORY CONTROLS 

5.2.1 THE HILLS LOCAL ENVIRONMENTAL PLAN 2012 

The proposed works are addressed in the table below in relation to the relevant clauses in the LEP. 

TABLE 3 – RELEVANT LEP CLAUSES 

CLAUSE DISCUSSION 

5.10 Heritage conservation 

Note. Heritage items (if any) are listed and described in 

Schedule 5. Heritage conservation areas (if any) are 
shown on the Heritage Map as well as being described 
in Schedule 5. 

(1) Objectives 

The objectives of this clause are as follows: 

(a) to conserve the environmental heritage of The Hills, 

(b) to conserve the heritage significance of heritage 
items and heritage conservation 

As set out in the table below, it is considered that the 

proposed subdivision would not diminish the significance 

of the subject site. A curtilage is proposed around the 

heritage item at 600A Old Northern Road so that 

subdivision of the land will not detract from or obscure 

views to the item and those in the vicinity (Figure 17). 
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CLAUSE DISCUSSION 

areas including associated fabric, settings and views, 

(c) to conserve archaeological sites, 

(d) to conserve Aboriginal objects and Aboriginal places 
of heritage significance. 

(2) Requirement for consent 

Development consent is required for any of the following: 

(a) demolishing or moving any of the following or altering 
the exterior of any of the following (including, in the case 
of a building, making changes to its detail, fabric, finish 
or appearance): 

(i) a heritage item 

(ii) an Aboriginal object, 

(iii) a building, work, relic or tree within a heritage 
conservation area, 

(b) altering a heritage item that is a building by making 
structural changes to its interior or by making changes to 
anything inside the item that is specified in Schedule 5 in 
relation to the item,  
 
(c) disturbing or excavating an archaeological site while 
knowing, or having reasonable cause to suspect, that the 
disturbance or excavation will or is likely to result in a 
relic being discovered, exposed, moved, damaged or 
destroyed, 
 
(d) disturbing or excavating an Aboriginal place of 
heritage significance, (e) erecting a building on land: 
 
(i) on which a heritage item is located or that is within a 
heritage conservation area, or 
(ii) on which an Aboriginal object is located or that is 
within an Aboriginal place of heritage significance, 
 
(f) subdividing land: 
(i) on which a heritage item is located or that is within a 
heritage conservation area, or 
(ii) on which an Aboriginal object is located or that is 
within an Aboriginal place of heritage significance. 
 

The proposal concerns the subdivision of land that 

includes a heritage item and therefore requires approval 

from The Hills Council. As such, this HIS has been 

prepared to assess the heritage impact of the proposed 

subdivision on the subject site and the proximate 

heritage items. 

 

(4) Effect of proposed development on heritage 

significance 

The consent authority must, before granting consent 
under this clause in respect of a heritage item or heritage 
conservation area, consider the effect of the proposed 
development on the heritage significance of the item or 
area concerned. This subclause applies regardless of 
whether a heritage management document is prepared 
under subclause (5) or a heritage conservation 
management plan is submitted under subclause (6). 

No development is proposed at this time. It is generally 

considered that the proposed subdivision would be 

sympathetic to the significance of the heritage items. 

Urban zoning for the area would be in keeping with other 

development in the district. The site is located in an area 

of changing character, in particular the existing 

commercial development to the south.  

Subdivision and rezoning should aim to retain the same 

character and scale as that which is existing to the south 

at Round Corner and a curtilage separating the listed 

item from any new development would minimise impacts 

of future development.  
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CLAUSE DISCUSSION 

(5) Heritage assessment 

The consent authority may, before granting consent to 
any development: 

(a) on land on which a heritage item is located, or 

(b) on land that is within a heritage conservation area, or 

(c) on land that is within the vicinity of land referred to in 
paragraph (a) or (b), require a heritage management 
document to be prepared that assesses the extent to 
which the carrying out of the proposed development 
would affect the heritage significance of the heritage item 
or heritage conservation area concerned. 

This report has been prepared to fulfil this requirement. 

(6) Heritage conservation management plans 

The consent authority may require, after considering the 
heritage significance of a heritage item and the extent of 
change proposed to it, the submission of a heritage 
conservation management plan before granting consent 
under this clause. 

Not Applicable - the site does not require a Conservation 

Management Plan 

(7) Archaeological sites 

The consent authority must, before granting consent 
under this clause to the carrying out of development on 
an archaeological site (other than land listed on the State 
Heritage Register or to which an interim heritage order 
under the Heritage Act 1977 applies): 

(a) notify the Heritage Council of its intention to grant 
consent, and 

(b) take into consideration any response received from 
the Heritage Council within 28 days after the notice is 
sent. 

Not Applicable - the site is not considered to be an 

archaeological site.   

As no physical works are currently proposed, there is no 

identified risk of harm to Old Northern Road, which is 

identified in part as an archaeological item under the 

Hills LEP 2012.  

There are therefore no identified archaeological 

constraints to the current proposal. 

(8) Aboriginal places of heritage significance 

The consent authority must, before granting consent 
under this clause to the carrying out of development in 
an Aboriginal place of heritage significance: 

(a) consider the effect of the proposed development on 
the heritage significance of the place and any Aboriginal 
object known or reasonably likely to be located at the 
place by means of an adequate investigation and 
assessment (which may involve consideration of a 
heritage impact statement), and 

(b) notify the local Aboriginal communities, in writing or in 
such other manner as may be appropriate, about the 
application and take into consideration any response 
received within 28 days after the notice is sent. 

Not Applicable - the site is not considered to be a place 

of Aboriginal significance.  

(9) Demolition of nominated State heritage items 

The consent authority must, before granting consent 
under this clause for the demolition of a nominated State 
heritage item: 

(a) notify the Heritage Council about the application, and 

Not Applicable - demolition is not proposed. 
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CLAUSE DISCUSSION 

(b) take into consideration any response received from 
the Heritage Council within 28 days after the notice is 
sent. 

(10) Conservation incentives 

The consent authority may grant consent to development 
for any purpose of a building that is a heritage item or of 
the land on which such a building is erected, or for any 
purpose on an Aboriginal place of heritage significance, 
even though development for that purpose would 
otherwise not be allowed by this Plan, if the consent 
authority is satisfied that: 

(a) the conservation of the heritage item or Aboriginal 
place of heritage significance is facilitated by the 
granting of consent, and 

(b) the proposed development is in accordance with a 
heritage management document that has been approved 
by the consent authority, and 

(c) the consent to the proposed development would 
require that all necessary conservation work identified in 
the heritage management document is carried out, and 

(d) the proposed development would not adversely affect 
the heritage significance of the heritage item, including 
its setting, or the heritage significance of the Aboriginal 
place of heritage significance, and 

(e) the proposed development would not have any 
significant adverse effect on the amenity of the 
surrounding area. 

Not applicable  

5.2.2 THE HILLS DEVELOPMENT CONTROL PLAN 2012 

The proposed works are addressed in the table below in relation to the relevant provisions in the DCP. 

TABLE 4 – DEVELOPMENT CONTROL PLAN 

PROVISION DISCUSSION 

3.2 Subdivision 

Objective 

To ensure that the subdivision of land on which a 
heritage building is located does not isolate the building 
from its setting or context, or adversely affect its amenity 
or privacy. 

Controls 

(a) Proposals for subdivision should define an 
appropriate setting or 'curtilage' for the heritage 
building as part of the heritage impact statement or 
conservation management plan. 

(b) In determining the curtilage of a heritage building 
consideration is to be given to the following: 

 The type of structure and original form and 
function of the heritage building should be 
reflected in the curtilage.  

 

 

 

 

 

A heritage curtilage should be imposed on the property 

at 600A old Northern Road that includes the current 

fence lines surrounding the house and rear yard. These 

fence lines are likely to date from the 1970s when the 

allotment was subdivided from 600 Old Northern Road. 

The house, however, maintains its relationship to the 

street and the surrounding allotments.  

The mature trees surrounding the house and within the 
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 Gardens, Trees, Fencing, Gates and 
Archaeological Sites that are considered 
valuable in interpreting the history and setting of 
a building should be retained within the 
curtilage; 

 The likely development expected to occur on 
the lots proposed to be created which will adjoin 
the heritage site shall have regard to setting, 
overshadowing and the views to and from the 
heritage site; 

 It is desirable to retain where possible the 
original access arrangements to the site. The 
manner in which a heritage building is 
orientated in respect to public roads contributes 
to its significance. 

 Council may impose restrictions upon lots 
adjoining a heritage item including  height 
limitations, building setbacks, access 
arrangements, building orientation, and 
presentation to the streetscape; 

 Visual Links such as street frontage, garden 
settings, important vegetation, outbuildings, 
stables, water features, or distant topographical 
features should be retained within the curtilage 
and should not be obscured by new work. 

proposed curtilage or on the northern fence line should 

be maintained as a means of maintaining the setting of 

the heritage item. 

It is noted that the curtilage proposed in this figure does 

not reflect the current lot boundaries of the item; 

however, the current lot boundaries are considered 

generous, as the majority of the lot to the rear of the item 

does not contribute to the setting of the house, which is 

primarily derived from its street-front position. Rather, the 

existing item curtilage reflects only the legal lot 

boundaries, and does not necessarily reflect an 

appropriate curtilage for the item.  

Development to the rear of the house and outside of the 

curtilage shown in Figure 17 may be appropriate, 

provided that it is designed with regard to the scale and 

form of the heritage item. The curtilage identified in 

Figure 17 should be considered in the further stages of 

this proposal. 

Access to the property from Old Northern Road should 

be maintained although the existing garage is a late 

addition and obscures the view to side and rear of the 

building from the street.   

There are no outbuildings or archaeological sites that 

should be retained. 

Visual links to the site are unlikely to be impacted as the 

heritage items are located very close to the road.  

 

5.3 HERITAGE OFFICE GUIDELINES 

The proposed works are addressed in relation to relevant questions posed in the Heritage Office’s 
‘Statement of Heritage Impact’ guidelines 

TABLE 5 – RELEVANT QUESTIONS 

QUESTION DISCUSSION 

The following aspects of the proposal respect or 
enhance the heritage significance of the item or 
conservation area for the following reasons: 

Subdivision for low density residential purposes within 

the study area would be in keeping with the residential 

development already existing in the neighbourhood and 

the changing character of the semi- rural district. 

The following aspects of the proposal could detrimentally 
impact on heritage significance. 

The reasons are explained as well as the measures to 
be taken to minimise impacts: 

Residential development in the vicinity of the listed items 

may obscure the historic and rural character of the 

house and hall. 
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A curtilage around the heritage listed house to separate 

it from future development would be appropriate. 

Subdivision and future development should not 

physically encroach on the curtilage of the heritage item 

that is shown in Figure 17.  

It is noted that the curtilage proposed in this figure does 

not reflect the current lot boundaries of the item; 

however, the current lot boundaries are considered 

generous, as the majority of the lot to the rear of the item 

does not contribute to the setting of the house, which is 

primarily derived from its street-front position. Rather, the 

existing item curtilage reflects only the legal lot 

boundaries, and does not necessarily reflect an 

appropriate curtilage for the item.  

Development to the rear of the house and outside of the 

curtilage shown in Figure 17 may be appropriate, 

provided that it is designed with regard to the scale and 

form of the heritage item. The curtilage identified in 

Figure 17 should be considered in the further stages of 

this proposal. 

The proposed subdivision should be designed with 

regard for the amenity and significance of the heritage 

item and neighbouring items. 

The following sympathetic solutions have been 
considered and discounted for the following reasons: 

N/A 

Change of use 

Has the advice of a heritage consultant or structural 
engineer been sought? 

Has the consultant’s advice been implemented? If not, 
why not? 

Does the existing use contribute to the significance of 
the heritage item? 

Why does the use need to be changed? 

What changes to the fabric are required as a result of the 
change of use? 

What changes to the site are required as a result of the 
change of use? 

 

The subject site and surrounding land will be rezoned 

from rural to low density residential. This is considered 

appropriate as there is similar development in the area.  

New development adjacent to a heritage item 

How does the new development affect views to, and 
from, the heritage item? 

What has been done to minimise negative effects? 

How is the impact of the new development on the 
heritage significance of the item or area to be 
minimised? 

Why is the new development required to be adjacent to a 
heritage item? 

How does the curtilage allowed around the heritage item 

Plans for future development of the site are unknown. A 

curtilage is proposed around the heritage listed house 

that contributes to the retention of its heritage 

significance. The existing front fence and garage 

currently presents a visual barrier to the front and side of 

the building. 

It is noted that the curtilage proposed in this figure does 

not reflect the current lot boundaries of the item; 
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contribute to the retention of its heritage significance? 

Is the development sited on any known, or potentially 
significant archaeological deposits? 

If so, have alternative sites been considered? Why were 
they rejected? 

Is the new development sympathetic to the heritage 
item? 

In what way (e.g. form, siting, proportions, design)? 

Will the additions visually dominate the heritage item? 

How has this been minimised? 

Will the public, and users of the item, still be able to view 
and appreciate its significance? 

 

however, the current lot boundaries are considered 

generous, as the majority of the lot to the rear of the item 

does not contribute to the setting of the house, which is 

primarily derived from its street-front position. Rather, the 

existing item curtilage reflects only the legal lot 

boundaries, and does not necessarily reflect an 

appropriate curtilage for the item.  

Development to the rear of the house and outside of the 

curtilage shown in Figure 17 may be appropriate, 

provided that it is designed with regard to the scale and 

form of the heritage item. The curtilage identified in 

Figure 17 should be considered in the further stages of 

this proposal. 

No subdivision is proposed on the Dural Memorial Hall 

site and therefore the item will not be impacted. 

Subdivision 

How is the proposed curtilage allowed around the 
heritage item appropriate? 

Could future development that results from this 
subdivision compromise the significance of the heritage 
item? How has this been minimised? 

Could future development that results from this 
subdivision affect views to, and from, the heritage item? 

How are negative impacts to be minimised? 

 

Low density residential subdivision is already present in 

the area and is considered appropriate for the site. A 

curtilage surrounding the listed house conforming to the 

previous property boundaries would separate the new 

development from physical or visual impact on the 

heritage item. The existing front fence and garage of the 

house currently presents a visual barrier to the front and 

side of the building. 

Tree removal or replacement 

Does the tree contribute to the heritage significance of 
the item or landscape? 

Why is the tree being removed? 

Has the advice of a tree surgeon or horticultural 
specialist been obtained? 

Is the tree being replaced? Why? With the same or a 
different species? 

Several large mature trees are present close to the 

house and should be retained as they contribute to the 

Character of the house and the Old Northern Road. 

Several mature pine trees are located on the opposite 

side of the Old Northern Road. Trees on the northern 

boundary of the listed site separate the house from the 

adjoining property. 
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FIGURE 17 – SUGGESTED HERITAGE CURTILAGE AROUND THE HERITAGE ITEM AT 600A OLD NORTHERN ROAD (IN 
INSET) SHOWN IN COMPARISON TO THE EXISTING LISTING CURTILAGE 

 
SOURCE: GOOGLE MAPS 2015 
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6 Conclusion and Recommendations 

Urbis was engaged to prepare this HIS for proposed subdivision of the subject site, located between 
Derriwong Road and old Northern Road, Dural. The subject site incorporates, or is in the vicinity of a 
number of locally listed heritage items on The Hills Local Environmental Plan 2012. These include a 
‘House’ located at 600A Old Northern Road (Item No. I85) and the Dural Soldiers Memorial Hall located 
at 604 Old Northern Road (Item No. I86). In addition, the site is located in the immediate vicinity of the 
Uniting Church Cemetery on Derriwong Road (Item No. I81). 

600A Old Northern Road is a beaded weatherboard cottage on brick footings with corrugated iron hipped 
roof that flows to a verandah. Stylistically the house appears to have been constructed between 1880 and 
1900 and was associated with orcharding which was characteristic of the area. The study area was 
originally part of a land grant acquired by William Tuckwell prior to 1840. The current listed property was 
subdivided from 600 Old northern Road around 1979. 

The subject proposal has been assessed in relation to the relevant controls and provisions contained 
within The Hills LEP 2012 and The Hills DCP 2012. Based on the results of this assessment, it has been 
determined that overall, the proposed low density residential subdivision is unlikely to impact on the 
heritage significance of any of the listed items on site or within the vicinity. Both the house and hall are 
located very close to the road and the visual prominence of the buildings within the streetscape will be 
maintained, and existing views to and from the principal (front) elevations of the items will not be 
obscured or adversely impacted. As no physical works are currently proposed, there is no identified risk 
of harm to Old Northern Road, which is identified in part as an archaeological item under the Hills LEP 
2012. 

 It is recommended that a heritage curtilage be formed for the house to protect the impacts of 
potential future development. This is identified in Figure 17. 

 The house should be retained and restored as part of the proposed works so that the principal 
house form is wholly retained. This would ultimately conserve and enhance the heritage 
significance of the item, which is currently uninhabited. 

 If developed, it is recommended that lower-scale residences (one to two storey) in the vicinity of 
the heritage items would be in keeping with other development in the area and would not impact 
on views and the heritage significance of the item. Development in the vicinity of the items must 
respond appropriate to their form and scale. 

An appropriate, revised curtilage around the heritage item is shown in Figure 17, above. This curtilage is 
considered appropriate to maintain and conserve the significance of the item as well as to ensure that 
potential future development does not encroach on or negatively impact its setting.  
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officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are 
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General Manager 

The Hills Shire Council 

3 Columbia Court 

Baulkham Hills  

NSW 2153 

11 October 2016 

Dear Sir, 

 
Old Northern Road, Dural Subdivision 

Engineering Advice Note – Services Connections Feasibility  

 

This letter provides Arup’s engineering advice in reference to the options for service utility 

connections to the proposed subdivision at Old Northern Road, Dural. 

Arup’s advice is limited to reviewing the existing local utility infrastructure and the 

feasibility of providing connections to service the proposed development as proposed by 

Urbis (refer to attached plans). This preliminary investigation will be developed in 

coordination with the relevant services utility providers during the subsequent stages of 

design development. 

1 Existing Utility Services Connections 

The following sections detail Arup’s commentary on each utility service: 

1.1 Water 

There are four water mains beneath the verges of the Old Northern Road, arranged such 

that there is a trunk main and a service main on each side. On the western/southern verge 

closest to the site there is a 500mm trunk main and a 200mm service main. There is an 

additional smaller 150mm diameter water main below Derriwong Road. This arrangement 

is illustrated on Sydney Water record drawings provided in the appendix and also on the 

excerpt.  

Advice provided by Sydney Water in their feasibility letter reference 154616 (as provided 

in the Appendix) indicates there is sufficient capacity with the existing network to service 

the proposed development. Sydney Water have advised a preference for both development 

sites to be connected to the existing 200mm service main. The size of the mains off take 

will be subject to the forecast demands of the development and in particular the 

public/private open space which may require special approvals due to larger off takes.  
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The water network reticulation serving the proposed development is likely to consist of 

two connections for each site (north and south) off the existing 200mm cast iron cement 

lined water main situated alongside Old Northern Road. A new water main would be 

reticulated within each site to form a loop from the two connection points in order to offer 

redundancy in supply and options for isolation during maintenance. Creating mains loops 

is also important for providing good quality water. 

In summary, there is sufficient capacity within the local water mains network and 

flexibility in where to provide the connection points and loop reticulation. To develop the 

design further, it is common to discuss these matters with Sydney Water through a Sydney 

Water Servicing Coordinator (WSC) once a Development Application (DA) has been 

secured.  

1.2 Sewerage 

There are several nearby gravity sewerage assets owned by Sydney Water, the closest of 

which services the subdivision to the south. There is a 225mm sewer running parallel to the 

creek within privately owned land and another smaller diameter sewer running along Pellit 

Lane. This is illustrated in Figure 2. 

In addition there is a 180mm HDPEP (High Density Polyethylene) effluent pressure main 

located below Old Northern Road alternating between the eastern and western verges. This 

is illustrated in Figure 1. 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1. Extract from DBYD records illustrating the water mains (shown in blue) and the newly constructed 

rising main (shown in orange) with reference to the northern site boundary (shown in red) 
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This effluent pressure main conveys wastewater from the north to south along Old 

Northern Road. It discharges sewage from two pumping stations located to the north of the 

development, one in Glenorie and the other in Galston. 

The pressure main was recently constructed, and is currently undergoing assessment for 

potential capacity upgrades. Results of this assessment will be released in Q4 2016.  

Feasibility of connections to this pressure main will largely depend on the results of the 

assessment and consultation with Sydney Water.  

Whilst a connection to the pressure main is feasible, Arup does not consider this a 

preferred option as this approach would require a pumping station to be built to lift sewage 

from the lowest point on each site up to the higher elevation of Old Northern Road. 

Additional telemetry equipment to time the release of the site discharge into the Sydney 

Water pressure main would also be required. Whilst technically feasible, this solution is 

likely to add capital cost and complicate the approval process with Sydney Water. 

A preferred approach would involve the installation of pressure main to connect the 

northern site and a gravity main to connect the southern site to the existing sewer south of 

O’Hara’s creek. This would necessitate the construction of one less pumping station than 

the approach above and would offer flexibility in the alignment of the rising main from the 

northern site.  

As a further development of this approach it may also be possible to install a new gravity 

connections from both developments which would connect to the existing 225mm sewer 

main situated to the South of the Creek. There are several options for the alignment of 

these new gravity sewers which can be considered further in the subsequent stages of 

design development in consultation with Sydney Water. A preliminary option for the 

alignment is shown in Figure 2: 

 

 

Figure 2. Arup proposal for future gravity sewer alignments (shown in red) to discharge the sewage from the 

two development sites (outlined in pink) into the existing gravity sewer (shown in purple) 
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The gravity lead-in sewer connection for the northern site is likely to be the more complex 

of the two branches due to the requirement to cross O’Hara’s Creek and the topographic 

constraints this will impose on the pipe invert levels. Arup have made a preliminary 

assessment of the feasibility of this connection using invert levels provided by Sydney 

Water and topographic information available on Google Earth. These are presented below: 

 

 

Figure 3. Extract of sketch information received from Sydney Water showing the existing sewer invert levels. 

 

Figure 4. Cross sectional information for the proposed sewer alignment for the northern site taken from 

Google Earth. It should be noted this information is indicative only and must be verified with detailed 

topographic survey. 

Figure 3 shows the existing sewer invert level at the point of connection is 177.20m and 

Figure 4 indicates that the invert level of the creek is approximately RL: 180m indicating 

Sewer IL: 177.20  

(point of connection) 



250632 – V2 

11 October 2016 Page 5 of 10 

 

 

\\GLOBAL.ARUP.COM\AUSTRALASIA\SYD\PROJECTS\250000\250632-00 OLD NORTHERN 

ROAD\WORK\INTERNAL\DESIGN\CIVIL\OLD NORTHERN RD SUBDISIONAL ADVICE NOTE - 

SERVICE UTILITIES ADVICE TO COUNCIL .DOCX 

 

 

that it may be possible to make a gravity connection below the creek. However, it is noted 

that detailed topographic survey information will be required at the lowest point of the 

creek to verify this approach. 

Whichever approach is adopted, sewage from the two development sites will be directed to 

an existing Sydney Water sewage pumping station that conveys water to the South via an 

existing pressure main. The capacity of this sewage pumping station will be reviewed with 

Sydney Water once the total catchment flows are understood in subsequent stages of the 

planning process. However, Arup considers that as a function of new Sydney Water 

specification requirements for sewerage design, the proposed development lots will be 

serviced by modern, low groundwater infiltration sewer systems. This will ultimately 

reduce the quantity of water discharged to the sewage pumping station than when it was 

previously designed. This will open up some residual capacity and provides the 

opportunity for the proposed development to be connected to the existing pumping station.  

In summary, Arup considers the gravity lead-in sewers are preferred over that of the 

pumping station and pressure main approach, predominantly to simplify installation. 

Consultation with Sydney Water to clarify the lead-in details are ongoing and will inform 

the design development.  

1.3 Power 

Arup is working closely with Endeavour Energy Accredited Service Provider Level 3 

(ASP3) designer Poles and Underground (P&U) on this project to review the contestable 

connections. The P&U notes several key observations in relation to the proposed 

development. 

The development sites have an adequate provision of local high voltage (HV) power 

infrastructure and will need to make provision for padmount substations to supply the sites 

with low voltage (LV) electricity as suggested below: 

The subdivision layouts have adequate space to accommodate the inclusion of these 

substations which require spatial provisions as described in detail in the P&U reports. The 

location of substations will be further refined at the subdivision DA stage. 

The P&U report also provides advice about the 66kV overhead transmission which runs 

through the northern site for approximately 800m. It offers 3 options for how to 

manage/relocate this overhead network which can be summarised as follows: 

1. The first option is to avoid relocation by aligning a proposed development road 

alignment with the existing transmission. This will make the road corridor wider as 

the electrical assets would be centred on a new nature strip (approximately 5-10m 

wide) which will enhance maintenance access. The overall electrical easement 

required would be 18-25m and practically the 20m road corridor width provided is 

likely to be adequate subject to consultation with Endeavour Energy. An additional 

4.5m-5.0m setback to the properties either side of the road would be required for 

cable “blow out” which is swinging of the cables driven by strong winds.  

Site Estimated 

Electrical Demand  

No. of Padmount 

Substations 

Size of Padmount 

Easement 

Northern 743 kVA 2 no. 500 kVA 2750mm x 5500mm 

Southern 600 kVA 2 no. 500 kVA 2750mm x 5500mm 
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2. The alternative option is to relocate the overhead transmission to match the 

proposed road alignment. The same approach above in relation to easements 

widths, setbacks and enhanced access would be required. 

3. The third option is to underground the cable which would require a 9.5m cable 

easement (5m for the cable plus 4.5m right of access). 

In summary there is adequate local provision of HV electrical infrastructure to service the 

proposed development. Likewise there are options for managing the existing transmission 

infrastructure which can be considered in the subsequent stages of the planning process. 

1.4 Gas 

A 160mm Jemena gas main is situated below Old Northern Road adjacent to the 

development sites. In addition, Arup has also identified the following gas utilities: 

 50mm Nylon Main connection crossing the Old Northern Road adjacent to Dural 

Public School 

 110mm Nylon Main along the western verge of Old Northern Road, which appears 

to transition from the 160mm PE pipe  

     

Figure 5. Extract from DBYD records illustrating the presence of a 50mm Nylon main (left: as green ‘T’) and 

110mm Nylon gas main (right: in pink) both located alongside the western verge of Old Northern Road 

 

Arup understands some preliminary consultation has been undertaken with Jemena and it is 

considered likely that there is capacity within the existing network to service the proposed 

developments.  

As with the water supply, a connection to the gas network would be best created in a loop 

configuration requiring two connections per site from one of the Old Northern Road mains.  

This would provide redundancy in supply and options for isolation during maintenance. 

In summary there is capacity in the network to supply the proposed subdivision with gas. 
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1.5 Communications 

‘Dial Before you Dig’ indicate Telstra conduits and cables are located below Old Northern 

Road, Derriwong Road and overhead cables in Derriwong Lane immediately South of 

Dural Public School. Additionally Arup has identified the presence of Optus fibre optic 

telecommunications located along the eastern verge of Old Northern Road as shown 

below: 

 

Figure 6. Extract from DBYD plans indicating the presence of Optus assets adjacent to development site 

Arup have also identified the potential presence of a Telstra cable at the southern end of 

the South site as shown on Figure 7: 

 

 

Figure 7. Existing Telstra cables located at the southern end of the South site (highlighted in yellow) 
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These existing telecommunications assets will either be avoided or are able to be diverted. 

The overhead cable along Derriwong Lane will likely need to be diverted underground or 

alternatively diverted elsewhere through the development subject to consultation with 

Telstra. 

 

It is noted that there are good opportunities to provide connections to any and all of these 

existing communications networks (including the fibre optic network) to service the 

proposed development. Such infrastructure connections should help to increase the value 

of the private lots. 

1.6 Stormwater 

There is currently no formal in-ground pit and pipe drainage provision currently available 

on either site and that existing runoff flows overland towards O’Hara’s Creek. Owing to 

increased impermeability and site regrading, the proposed development is likely to require 

new purpose built pit and pipe infrastructure to collect and drain surface water runoff to the 

creek. Additionally, the design of this site infrastructure will be subject to the Hills Shire 

Council DCP in relation to off-site discharge rates and water quality. 

These requirements necessitate the provision of on-site detention (OSD) to temporarily 

store and attenuate the rate of surface water discharge from the site. The development 

proposals must take account of the ground slope, especially as flat (terraced) areas will 

require additional storage within OSD systems.  

 

A more accurate slope can be measured when design is further advanced. It is noted that 

these storage volumes are commonly provided using one of two methods for sub-divisions: 

1. Provide site wide OSD, normally in the form of a basin to detain water in one (or 

more) location/s. Typically this is provided in parks and can form an aesthetic 

addition to the landscaping. 

2. Provide lot-by-lot OSD storage, normally in the form of an underground tank to 

detain water at source (i.e. within the lot) before release into the site network. This 

will necessitate a tank within each lot which can add cost but is more efficient from 

a precinct planning perspective and can be combined with rainwater harvesting (see 

Section 0). 

It is also possible to combine the two approaches for each site e.g. provide option 2 for 

each lot and option 1 for the road corridor catchments.  

Arup note that the sub-division layouts have adequate space to accommodate the inclusion 

of these site-wide OSD features and can offer several different configurations. Further 

calculations of the requirements for and provision of OSD systems will be considered in 

the subsequent stages of design development.  
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1.7 Water Quality 

To achieve Council’s requirements for water quality, Arup supports an integrated approach 

to Water Sensitive Urban Design (WSUD). Such measures can be integrated with OSD 

features and the drainage of landscape areas. In addition, it is also recommended that 

multiple methods of WSUD be implemented to create a “treatment train” of measures to 

remove possible water contaminants. 

As with OSD, this can be provided on a site-wide basis or at source within each lot. 

Similarly, there are synergies that can be exploited with each option e.g. if lot-by-lot OSD 

is selected in the form of tanks in each development lot, this can be complemented with 

rainwater harvesting tanks which can store water for reuse (e.g. for irrigation) to reduce 

water demand. These integrated tanks offer multiple benefits in addressing water quality 

and quantity requirements in an efficient footprint and can also help reduce the overall 

requirement for OSD subject to consultation with Council. 

In summary there are technically feasible approaches available for the treatment of surface 

water prior to discharge from site.  

2 Summary 

Arup considers from our assessment of current information available that the land can be 

readily serviced for future redevelopment following the rezoning process.  For all services 

there is both an existing network nearby and sufficient capacity thereby enabling new 

connections. 

There are existing services within the site curtilage that will need to be diverted or 

managed as part of future redevelopment. It is considered technically feasible to undertake 

these modifications. 

 

Yours sincerely, 

 

 
 

Duncan Crook 

Senior Civil Engineer 
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Appendix 

 Urbis Preliminary Subdivision Development Plans 

 Sydney Water Feasibility Advice 

 “Dial Before You Dig” record information 
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Case Number: 154616

1 July 2016

Urbis Pty Ltd
c/- MGP BUILDING & INFRASTRUCTURE SERVICE PL

FEASIBILITY LETTER

Developer: Urbis Pty Ltd
Your reference: SY07366
Development: Old Northern Road and Derriwong Road, Dural

(Lots 11 & 12 DP 866560, Lot 2 DP 567995, Lot 1 DP 73652, Lot
1 DP 656035, Lot 1 DP 656036, Lot 1 DP 564716, Lot 1
DP656034, Lots 100 & 101 DP 713628, Lot 11 DP 825077, Lot 2
DP 565718, Lot D DP 38097, Lot X DP 501233 and Lot Y DP
39261)

Development Description: A seniors living area is proposed comprising a day surgery/
medical centre of 3,000m2 GFA, a seniors independent living
village of 56 units and a residential aged care facility of
approx. 150 beds. The development will also comprise a total
of 170 residential lots in the remainder of the areas
highlighted averaging 700m2 in area.

Your application date: 10 June 2016

Dear Applicant

This Feasibility Letter (Letter) is a guide only.  It provides general information about what Sydney
Water’s requirements could be if you applied to us for a Section 73 Certificate (Certificate) for
your proposed development. The information is accurate at today’s date only.

If you obtain development consent for that development from your consent authority (this is
usually your local Council) they will require you to apply to us for a Section 73 Certificate.  You
will need to submit a new application (and pay another application fee) to us for that Certificate
by using your current or another Water Servicing Coordinator (Coordinator).

Sydney Water will then send you either a:

• Notice of Requirements (Notice) and Developer Works Deed (Deed) or

• Certificate.

These documents will be the definitive statement of Sydney Water’s requirements.
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There may be changes in Sydney Water’s requirements between the issue dates of this Letter
and the Notice or Certificate.  The changes may be:

• if you change your proposed development eg the development description or the plan/
site layout, after today, the requirements in this Letter could change when you submit
your new application; and

• if you decide to do your development in stages then you must submit a new application
(and pay another application fee) for each stage.
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What You Must Do To Get A Section 73 Certificate In The Future.

To get a Section 73 Certificate you must do the following things.  You can also find out about this
process by visiting www.sydneywater.com.au > Plumbing, building & developing > Developing >
Land development.

1. Obtain Development Consent from the consent authority for your development
proposal.

2. Engage a Water Servicing Coordinator (Coordinator).

You must engage your current or another authorised Coordinator to manage the design
and construction of works that you must provide, at your cost, to service your development. If
you wish to engage another Coordinator (at any point in this process) you must write and tell
Sydney Water.

For a list of authorised Coordinators, either visit www.sydneywater.com.au > Plumbing,
building & developing > Developing > Providers > Lists or call 13 20 92.

The Coordinator will be your point of contact with Sydney Water.  They can answer most
questions that you might have about the process and developer charges and can give you a
quote or information about costs for services/works (including Sydney Water costs).

3. Developer Works Deed

After the Coordinator has submitted your new application, they will receive the Sydney
Water Notice and Developer Works Deed.  You and your accredited Developer
Infrastructure Providers (Providers) will need to sign and lodge both copies of the Deed with
your nominated Coordinator. After Sydney Water has signed the documents, one copy will
be returned to the Coordinator.

The Deed sets out for this project:

• your responsibilities;

• Sydney Water’s responsibilities; and

• the Provider’s responsibilities.

You must do all the things that we ask you to do in that Deed.  This is because your
development does not have water and sewer services and you must construct and pay for
the following works extensions under this Deed to provide these services.

Note:  The Coordinator must be fully authorised by us for the whole time of the agreement.

4. Water and Sewer Works

4.1 Water

Your development must have a frontage to a water main that is the right size and can be
used for connection. The following information is provided to assist in planning the servicing
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needs of the development, based on the information supplied:

• Strategic investigation shows that the trunk water has adequate capacity to service this
development area.

• The preferred connection for each portion of the development is the DN 200 mm in Old
Northern Road.

• This advice is not a formal approval of our servicing requirements. Formal requirements
for servicing the developments will be determined as part of the Section 73 application
phase. More information about the Section 73 application process is available on our web
page in the Land Development Manual.

4.2 Sewer

Your development must have a sewer main that is the right size and can be used for
connection.  That sewer must also have a connection point within your development's
boundaries.

Sydney Water has assessed your application and found that:

• The development site currently is not serviced by a Sydney Water wastewater system.
The nearest wastewater reticulation main is located in Pellit Lane. It is recommended that
the flow is transferred by gravity to the existing sewer main in Pellit Lane.

There are two following options:

1. Build a new sewer main along the Pellit Lane and connect it to the 225mm main
construed under WO 48473.

2. Connect to the existing reticulation sewer main across the Derriwong Rd at the southern
end of the development site. If this option is utilized, upsizing of the system may be
required. Sizing of the mains must be in accordance with the Sewerage Code of
Australia.

• The consultant will need to assess the options and come up with a suitable servicing
strategy that meets all of Sydney Water requirements and submit it to Sydney Water for
its review, at or prior to Section 73 application.

• This advice is not a formal approval of our servicing requirements. Formal requirements
for servicing the developments will be determined as part of the Section 73 application
phase. More information about the Section 73 application process is available on our
web page in the Land Development Manual.

• You must construct a waste water main extension to serve your development. The
terms of the Deed define this extension as ‘Major Works’.
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• You must use Sydney Water’s new Technical Specifications for Leak Tight Sewer
Systems to plan, design and construct the sewer. This specification must be used in
conjunction with (and have precedence over) the Sewerage Code of Australia, WSA02-
2002 (Sydney Water Edition).

Funding of works

Under Sydney Water’s ‘Funding of infrastructure to service growth’ policy we may agree to
contribute towards a portion of the cost of the works you are required to build. This is done
either by Sydney Waters Schedule of Rates or via the Procurement process. Your Water
Service Coordinator can advise you in relation to this policy, the likelihood of Sydney Water
sharing a portion of the cost and the process you need to satisfy Sydney Water’s probity
requirements.

If you do choose to request a quote through the Schedule of Rates for Sydney Water’s
contribution you will avoid going through the full procurement process. Your WSC can advise
you of this option.

The funding assessment will be made at the detailed design stage, prior to any construction
works commencing. A firm commitment would not be made by Sydney Water until we:

• Have reviewed the detailed design and;

• Have reviewed the detailed construction quotations needed to meet our probity
requirements and;

• Come to an agreement on the amount.

5. Ancillary Matters

5.1 Asset adjustments

After Sydney Water issues this Notice (and more detailed designs are available), Sydney
Water may require that the water main/sewer main/stormwater located in the footway/your
property needs to be adjusted/deviated.  If this happens, you will need to do this work as well
as the extension we have detailed above at your cost.  The work must meet the conditions of
this Notice and you will need to complete it before we can issue the Certificate.  Sydney
Water will need to see the completed designs for the work and we will require you to lodge a
security.  The security will be refunded once the work is completed.

5.2 Entry onto neighbouring property

If you need to enter a neighbouring property, you must have the written permission of the
relevant property owners and tenants.  You must use Sydney Water’s Permission to Enter
form(s) for this.  You can get copies of these forms from your Coordinator or the Sydney
Water website.  Your Coordinator can also negotiate on your behalf.  Please make sure that
you address all the items on the form(s) including payment of compensation and whether
there are other ways of designing and constructing that could avoid or reduce their impacts.
You will be responsible for all costs of mediation involved in resolving any disputes.  Please
allow enough time for entry issues to be resolved.



SYDNEY WATER CORPORATION 6 Case No: 154616

5.3 Costs

Construction of these future works will require you to pay project management, survey,
design and construction costs directly to your suppliers.  Additional costs payable to
Sydney Water may include:

• water main shutdown and disinfection;

• connection of new water mains to Sydney Water system(s);

• design and construction audit fees;

• contract administration, Operations Area Charge & Customer Redress prior to project
finalisation;

• creation or alteration of easements etc; and

• water usage charges where water has been supplied for building activity purposes prior
to disinfection of a newly constructed water main.

Note: Payment for any Goods and Services (including Customer Redress) provided by
Sydney Water will be required prior to the issue of the Section 73 Certificate or
release of the Bank Guarantee or Cash Bond.

Your Coordinator can tell you about these costs.

OTHER THINGS YOU MAY NEED TO DO
Shown below are other things you need to do that are NOT a requirement for the Certificate.
They may well be a requirement of Sydney Water in the future because of the impact of your
development on our assets.  You must read them before you go any further.

Approval of your building plans

Please note that your building plans must be approved.  This can be done at Sydney Water Tap
inTM. Visit www.sydneywater.com.au > Plumbing, building & developing > Building > Sydney
Water Tap inTM or call 13 20 92.

This is not a requirement of the Certificate but the approval is needed because construction/
building works may impact on existing Sydney Water assets (e.g. water and sewer mains).  In
any case, these works MUST NOT commence until Sydney Water has granted approval.

Your Coordinator can tell you about the approval process including:

• Possible requirements;

• Costs; and

• Timeframes.

Note:  You must obtain our written approval before you do any work on Sydney Water’s
systems.  Sydney Water will take action to have work stopped on the site if you do not
have that approval.  We will apply Section 44 of the Sydney Water Act 1994.

Disused Sewerage Service Sealing
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Please do not forget that you must pay to disconnect all disused private sewerage services and
seal them at the point of connection to a Sydney Water sewer main.  This work must meet
Sydney Water’s standards in the Plumbing Code of Australia (the Code) and be done by a
licensed drainer.  The licensed drainer must arrange for an inspection of the work by a NSW Fair
Trading Plumbing Inspection Assurance Services (PIAS) officer. After that officer has looked at
the work, the drainer can issue the Certificate of Compliance.  The Code requires this.

Soffit Requirements

Please be aware that floor levels must be able to meet Sydney Water’s soffit requirements for
property connection and drainage.

Requirements for Business Customers for Commercial and Industrial Property
Developments

If this property is to be developed for Industrial or Commercial operations, it may need to meet
the following requirements:

Trade Wastewater Requirements

If this development is going to generate trade wastewater, the property owner must submit an
application requesting permission to discharge trade wastewater to Sydney Water’s sewerage
system. You must wait for approval of this permit before any business activities can commence.

The permit application should be emailed to Sydney Water’s Business Customer Services at
businesscustomers@sydneywater.com.au

It is illegal to discharge Trade Wastewater into the Sydney Water sewerage system without
permission.

A Boundary Trap is required for all developments that discharge trade wastewater where
arrestors and special units are installed for trade wastewater pre-treatment.

If the property development is for Industrial operations, the wastewater may discharge into a
sewerage area that is subject to wastewater reuse. Find out from Business Customer Services if
this is applicable to your development.

Backflow Prevention Requirements

Backflow is when there is unintentional flow of water in the wrong direction from a potentially
polluted source into the drinking water supply.

All properties connected to Sydney Water's supply must install a testable Backflow Prevention
Containment Device appropriate to the property's hazard rating.  Property with a high or
medium hazard rating must have the backflow prevention containment device tested annually.
Properties identified as having a low hazard rating must install a non-testable device, as a
minimum.

Separate hydrant and sprinkler fire services on non-residential properties, require the installation
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of a testable double check detector assembly. The device is to be located at the boundary of the
property.

Before you install a backflow prevention device:
1. Get your hydraulic consultant or plumber to check the available water pressure versus

the property’s required pressure and flow requirements.
2. Conduct a site assessment to confirm the hazard rating of the property and its services.

Contact PIAS at NSW Fair Trading on 1300 889 099.

For installation you will need to engage a licensed plumber with backflow accreditation who can
be found on the Sydney Water website:
http://www.sydneywater.com.au/Plumbing/BackflowPrevention/

Water Efficiency Recommendations

Water is our most precious resource and every customer can play a role in its conservation. By
working together with Sydney Water, business customers are able to reduce their water
consumption. This will help your business save money, improve productivity and protect the
environment.

Some water efficiency measures that can be easily implemented in your business are:

• Install water efficiency fixtures to help increase your water efficiency, refer to WELS
(Water Efficiency Labelling and Standards (WELS) Scheme, http://
www.waterrating.gov.au/

• Consider installing rainwater tanks to capture rainwater runoff, and reusing it, where cost
effective. Refer to http://www.sydneywater.com.au/Water4Life/InYourBusiness/
RWTCalculator.cfm

• Install water-monitoring devices on your meter to identify water usage patterns and leaks.

• Develop a water efficiency plan for your business.

It is cheaper to install water efficiency appliances while you are developing than retrofitting them
later.

Contingency Plan Recommendations

Under Sydney Water's customer contract Sydney Water aims to provide Business Customers
with a continuous supply of clean water at a minimum pressure of 15meters head at the main
tap. This is equivalent to 146.8kpa or 21.29psi to meet reasonable business usage needs.

Sometimes Sydney Water may need to interrupt, postpone or limit the supply of water services
to your property for maintenance or other reasons. These interruptions can be planned or
unplanned.

Water supply is critical to some businesses and Sydney Water will treat vulnerable customers,
such as hospitals, as a high priority.

Have you thought about a contingency plan for your business?  Your Business Customer
Representative will help you to develop a plan that is tailored to your business and minimises
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productivity losses in the event of a water service disruption.

For further information please visit the Sydney Water website at: http://
www.sydneywater.com.au/OurSystemsandOperations/TradeWaste/ or contact Business
Customer Services on 1300 985 227 or businesscustomers@sydneywater.com.au

Fire Fighting

Definition of fire fighting systems is the responsibility of the developer and is not part of the
Section 73 process. It is recommended that a consultant should advise the developer regarding
the fire fighting flow of the development and the ability of Sydney Water’s system to provide that
flow in an emergency. Sydney Water’s Operating Licence directs that Sydney Water’s mains are
only required to provide domestic supply at a minimum pressure of 15 m head.

A report supplying modelled pressures called the Statement of Available pressure can be
purchased through Sydney Water Tap inTM and may be of some assistance when defining the
fire fighting system. The Statement of Available pressure, may advise flow limits that relate to
system capacity or diameter of the main and pressure limits according to pressure management
initiatives. If mains are required for fire fighting purposes, the mains shall be arranged through
the water main extension process and not the Section 73 process.

Large Water Service Connection

A water main will be available, once you have completed your drinking water main construction
to provide your development with a domestic supply.  The size of your development means that
you will need a connection larger than the standard domestic 20 mm size.

To get approval for your connection, you will need to lodge an application with Sydney Water
Tap inTM. You, or your hydraulic consultant, may need to supply the following:

• A plan of the hydraulic layout;

• A list of all the fixtures/fittings within the property;

• A copy of the fireflow pressure inquiry issued by Sydney Water;

• A pump application form (if a pump is required);

• All pump details (if a pump is required).

You will have to pay an application fee.

Sydney Water does not consider whether a water main is adequate for fire fighting purposes for
your development.  We cannot guarantee that this water supply will meet your Council’s fire
fighting requirements.  The Council and your hydraulic consultant can help.

Disused Water Service Sealing

You must pay to disconnect all disused private water services and seal them at the point of
connection to a Sydney Water water main. This work must meet Sydney Water’s standards in
the Plumbing Code of Australia (the Code) and be done by a licensed plumber.  The licensed
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plumber must arrange for an inspection of the work by a NSW Fair Trading Plumbing Inspection
Assurance Services (PIAS) officer. After that officer has looked at the work, the drainer can
issue the Certificate of Compliance. The Code requires this.

Other fees and requirements
The requirements in this Notice relate to your Certificate application only.  Sydney Water may be
involved with other aspects of your development and there may be other fees or requirements.
These include:

• plumbing and drainage inspection costs;

• the installation of backflow prevention devices;

• trade waste requirements;

• large water connections and

• council fire fighting requirements.  (It will help you to know what the fire fighting
requirements are for your development as soon as possible.  Your hydraulic consultant
can help you here.)

No warranties or assurances can be given about the suitability of this document or any of
its provisions for any specific transaction.  It does not constitute an approval from
Sydney Water and to the extent that it is able, Sydney Water limits its liability to the
reissue of this Letter or the return of your application fee.  You should rely on your own
independent professional advice.

END









DURAL RESERVOIR ELEVATED WS0039

O
L
D

 N
O

R
T

H
E

R
N

R
D

O
LD

 N
O

R
T

H
E

R
N

G
AL

ST
O

N

TCE

ST JUDES

R
D

O
LD

 N
O

R
TH

E
R

N

R
D

R
D

JANE

D
A
V
E
Y

R
D

G
AL

ST
O

N

R
D

G
AL

ST
O

N

R
D

R
D

G
A

LS
T

O
N

R
D

O
LD

 N
O

R
T

H
E

R
N

R
D

R
D

G
A

LS
T

O
N

O
L
D

 N
O

R
T

H
E

R
N

R
D

O
LD

 N
O

R
T

H
E

R
N

R
D

O
LD

 N
O

R
T

H
E

R
N

R
D

O
L
D

 N
O

R
T

H
E

R
N

R
D

O
L
D

 N
O

R
T

H
E

R
N

O
L
D

 N
O

R
T

H
E

R
N

R
D

O
LD

 N
O

R
TH

E
R

N

R
D

OLD NORTHERN

RD

OLD NORTHERN

RD

DERRIW
ONG

RD

R
D

O
LD NO

RTHERN

D
E

R
R

IW
O

N
G

O
LD

 N
O

R
TH

E
R

N

L
A

N
E

R
D

O
LD

 N
O

R
TH

E
R

N

O
L
D

 N
O

R
T

H
E

R
N

VINEYS

VINEYS

RD

RD

R
D

R
D

RD

LA
N

E

VI
N

EY
S

VINEYS

RD

RD

QUARRY

RD

LANE

ST

D
E

R
R

IW
O

N
G

RD

DERRIWONG

RD

OLD NORTHERN

RD

RD
OLD NORTHERN

RD

O
LD

 N
O

R
T

H
E

R
N

RD

O
LD

 N
O

R
T
H

E
R

N

R
D

QUARRY

RD

O
LD

 N
O

R
TH

E
R

N

OLD NORTHERN

PL

LANCEW
OOD

RD

R
D

D
ER

R
IW

O
N

G

DERRIW
ONG

DERRIW
ONG

RD

R
D

W
IR

R
A

B
A

R
A

PELLITT

PELLITT

MILLAR

ST

CRES

MAPLE

VALENCIA

JAFFA

RD

W
AY

RD

PL

W
ARD

KENTHURST

KENTHURST

PL

AVE

AL
LE

N

F
R

E
N

S
H

A
M

P
L

PHWY

3.66W

PELLITT

LANE

S
T

S
P

R
IN

G

THE VILLAG
E

OLD NORTHERN

PL

RD

RD

OLD NORTHERN

RD

STONELEA
CT

O
LD

 N
O

R
TH

ER
N

FRANLEE

OLD NORTHERN

RD

OLD NORTHERN

RD

O
LD NO

RTHERN

RD

FRANLEE

VSE

MS

T
M

S

RP

RP

RP

VS
E

VSE

RP

RP

RP

RP

RP

VERT

VERT

RP

FV

D
is

?

C 
V

Co
ns

tru
cti

on
 w

or
k i

s c
ur

re
nt

ly 
in 

pr
og

re
ss

 in
 th

is 
ar

ea
.

Fo
r d

et
ail

s, 
ple

as
e 

ca
ll S

yd
ne

y W
at

er
 o

n 
18

00
 6

26
 0

72
 o

r e
m

ail
 g

als
to

ng
len

or
ie@

sy
dn

ey
wa

te
r.c

om
.a

u

Construction work is currently in progress in this area.
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E X E C U T I V E  S U M M A RY  
WSP | Parsons Brinckerhoff Acoustics has recently conducted an acoustic assessment of the proposed 
subdivision on Old Northern Road, Dural. Two sites are proposed to contain residential lots with an 
approximate size of 700 m2.  

Unattended noise logging was conducted along Old Northern Road in locations representative of future 
residences. Noise levels during the Day period (7am – 10pm) were measured at 61-66 dBA LAeq 15h, and 
during the Night period (10pm – 7am) a level of 56-62 dBA LAeq 9h was recorded. 

Noise goals were calculated with reference to Australian Standard AS 2107, which defines a 
recommended design level for various building types. A ‘satisfactory’ level for residences, as defined by 
the Standard, is 30 dBA within the room during both the Day and Night periods. 

To meet the noise goal of 30 dBA within the dwelling, mitigation will be required. For ground floor 
receivers, this may be achieved using a solid barrier at the boundary (such as a Colorbond or capped-
and-lapped fence) and single-glazed, sealed windows that meet a rating of 30 dB Rw. Second storey 
receivers will require glazing such as 10mm single glazing or double glazing, with seals that ensure a 
rating of 30 dB Rw is achieved. 
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1 INTRODUCTION 
WSP | Parsons Brinckerhoff has been appointed to provide an acoustic assessment of a subdivision located 
on Old Northern Road, Dural. The purpose of this report is to assess the impact of noise from Old Northern 
Road on future residences within the subdivision. 

1.1 Site and project description 

The development consists of two sites, both bound by Old Northern Road and Derriwong Road. The northern 
site is located between 630 Old Northern Road (Hargraves Nursery) and 616 Old Northern Road, and 
surrounds Dural Public School. The southern site is situated between 600 Old Northern Road and 584 Old 
Northern Road, and lies between Old Northern Road and Derriwong Road. Both sites are to contain 
residential dwellings set back at least 14 meters from the boundary adjacent to Old Northern Road. Figure 
1-1 provides an overview of the site. 

 

Figure 1-1 – Site Overview 
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2 NOISE SURVEY 
2.1 Site conditions and measurement location 

Noise logging sound level meters were deployed at three locations along Old Northern Road, which are 
summarised in Table 2-1. The units were set to A-weighted and Fast, and recorded 15 minute statistical 
levels. 

Table 2-1 – Measurement locations 

Logger ID Address Development area Approximate distance from Old 
Northern Road lane edge, meters 

N1 600 Old Northern Road, Dural Southern 19 

N2 606 Old Northern Road, Dural Southern 16 

N3 881 Old Northern Road, Dural Northern 15 

Analysis of the Bureau of Meteorology’s daily weather data from the Terrey Hills weather station (the nearest 
weather station to the monitoring location) during the monitoring period indicated that the conditions were 
generally dry with relatively calm winds during the monitoring period and did not adversely affect the 
measurement results. 

The noise environment consisted primarily of road traffic noise from Old Northern Road, and no other distinct 
sources could be identified when traffic was absent.  

2.2 Methodology and equipment 

The noise survey was conducted in accordance with AS1055.1 “Acoustics – Description and measurement 
of environmental noise Part 1: General Procedures” and guidance in Environmental Protection Agency 
(Noise) regulations 1997. 

The microphones was located in a free-field position at least 3.5m away from any reflecting wall and at least 
1.2m above the ground. 

The sound level meters were field-calibrated using a Pulsar Model 105 acoustic calibrator both before and 
after noise measurements to monitor drifts in calibration. No drifts in excess of 1 dBA were noted throughout 
the monitoring exercise. 

The sound level meters and calibrator were in current National Association of Testing Authorities (NATA) 
calibration at the time of use. Serial numbers and laboratory calibration due dates are shown below in Table 
2-2.  

Table 2-2 – Equipment details  

Equipment description Manufacturer and type no. Serial no. Calibration due 
date 

NL1 Sound Level Meter Svan 977 36172 04/09/2017 

Microphone 7052E 56445 04/09/2017 

NL2 Sound Level Meter Svan 977 36818 21/06/2018 

Microphone 7052E 43609 21/06/2018 

NL3 Sound Level Meter Svan 958 36659 16/10/2017 
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Equipment description Manufacturer and type no. Serial no. Calibration due 
date 

Microphone 7052E 47642 16/10/2017 

Calibrator - Pulsar - Model 105 55041 19/11/2016 

 

2.3 Noise survey results 

A summary of the averaged measured noise levels is presented in Table 2-3. Results have been presented 
in accordance with the NSW INP time period classifications. Time history graphs of the noise logging results 
are presented in Appendix A. 

Table 2-3 – Summary of measured noise levels 

Logging location 

Ambient noise level 
dBA Leq period 

Rating background level 
dBA L90 15-minute 

Day 
7am – 10pm 

Night 
10pm – 7am 

Day 
7am – 6pm 

Evening 
6pm – 10pm 

Night 
10pm – 7am 

NL1 61 56 53 43 30 

NL2 63 58 56 46 30 

NL3 66 62 57 48 30 
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3 NOISE CRITERIA AND ASSESSMENT 
3.1 Noise Goals - AS 2107 

Australian Standard AS 2107 recommends design noise levels for within various spaces, including 
residences. A summary of the relevant design levels is provided in Table 3-1. 

Table 3-1 – AS 2107 internal noise levels 

Type of occupancy/activity Recommended design sound level, dBA Leq 15-minute 

Satisfactory Maximum 

Houses and apartments near minor 
roads – Living areas 

30 40 

Houses and apartments near minor 
roads – Sleeping areas 

30 35 

The noise goal for residences within the development is summarised below in Table 3-2, and is based on the 
‘satisfactory’ recommended design sound levels outlined in AS 2107. 

Table 3-2 – Internal noise goals  

Land usage Applicable time period Internal noise criteria 
dBA Leq 15-minute 

Residential buildings Day, Night 30 

 

3.2 Assessment of Road Traffic Noise 

Table 3-3 shows the levels predicted for the closest house to Old Northern Road in each development area, 
with a setback of 14 metres from the boundary and without mitigation. 

Table 3-3 – Predicted road noise levels at residential façades 

Development site 
and land use 

Setback 
from 
boundary, 
metres 

Distance to Old 
Northern Road, 
metres 

Predicted level at façade,  
dBA Leq period 

Required reduction 
to meet internal 
noise goal, dBA 

Day 
7am – 10pm 

Night 
10pm – 7am 

Northern 14 39 63 59 29 

Southern 14 17 63 58 28 
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For residences with a setback of 14 meters, the following mitigation may be considered to meet the noise 
goal: 

 Ground floor: 1.8 metre solid barrier, such as a Colorbond or a capped-and-lapped fence, on the 
boundary adjacent to Old Northern Road. Windows are to meet Rw 30 dB, which may be achieved using 
6mm single glazing and sufficient seals to meet this rating. 

 First floor: windows are to have sufficient seals and glazing to meet Rw 35 dB, which may be achieved 
using a double-glazed construction or 10mm single glazing.  

Figure 3-1 shows an example of a Colorbond fence, Figure 3-2 illustrates a capped-and lapped fence 
construction, and Figure 3-3 depicts a block fence. These three constructions are examples of materials that 
can be used to form barriers. 

 

Figure 3-1 – Colorbond fence. Source: jnjlandscapes.com.au 

 

 

Figure 3-2 – Capped and lapped fence. Source: fencescape.com.au 
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Figure 3-3 – Block wall. Source: arizonafencebuilders.com 
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4 SUMMARY 
WSP | Parsons Brinckerhoff has conducted an acoustic assessment in support of a Development Application 
for the proposed subdivision on Old Northern Road, Dural. Unattended noise monitoring was conducted at 
representative locations to determine the road traffic noise contribution from Old Northern Road. Noise goals 
were formed with reference to recommended design levels contained within Australian Standard AS 2107. 

For houses adjacent to Old Northern Road, with a setback of 14 meters from the lot boundary, mitigation will 
be required to meet the noise goal of 30 dBA within the house. This goal may be achieved for ground-floor 
receivers through the installation of a solid barrier (such as a Colorbond or capped-and-lapped fence) and 
6mm single-glazed windows with sufficient seals to ensure an Rw of 30 dB is achieved. For receivers on the 
second storey, the noise goal will be accomplished using a construction such as 10mm single glazing or 
double-glazed windows, with sufficient seals to ensure an Rw of 35 dB is achieved.



 
 

 

Appendix A  
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NL1: 600 Old Northern Road, Dural 
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NL2: 606 Old Northern Road, Dural 
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NL3: 881 Old Northern Road, Dural 

 

 



9 
 

 
 

 

Old Northern Road, Dural 
DA Acoustic Assessment 
Dural Development Management Services Pty Ltd 

WSP | Parsons Brinckerhoff 
Project No 2304730PA 

 

 

 



10 
 

 
 

 

Old Northern Road, Dural 
DA Acoustic Assessment 
Dural Development Management Services Pty Ltd 

WSP | Parsons Brinckerhoff 
Project No 2304730PA 

 

 





 

 

 

 

3 NOVEMBER 2016 
PREPARED FOR DEVELOPMENT MANAGEMENT SERVICES PTY LTD 
 
 

PLANNING PROPOSAL 
OLD NORTHERN ROAD, 
DURAL 



 

 

  
 
© Urbis Pty Ltd 
ABN 50 105 256 228 
 
All Rights Reserved. No material may be reproduced without prior permission. 
 
You must read the important disclaimer appearing within the body of this report. 
 
urbis.com.au 

URBIS STAFF RESPONSIBLE FOR THIS REPORT WERE: 

Director Clare Brown 

Senior Consultant Rachel Snape 

Assistant Planner Kate Ryan  

Project Code SA6076 

Report Number Final 

 



CONTENTS 

URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 
 

 

TABLE OF CONTENTS 

Executive Summary ............................................................................................................................................. i 

1. Introduction ........................................................................................................................................... 1 

1.1. Overview ............................................................................................................................................... 1 

1.2. Proposed LEP Amendments ................................................................................................................ 1 

1.3. Supporting Documentation ................................................................................................................... 2 

1.4. Report Structure .................................................................................................................................... 2 

2. Context and The Sites .......................................................................................................................... 3 

2.1. Regional Context .................................................................................................................................. 3 

2.2. Local Context ........................................................................................................................................ 4 

2.3. The Sites ............................................................................................................................................... 8 

2.3.1. Topography ........................................................................................................................................... 9 

2.3.2. Hydrology .............................................................................................................................................. 9 

2.3.3. Local Geology ..................................................................................................................................... 10 

2.3.4. Flora and Fauna .................................................................................................................................. 11 

2.3.5. Bushfire ............................................................................................................................................... 13 

2.3.6. Access and Movement........................................................................................................................ 14 

2.3.7. Social Infrastructure ............................................................................................................................ 16 

2.3.8. Services and Utilities ........................................................................................................................... 17 

3. Current Planning Controls .................................................................................................................. 18 

3.1. The Hills Local Environmental Plan 2012 ........................................................................................... 18 

3.1.1. Zoning and Land Use.......................................................................................................................... 18 

3.1.2. Floor Space Ratio ............................................................................................................................... 19 

3.1.3. Height of Buildings .............................................................................................................................. 20 

3.1.4. Heritage .............................................................................................................................................. 21 

3.1.5. Minimum Lot Size ............................................................................................................................... 22 

4. The Planning Proposal........................................................................................................................ 23 

Part 1 – Objectives and Intended Outcomes ................................................................................................... 24 

Part 2 – Explanation of Provisions ................................................................................................................... 25 

Part 3 – Justification for the Planning Proposal ............................................................................................... 28 

Part 4 - Mapping 60 

Part 5 – Community Consultation .................................................................................................................... 61 

Part 6 – Project timeline................................................................................................................................... 62 

5. Conclusion .......................................................................................................................................... 63 

Disclaimer 64 

 

Appendix A Urban Design Report 

Appendix B Residential Market Assessment 

Appendix C Assessment of New Agricultural Enterprise Viability in Dural 

Appendix D Traffic and Transport Assessment 

Appendix E Ecological Assessment 

Appendix F Bushfire Assessment 

Appendix G Heritage Assessment 

Appendix H Preliminary Site Investigation 

Appendix I Servicing and Utilities Investigations 

Appendix J Site Surveys 

Appendix K Service Connections Report 



 

 

 URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 

Appendix L Acoustic Assessment 

 

FIGURES: 

Figure 1 – A Plan for Growing Sydney (Source: www.planning.nsw.gov.au) .................................................... 3 

Figure 2 – Dural Locality Map (Source: www.google.com) ................................................................................ 4 

Figure 3 – Regional Context of the Sites (Source: AECOM, 2016) ................................................................... 5 

Figure 4 – Plans Relating to Old Northern Road Planning Proposal (Source: RTP,2016) ................................ 6 

Figure 5 – South Dural: Indicative Concept Plan (Source: Shire Council Website) ........................................... 7 

Figure 6 – Aerial View of the Southern and Northern Sites and Surrounding Context (Source: Urbis, 2016) ... 8 

Figure 7 – Local Topography and Hydrology Lines .......................................................................................... 10 

Figure 8 – Distribution of Vegetation Communities (Ecological Report, November, 2015) ............................. 12 

Figure 9 – Extract of Bushfire Planning Map (Source: Hills Shire Council) ...................................................... 13 

Figure 10 – Public Transport Connections and Routes Servicing the Sites ..................................................... 14 

Figure 11 – Existing Road Network (Source: AECOM, 2016) .......................................................................... 15 

Figure 12 – Existing Cycle Way Routes (Source: AECOM, 2016) ................................................................... 16 

Figure 13 – Extract of LEP 2012 Zoning Map Showing Location of the Sites.................................................. 18 

Figure 14 – Existing FSR Planning Map ........................................................................................................... 19 

Figure 15 – Existing Height of Building Map .................................................................................................... 20 

Figure 16 – Heritage Planning Map THLEP 2012 and HELP 2013 ................................................................. 21 

Figure 17 – Existing Minimum Lot Size Map .................................................................................................... 22 

Figure 18 – Proposed Zoning Map ................................................................................................................... 25 

Figure 19 – Proposed Height of Buildings Map ................................................................................................ 26 

Figure 20 – Proposed Minimum Lot Size Map ................................................................................................. 27 

Figure 21 – Residential Structure Plan (Source: The Hills Residential Discussion Paper, 2008).................... 32 

Figure 22 – Indicative subdivision plans ........................................................................................................... 41 

Figure 23 – Section through Southern site ....................................................................................................... 42 

Figure 24 – Extract of THLEP 2012 Heritage Map (Source: Urbis, 2016) ....................................................... 43 

Figure 25 – Picture of THLEP 2012 Heritage items within Vicinity of the Site ................................................. 44 

Figure 26 – Existing AM peak intersection performance (Source: AECOM, 2016) ......................................... 46 

Figure 27 – Existing PM peak intersection ....................................................................................................... 46 

Figure 28 – Total trips generated by proposed development ........................................................................... 46 

Figure 29 – Envisaged urban layout including new road connections/intersections ........................................ 48 

Figure 30 – Predicted road noise levels at residential facades ........................................................................ 49 

Figure 31 – BAL and APZ Requirements ......................................................................................................... 50 

Figure 32 – Recommended APZS (Source: ELA, 2016) .................................................................................. 51 

Figure 33 – Potential uses of land adjacent to Dural Public School ................................................................. 58 

 

PICTURES: 

Picture 1 – Location of Site ................................................................................................................................. 6 

Picture 2 – Concept Layout ................................................................................................................................ 6 

Picture 3 – Northern Site .................................................................................................................................. 41 

Picture 4 – Southern Site .................................................................................................................................. 41 

Picture 5 – Item 85: 600A Old Northern Road .................................................................................................. 44 

Picture 6 – Item 86: 604 Old Northern Road .................................................................................................... 44 

 

 

 



CONTENTS 

URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 
 

 

TABLES: 

Table 1 – Summary of Landholdings .................................................................................................................. 9 

Table 2 – Consideration of the Planning Proposal against the relevant directions and actions ...................... 29 

Table 3 – Consideration of relevant state planning instruments ...................................................................... 35 

Table 4 – Consideration of relevant Section 117 directions ............................................................................. 37 

Table 5 – Summary of Heritage items by LGA ................................................................................................. 43 

Table 6 – Consideration of Heritage Recommendations (Item 85) .................................................................. 44 

Table 7 – Consideration of Recommendations of ELA .................................................................................... 52 

Table 8 – Summary of PSI Findings ................................................................................................................. 53 

Table 9 – Project Timeline ................................................................................................................................ 62 

 

  



 

 

 URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 

 



 

URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 
EXECUTIVE SUMMARY i 

 

EXECUTIVE SUMMARY 
This Planning Proposal has been prepared on behalf the owners of the subject land. This Planning Proposal 
provides justification to The Hills Shire Council to commence the process of transforming rural land into 
urban land for the purposes of delivering additional residential dwellings and open space.  

The land, subject to this proposal comprises a total of 12 lots divided between two (2) parcels referred to as 
the Northern and Southern sites, each legally described in Table 1.  The land is bound to the east and west 
(front and rear) by Old Northern Road and Derriwong Road, respectively, to the north of Round Corner Town 
Centre. Old Northern Road forms the boundary between The Hills Local Government Area (LGA) and 
Hornsby Shire Council LGA.  

The land naturally grades in a south, southwest direction towards Derriwong Road and O’Hara’s Creek 
beyond. The site is predominantly cleared of any substantial vegetation with only sporadic and fragmented 
vegetation patches remaining. Existing uses are predominantly rural residential in nature, with the majority of 
allotments currently zoned RU6 Transition under The Hills Local Environmental Plan 2012 (THLEP 2012).  

The Planning Proposal seeks to rezone the land to R2 Low Density Residential. Combined with the change 
in land use zoning, the Planning Proposal seeks to amend the following development standards applying to 
the land:  

 Minimum lot size requirement from 2 hectares to 700m², with an additional clause under Part 7 of THLEP 
2012 to permit a maximum of 101 residential lots within the northern parcel with a minimum lot size of 
600m². 

 Amend the maximum building heights from 10 metres to 9 metres. 

The Planning Proposal is supported by an urban design study which supports the logical expansion of the 
urban fringe, demonstrating compatibility of future land use zones (on land not included in this request) and a 
suitable urban layout and form that accommodates future road connections.  

Support for this Planning Proposal is justified based on the following:  

 The proposed rezoning is consistent with the emerging and anticipated urban character of the area and 
the existing pattern of density for development within adjacent urban centres; 

 Compatibility and integration of the proposed land uses and urban form with Round Corner and provision 
for future connectivity with adjacent lands (not included in this proposal); 

 The land is not currently used for agricultural purposes. The potential use of the land for agriculture is 
constrained due to the proximity of urban land and the potential for intensive agriculture to generate 
adverse environmental impacts; 

 The rezoning and future redevelopment would support the continued growth of Round Corner through 
increasing proximate residential yields; 

 The proposal will not dilute the primacy of adjacent urban centres, but reinforce and support their growth 
through the increased residential density and worker populations within retail catchments; 

 The rezoning reflects a logical extension and infill of urban land uses, bookended between two (2) 
existing centres that are the subject of continuing growth and development; and 

 The residential subdivision will deliver new residential land to meet demand of existing and potential 
residents, in an identified market gap for “downsizers” and young families. 

Taking into account the detailed consideration of the emerging character and trends towards urbanisation of 
land surrounding Round Corner, the request to rezone the land subject of this proposal is considered 
supportable. It is requested that Council endorse the proposal and request the Department of Planning and 
Environment to issue a gateway determination to commence the process to amend the relevant planning 
maps of The Hills Local Environmental Plan 2012 to permit an extension to the urban fringe
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1. INTRODUCTION 
1.1. OVERVIEW 
This report has been prepared on behalf of Dural Investments Holdings Pty Ltd and supports their request to 
The Hills Shire Council, as the relevant planning authority, to prepare a Planning Proposal. The request is for 
an amendment of the land use zoning and development standards that currently apply under The Hills Local 
Environmental Plan 2012 (THLEP 2012) for the land described in Table 1.  

The intent of the request is to rezone the land for urban purposes to permit the delivery of residential 
dwellings and future open space. The amendment would extend the existing urban fringe northward by 
rezoning the land from RU6 Transition to R2 Low Density Residential. The rezoning of the land for urban 
purposes would permit redevelopment of underutilised and poor quality agricultural land for low density 
residential blocks. 

The envisaged future development is consistent with the prosed R2 Low Density Residential zoning and 
aligns with broad direction and intent of the metropolitan strategy, “A Plan for Growing Sydney”.  

The proposal presents a significant opportunity to increase the diversity of residential land options within 
Dural, responding to market demand of both an aging demographic looking to downsize and young families 
seeking a more affordable residential option. The proposal is a logical extension of the existing urban fringe 
that responds to recent gateway determinations supporting the rezoning of land to the south from rural to 
urban, combined with the growth of both Round Corner and Dural Centres. In this regard, the proposal 
places a key emphasis on accommodating population growth, which will support the economic development 
of nearby local centres without diluting or detracting from the centres hierarchy.  

The proposed amendment will make a positive contribution to the growth and revitalisation of the local area 
in a manner that contributes to housing variety and affordability.   

1.2. PROPOSED LEP AMENDMENTS 
The Planning Proposal requests amendments to the land use zone, minimum lot sizes and height of building 
development standards applying under THLEP 2012.  

A high level master plan has been prepared for the subject sites and land immediately adjacent and 
surrounding, in order to indicate how the land would connect and relate to surrounding urban areas. The 
proposed changes to the adopted provisions of THLEP 2012 are outlined in Parts 2 Explanation of 
Provisions and Part 4 Mapping, contained within this proposal.  

The amendments are influenced by a number of key factors which are addressed in this report. These 
include: 

 Orderly and economic use of the land that is otherwise under-utilised and undesirable for agricultural 
purposes;   

 No additional or new impacts on the ecological sensitivities of the site or the surrounding and adjacent 
land;  

 A development of the site that is consistent with and achieve key directions for the area and locality as 
expressed in the metropolitan plan “ A Plan for Growing Sydney”, in particular an increase in the 
quantum of housing and variety of housing typologies; and  

 The design has been informed by detailed consideration of market demands and needs, combined with 
the physical characteristics of the land, the urban design analysis contained within the report 
demonstrates the redevelopment of the site is capable of achieving suitable streetscape and context 
consistency despite the change in density.   
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1.3. SUPPORTING DOCUMENTATION 
This report is accompanied by the following documentation:  

 Architectural Built Form and Massing Study prepared by Urbis dated November 2016;  

 Traffic and Transport Impact Assessment prepared by AECOM dated 13 October 2016;  

 Ecological Report prepared by Eco Logical Australia dated 23 March 2016; 

 Bushfire Report prepared by Eco Logical Australia dated March 21016;  

 Residential Market Analysis prepared by Urbis dated February 2016;  

 Assessment of New Agricultural Enterprise Viability in Dural prepared by Urbis dated November 2016; 

 Heritage Impact Statement prepared by Urbis dated February 2016;  

 Preliminary Site Investigations Reports prepared by ADE Consulting;  

 Services Connections Report prepared by Arup dated 11 October 2016; 

 Survey prepared by Land Partners dated 17 July 2015; and 

 Acoustic Assessment prepared by WSP Parsons Brinkerhoff dated September 2016. 

1.4. REPORT STRUCTURE 
This Planning Proposal is structured as follows:   

 Section 1: Introduction 

 Section 2: Description and analysis of the site and local context with reference to metropolitan strategic 
planning and infrastructure projects;  

 Section 3: Overview of Current Planning Controls;  

 Section 4: The Planning Proposal, including the  

 Part 1:Objectives and intended outcomes of the planning proposal;  

 Part 2: Explanation of the provisions of the proposed amendment to the LEP;  

 Part 3: Justification of the Planning Proposal and Concept Urban Layout and Form;   

 Part 4:Mapping;  

 Part 5: Consideration of the community consultation likely to be associated with the Planning 
Proposal; and 

 Part 6: Project Timeline.  

 Section 5: Conclusion 
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2. CONTEXT AND THE SITES 
2.1. REGIONAL CONTEXT 
The land, subject to this planning proposal, is located north west of the Sydney Metropolitan Region and 
beyond the urban fringe in the The Hills Local Government Area (LGA), which is located approximately 30 
kilometres from the Sydney CBD (GPO). Refer to Figures 1 and 2.  

The Hills LGA covers an area of approximately 40km² and is home to approximately 192,230 people (ABS, 
2015). The predominant character of residential development across the LGA is low density housing, 
reflected in overall population density of 4.8 persons per hectare.  

While the ABS (2016) reported growth in high and medium density housing over the period of 2006 to 2011, 
single dwellings are still preferred, accounting for 60.9% of housing growth in the LGA, a high percentage of 
which (92.4%) are owner occupied.  

This is likely to change following the completion of the North West rail link, which will encourage increased 
densities within the established centres around key future transport nodes. 

Figure 1 – A Plan for Growing Sydney (Source: www.planning.nsw.gov.au) 

 

 
 

Site Locality  
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Population demographics for The Hills LGA reflect dominant cohorts in the younger workforce (25 to 34) and 
“parents and homebuilders” (35 to 49). As with many areas throughout Sydney and NSW, there is an aging 
population, with approximately 16.7% of the residents between the age of 60 – 85+.  

Reflective of the dominant cohorts (moving into and within the “parents and homebuilders phase”) combined 
with the delivery of rail infrastructure contributing to increased residential opportunities and densities, 
population is estimated to grow by 33.47% over the next 15 years to 2031, to 248, 899 people.  25.2% of this 
population will be aged between 55 and 85 +. 

2.2. LOCAL CONTEXT 
Dural covers an area of approximately 1,462 hectares (or 15km²) and in 2011 was home to 2,832 residents 
with a population density of 1.94 persons per hectare. In general, the population of Dural has remained 
stable since 2001 due to the limited residential land stock and release. 94% of residents in Dural are private 
owner/occupiers, with the majority of residents aged 35 to 49 falling within the service age group described 
as “parents and homebuilders”.   

Rural land with the LGA is used mainly for hobby farms, nurseries and orchards, especially citrus fruits. 

Figure 2 – Dural Locality Map (Source: www.google.com) 

 

 
 

Site locality 

Dural LGA Boundary 
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The immediate context of the land that makes up the northern and southern land holdings is shown in Figure 
5. The prevailing context would be presently described as peri urban, reflecting a mix of urban and rural 
character, denoting the site and its surrounds as an area in transition.  
 

Figure 3 – Regional Context of the Sites (Source: AECOM, 2016) 

 

The sites are bookended by urban development forms, including Round Corner to the South and the Dural 
Neighbourhood Centre to the north. Both urban areas are presently being expanded by recent approvals for 
development and rezoning applications that will have transformative influences on built form character and 
density. Furthermore, the locality in the short to medium term will be influenced by significant planning 
proposals and Development Approvals that are being considered by The Hills and Hornsby Councils, 
including:  

 Former Timber Yard;  

 South Dural;  

 Dural Service Centre; and  

 The Cascades Development. 

 

  

The Sites 
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FORMER TIMBER YARD, OLD NORTHERN ROAD, DURAL 

A Planning Proposal to rezone land at Nos. 582 and 582A Old Northern Road, Dural was submitted to 
The Hills Shire Council on 23 October 2014, seeking to rezone the land from RU6 Transition to R3 
Medium Density Residential (7/2015/PLP). The location of the land subject of the proposal is shown in 
Figure 4 

The Panning Proposal seeks to facilitate redevelopment of the site to deliver the following:  

 Six (6) x two (2) bedroom townhouses;  

 47 x three (3) bedroom townhouses; and 

 Four (4) x four (4) bedroom townhouses;  

Future redevelopment under the current concept plan, will also deliver supporting areas of open space. 

Figure 4 – Plans Relating to Old Northern Road Planning Proposal (Source: RTP,2016) 

 

 

 
Picture 1 – Location of Site  Picture 2 – Concept Layout 
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SOUTH DURAL: PLANNING PROPOSAL 

A Planning Proposal to rezone existing rural land for urban purposes as shown in Figure 5 received 
Gateway Approval on 7 March 2014.  

The objective of the proposal is to facilitate comprehensive redevelopment of the land for urban purposes, 
including residential and mixed use developments. The proposal includes employment uses and the delivery 
of new infrastructure to support anticipated growth. The proposal seeks to amend the local zoning maps as 
well minimum lot sizes and height of buildings to reflect a low density urban form.  

The South Dural Urban Investigation Area, Retail and Commercial Potential Report, prepared by Don Fox 
Planning (2008), submitted in support of the Planning Proposal indicates that the following the rezoning, 
future redevelopment could achieve:  

 A maximum of 2,900 new residential dwellings; and  

 Between 1,300m² and 3,000m² retail and commercial floor space (dependant on the delivery of a small 
supermarket).  

The economic report indicated that the increase in residential density may also contribute to an increased 
demand in medical, child care and education services within the locality.  

Despite the above figures (taken from the supporting Retail and Commercial Potential Report prepared by 
Don Fox Planning), the proposal, at the time of receiving Gateway Determination, was not supported by 
detailed plans stipulating the future potential yield with respect to dwellings numbers and non-residential floor 
space. A copy of the submitted concept plan, detailing the extent of land to which the proposal relates is 
provided at Figure 5. The proximity of the subject sites to the land, subject of the South Dural Planning 
Proposal is shown in Figure 6. 

Figure 5 – South Dural: Indicative Concept Plan (Source: Shire Council Website) 
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DURAL SERVICE CENTRE: NEW LINE ROAD, DURAL 

The Planning Proposal seeks to rezone the subject properties from IN2 Light Industrial to B2 Local Centre, in 
support of a retail development. No amendment was proposed for changes to the adopted building height 
(10.5 metres) and floor space ratio (0.7:1). The proposal envisages the expansion of the Dural Business 
Park to the south to facilitate the delivery of a new shopping centre including supermarket, medical centre 
and commercial space.  

The proposal was reported to Hornsby Council on 13 April 2014 and received a recommendation of support 
for referral to the Department of Planning and Environment for Gateway Approval. 

2.3. THE SITES 
The land to which the Planning Proposal relates is made up of multiple individual land parcels that are 
broadly divided into the Northern and Southern Sites. The general location of these unconsolidated holdings 
is shown in Figure 6 and summarised in Table 1. 

Figure 6 – Aerial View of the Southern and Northern Sites and Surrounding Context (Source: Urbis, 2016) 

 

 
 

SOUTH DURAL PLANNING PROPOSAL 



 

URBIS 
DURAL PP_NOVEMBER_2016_FINAL 

 
CONTEXT AND THE SITES 9 

 

Table 1 – Summary of Landholdings 

Northern Site Southern Site 

626 Old Northern Road, legally described as Lot 2 in 

DP 541329 (2.023 hectares) 

606 Old Northern Road, legally described as Lot 1 in 

DP73652 (1.622 hectares) 

27 Derriwong Road, legally described as Lot 9 in 

DP237576 (2.025 hectares) 

602 Old Northern Road, legally described as Lot 1 in 

DP 656036 (1.967 hectares) 

618 Old Northern Road, legally described as Lot X in 

DP 501233 (4.777 hectares) 

600A Old Northern Road, legally described as Lot 

101 in DP713628 (6,331m²) 

21 Derriwong Road, legally described as Lot 2 in 

DP567995 (2.023 hectares) 

600 Old Northern Road, legally described as Lot 100 

in DP 713628 (2.211 hectares) 

 5 Derriwong Road (also described as 586 Old 

Northern Road), legally described as Lot 11 

DP866560 (6,024m²). 

 7 Derriwong Road, legally described as Lot 12 in DP 

866560 (1.211 ha) 

 590 Old Northern Road, legally described as Lot D in 

DP38097 and Lot D in DP39261 (859.9m²) 

 584 Old Northern Road, legally described as Lot 1 

DP660184 (746.1m²) 

Total area: 10.848 hectares (108,480m²) Total area: 10.617 hectares (106,171m²) 

 

2.3.1. Topography 

The northern site slopes away from Old Northern Road towards Derriwong with a variable gradient ranging 
from 6-8%. While the southern site also has south, southwest slope away from Old Northern Road towards 
Derriwong the gradient is much lower ranging between 3-5%.  

A detailed survey showing local landform of each of the lots is provided at Appendix I. 

2.3.2. Hydrology 

SURFACE WATER FLOW 

As outlined in section 2.2.1 the land generally slopes away from Old Northern Road in a west, south west 
direction towards the natural drainage lines and permanent water courses.  
Eco Logical Australia have undertaken an assessment of the sites and the surrounding lands, identifying that 
several tributaries of the O’Hara Creek drain away from the sites and converge at the O’Hara Creek to the 
west and south-west of the site. O’Hara’s Creek is identified as a “major creek” line by Eco Logical (refer to 
Appendix D), the creek flows in a north-west direction (Figure 7) and is buffered by existing and established 
native vegetation refer to Figure 8). 
 

GROUNDWATER FLOWS 

The presence of groundwater flows is anticipated given the presence of a series of streams and creek lines 
within the immediate context of the sites. ADE Consulting (Appendix G) anticipates that local groundwater is 
likely to flow in a westerly direction towards O’Hara Creek which is located approximately 200 metres to the 
west, flowing south to north.  
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Figure 7 – Local Topography and Hydrology Lines 

 
 

2.3.3.  Local Geology 

SOILS 

ADE Consulting Group have undertaken preliminary site investigations and determined that the sites are 
located on a Glenorie Soil Landscape (gn) as indicated on the Sydney Soil Landscape Map prepared by the 
Soil Conservation Services of NSW. 

The geology of the Glenorie Soil Landscape is underlain by Wianamatta Group Ashfield Shale and Bringelly 
Shale formations. The Ashfield Shale is comprised of laminate and dark grey shale. Bringelly Shale consists 
of shale, calcareous claystone, laminate and fine to medium grained lithic-quartz stone. 

Soils are shallow to moderately deep (< 100cm) with variability across upper slopes and drainage gullies. 
The topsoil (A1 Horizon) consists of a friable dark brown loam, with moderately to strongly pedal structure, 
pedal single-grained structure and porous sandy fabric. The pH ranges from strongly acid (pH 4.0) to slightly 
acid (pH 6.0). 

Beneath this layer occurs the B Horizon consisting of hard setting clay loam. The pH ranges between 
strongly acid (pH 4.0) to slightly acid (pH 6.5). The B Horizon is brown strongly pedal medium clay. The pH 
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varies from strongly acid (pH 4.5) to moderately acid (pH 6.5). Strongly weathered sandstone fragments are 
common. Roots and charcoal fragments are rare. 

It should be noted that the area occurs close to a transition between Glenorie and Lucas Heights soil 
landscapes and therefore transitional phases may occur and vary depending on the exact location. 

ACID SULPHATE SOILS 

The sites are identified on the adopted planning maps as low risk and unlikely to contain acid sulphate soils. 

 

2.3.4. Flora and Fauna 

The sites have been substantially cleared and consist mainly of grassed land that is currently unutilised for 
any agricultural purposes.  

Land to the south, forming the riparian lands, around the O’Hara’s Creek line and tributaries contain 
significant areas of vegetation. 

2.3.4.1. Flora (Species and Vegetation Communities) 

Assessment of existing vegetation mapping was undertaken by Eco Logical Australia and ground-truthed by 
site inspections of land subject of this proposal. Land adjacent to and surrounding the sites subject of the 
proposal was also the subject of desk top review.  

Eco Logical concludes that while the majority of the site has been substantially modified to support historical 
use as market gardens, pockets of native vegetation are present both on the site and on land adjacent and 
surrounding. The distribution of identified vegetation communities is shown in Figure 8.  

The majority of all the sites, subject of this proposal, support exotic species with the notable exception of:  

 Sporadic patches in the southern lot that contains Eucalyptus saligna (Sydney Blue Gum), including 
mature specimens and regenerating saplings. Eucalyptus saligna (Sydney Blue Gum) is a key diagnostic 
species of the Blue Gum High Forest (BGHF) listed as a critically endangered ecological community 
under the Threatened Species Conservation Act 1995 (TSC Act).  

 A small linear patch of Sydney Turpentine Ironbark Forest (STIF) located in the northern site along the 
western boundary to Derriwong Road. STIF is listed as an endangered ecological Community under the 
TSC Act.  

Land within the broader study area may also support STIF and BGHF, indicated by the presence of key 
characteristic species such as Syncarpia glomulifera (Turpentine) and Eucalyptus saligna. Refer to Figure 8.  

Despite the presence of protected vegetation communities, no individual threatened flora species were 
recorded. 

2.3.4.2. Fauna 

Eco Logical having undertaken a high level mapping assessment of vegetation combined with field validation 
determining that the site contains limited faunal habitat or foraging availability owing to:  

 Limited availability (presence) of farm dams,  canopy and hollow bearing trees recorded within the sites; 

 Limited presence of native species in the under or canopy storey layers limiting the generation of leaf 
litter and woody debris to provide faunal habitat.  

Consequently the site is unlikely to support significant permanent faunal species communities and where 
present they are likely to be highly mobile, such as threatened micro bats and birds (such as Little Eagle) 
that may utilise the area for occasional foraging and roosting.  

Notwithstanding, during the site inspection Ecological recorded one migratory species, Ardea ibis (Cattle 
Egret) foraging on the site with livestock. The species is listed under the Environmental Biodiversity 
Conservation Act 2000 as being present on the site and is common in disturbed environments. 
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Figure 8 – Distribution of Vegetation Communities (Ecological Report, November, 2015)  
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2.3.5. Bushfire 

The land is identified as being located within the vegetation buffer (100 metres and 30 metres) on Council’s 
adopted bushfire prone land planning maps (Figure 9). 

Figure 9 – Extract of Bushfire Planning Map (Source: Hills Shire Council) 
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2.3.6. Access and Movement 

2.3.6.1. Public Transport 

The sites are accessible via public transport, with regular bus services available along Old Northern Road. 
Both sites are immediately adjacent to the north bound service stop with south bound services available on 
the opposite side of Old Northern Road accessible via the pedestrian over pass or traffic controlled 
intersection. South bound services connect to Pennant Hills and Castel Hill. While north bound service 
connect to Glenorie.  

The location of bus stops along Old Northern Road in relation to the sites is shown in Figure 10. 

Figure 10 – Public Transport Connections and Routes Servicing the Sites 
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2.3.6.2. Vehicle Access 

The existing local road network currently supports the following vehicle access, egress and movements:  

 Old Northern Road/New Line Road: A two way, classified road, serving and the main vehicle 
movement route into and out of Dural and connecting the sites to Round Corner and Dural Centres.  

 Derriwong Road is a minor two way collector/local road to the west of the sites that is accessed via Old 
Northern Road. 

Figure 11 – Existing Road Network (Source: AECOM, 2016) 
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2.3.6.3. Pedestrian and Cycleway Access 

Formal pedestrian footpaths are provided along the western side of Old Northern Road, connecting the sited 
to Round Corner in the south and the Memorial Hall and Dural Public School to the north. There is currently 
no footpath provision on Derriwong Road.  

An extensive cycleway network is available, on road and off throughout the Hills extending throughout Dural 
including the sites (Figure 12). 

Figure 12 – Existing Cycle Way Routes (Source: AECOM, 2016) 

 
 

2.3.7. Social Infrastructure 

The sites are located between two (2) urban centres, Round Corner to the south and the Dural 
Neighbourhood Centre to the north. These urban centres offer a range of services including:  

 Banking institution (Commonwealth Bank Branch);  

 Post office;  

 A range of specialty retail premises; and  

 Supermarket.  

Beyond the urban, retail and commercial centres, the sites are well located with respect to local schools 
including, Dural Public School, Redfield College, The Hills Grammar and Pacific Hills Christian School. 
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2.3.8. Services and Utilities 

Preliminary investigations into the availability of services and utilities have been undertaken by AT&L 
(Appendix H) and Arup (Appendix I). The investigations identified the following:  

 Water services are available within the area to service the sites;  

 The land is not presently serviced by sewer mains, existing services south of the site will need to be 
extended (and potentially) upgraded to support the new residential development and increased density; 

 Electricity is available to the site, the utility can be upgraded to meet anticipate additional loads.  

 Gas is currently available within the area, by Jemena.  

 Telecommunications cables are currently available. 

 Owing to the current rural character of the site, there is limited formal infrastructure within the sites. Each 
is capable of gravity drainage to an adjacent street that connects to the existing Council stormwater 
system. 
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3. CURRENT PLANNING CONTROLS 
3.1. THE HILLS LOCAL ENVIRONMENTAL PLAN 2012 
The following clauses of The Hills Local Environmental Plan 2012 (THLEP 2012) are relevant to the land and 
the proposed amendments. 

3.1.1. Zoning and Land Use 

As shown in Figure 13 the site is currently zoned RU6 Transition. 

Figure 13 – Extract of LEP 2012 Zoning Map Showing Location of the Sites 
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3.1.2. Floor Space Ratio 

As shown in Figure 14 land for residential purposes is unconstrained by FSR controls, land within the B2 
Local Centre is subject to a maximum FSR of 0.5:1. 

Figure 14 – Existing FSR Planning Map 
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3.1.3. Height of Buildings 

The Height of Buildings planning map permits buildings up to 10 metres on the sites. Urban land to the south 
of the site in Round Corner Town Centre is permitted building of between 8.5 metres and 12.0metres in 
height, with the variable heights reflecting the change in land use with higher building forms up to 12 metres 
permitted on land zoned B2 Local Centre. 

Figure 15 – Existing Height of Building Map 
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3.1.4. Heritage 

The site is located within proximity five (5) identified heritage items within and immediately adjacent to the 
sites, as well as Old Northern Road extending along the eastern boundary, listed as an item of 
archaeological significance. The Planning Proposal does not seek to amend the heritage planning map. 

Figure 16 – Heritage Planning Map THLEP 2012 and HELP 2013 
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3.1.5. Minimum Lot Size 

The minimum lot size applying to the land is 2 ha (2,000m²). Land to the south of the site in Round Corner is 
permitted to be a minimum of between 600m² and 700m². Increase density, reflected in the reduction of 
minimum lots sizes to 600m² is permitted within the Round Corner Town Centre and Dural Neighbourhood 
Centres where land is zoned B2 Local Centre and B1 Neighbourhood Centre. Refer to Figure 17. 

Figure 17 – Existing Minimum Lot Size Map 
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4. THE PLANNING PROPOSAL 
This Planning Proposal has been prepared in accordance with Section 55 of the Environmental Planning and 
Assessment Act 1979 with consideration of the Department of Planning and Environment’s “A guide to 
preparing planning proposals” dated August 2016.  

The Planning Proposal is addressed in the following six (6) parts:  

 Part 1: A statement of the objectives and intended outcomes of the proposed instrument;  

 Part 2: An explanation of the provisions that are to be included in the proposed instrument;  

 Part 3: The justification for those objectives, outcomes and the process for their implementation;  

 Part 4: Mapping;  

 Part5: Details of community consultation that is to be undertaken for the planning proposal;  

 Part 6: Project Timeline. 

Discussion for each of the above parts is outlined in the following sections. 
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PART 1 – OBJECTIVES AND INTENDED OUTCOMES 
OBJECTIVES 
The primary objectives of the Planning Proposal specific to the site are as follows:  

 Rezone the land from rural to urban purposes to allow for the delivery of low density residential lots;  

 Support orderly and economic use of otherwise underutilised rural land;  

 Provide a height control that responds appropriately to the variable development forms while ensuring 
compatibility with the context the transitioning context;  

 Deliver a suitable urban layout and structure that will provide for future and logical connections with 
existing and future urban land, allowing for improved permeability;  

 Improve the access and safety of vehicle movements around the existing Dural Public School;  

 Ensure that new development is appropriate to the surrounding and likely future built form context and 
provides an acceptable transition the (new) rural edge; and  

 Ensure that the development provides an appropriate relationship to and protection of existing heritage 
items. 

INTENDED OUTCOMES 
The intended outcomes of the Planning Proposal are as follows:  

 To rezone the land from rural to urban to facilitate the delivery of increased residential density; and 

 Amend the appropriate development standard maps, for height of buildings and minimum lot size shown 
at Part 2 of this Planning Proposal.  

The intended overall outcome of the Planning Proposal is to facilitate the redevelopment of the site to 
accommodate low density residential uses which will aid in meeting housing demand and whilst also 
contributing to housing diversity within the locality.  In doing so, the proposal will contribute to the NSW State 
Government’s vision to increase the delivery of housing within proximity to existing centres aimed at 
strengthening their economic viability and growth.   
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PART 2 – EXPLANATION OF PROVISIONS 
The objectives and intended outcomes of the Planning Proposal will be achieved by amending the zoning, 
minim lot size and building height maps of THLEP 2012 as they apply to the sites, as outlined in the following 
sections. 

LAND ZONING MAP 
The proposed amendment seeks to a rezone the existing RU6 Transition zone to the R2 Low Density 
Residential zone as indicated in Figure 18. 

Figure 18 – Proposed Zoning Map 
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HEIGHT OF BUILDINGS 
Amendment of the LEP 2012 Height of Buildings Map in accordance with the proposed height map is shown 
in Figure 19, which indicates a maximum permissible 9.0 metre limit height across the site. The 9.0 metre 
height control is consistent with the adopted development standards for residential development with Round 
Corner. 

 

Figure 19 – Proposed Height of Buildings Map 
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MINIMUM LOT SIZE 
Amendment of the LEP 2012 Minimum Lot Size map in accordance with the proposed minimum lot size map 
is shown in Figure 20 is 700m². 

The proposed minimum lot size for residential subdivision is consistent with the minimum lot size adopted 
under the provision of THELP 2012 for residential land within Round Corner. 

We understand that it is in Council’s long term strategy to provide an additional east-west connection from 
Annangrove Road through to Old Northern Road. To facilitate a wider road reserve to accommodate a future 
connection, an additional clause is proposed to be added under Part 7 of THLEP to allow lots within the 
northern portion (identified as “Area C” in Figure 20 below) to have a minimum lot size of 600m². The clause 
would require that development in this area would result in more than 101 residential lots, which is the yield 
achieved based on regular road reserve widths. 

A draft clause under Part 7 is provided as follows: 

“7.12 Residential development yield on certain land in Dural 

(1) The objectives of this clause are as follows: 

(a) to facilitate the provision of a road reserve to accommodate future road networks, 

(b) to ensure development does not place an unreasonable burden on the provision of 
services, facilities and infrastructure in the area to which this clause applies. 

(2) This clause applies to land identified as “Area C” on the Key Sites Map. 

(3) The consent authority may consent to the subdivision of land to provide a maximum of 101 
residential lots. 

(4) Development consent must not be granted to the subdivision of land to which this clause 
applies if the development has minimum lot sizes of less than 600m².” 

Figure 20 – Proposed Minimum Lot Size Map 

 
  

Area C 
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PART 3 – JUSTIFICATION FOR THE PLANNING PROPOSAL 
SECTION A – NEED FOR A PLANNING PROPOSAL 
Is the Planning Proposal a result of any strategic study or report? 

No. The Planning Proposal is a proponent initiated change that responds to the outcomes of a market 
analysis of the area undertaken by Urbis (Economics and Market Research) that identified:  

 Existing and continued demand for residential properties including: 

 Existing and continued demand for smaller lots, including townhouses and larger apartments by 
existing residents looking to “down size” from acreage who do not want to leave the Dural area; and 

 Demand for larger lots in areas outside Kellyville and Castle Hill, due to lower market entry prices. 

A comprehensive urban design study (Appendix A) has been undertaken to support this Planning Proposal 
and provides context to the proposal including future connectivity with surrounding land in terms of land use 
zoning as well as urban form, connectivity and layout (i.e. precinct structure planning)  

In preparing this Planning Proposal, alternate development options have been examined and tested in 
regards to the layout of the street network and built form to ensure that future development is appropriate to 
the context of the site and the locality. This is addressed in Section C of this Planning Proposal and 
Appendix A containing the Urban Design Report. Urban form and layout has been developed to respond, 
where possible, to site constraints including bushfire, ecology (flora and fauna) and heritage. The Planning 
Proposal is also supported by a Traffic Impact Assessment was prepared by AECOM Consultants 
(Appendix C). 

The Planning Proposal details how amendments to the current controls of THLEP 2012 can be realised with 
minimal adverse environmental impacts. 

Is the Planning Proposal the best means for achieving the objectives or 
intended outcomes or is there a better way? 

A Planning Proposal is the most appropriate mechanism of achieving a rezoning of the land from rural to 
urban. There is no other alternative that would permit the residential uses with proposed lot size and building 
height. 

SECTION B – RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK 
Is the Planning Proposal consistent with the objectives and actions of the 
applicable regional or subregional strategy? 

In December 2014 the NSW Government published A Plan for Growing Sydney. Consistency with A Plan for 
Growing Sydney and the directions for the West Central Subregion is discussed below. 

A PLAN FOR GROWING SYDNEY (2034) 

A “Plan for Growing Sydney” sets the high level strategic vision to guide the development of the Sydney 
Metropolitan Region. The plan is framed around Key Directions and Actions to inform productivity, 
environmental management and liveability (Refer to Figure 1).  

Dural is located in the northwest of the Metropolitan Region and is identified on the high level strategy map 
as forming part of the “Metropolitan Rural Area” approximately 3 kilometres from the “Metropolitan Urban 
Area”.  

Despite the location of the sites beyond the urban fringe, recent gateway and development approvals on 
land to north and south of the sites are contributing to transition in the nature, density and scale of 
development. The cumulative outcome of the recent approvals will extend the urban fringe and contribute to 
the increasingly urbanised character of the area.  

The site, while not specifically identified in the metropolitan strategy, A Plan for Growing Sydney, it is located 
within proximity to strategic growth centres and corridors including Rouse Hill, Castle Hill and Hornsby. The 
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proposal to rezone land within the immediate proximity to the urban fringe would support key directions and 
actions of the metropolitan plan as outlined in Table 2. 

Table 2 – Consideration of the Planning Proposal against the relevant directions and actions  

Direction / Action Comment / Consistency 

Goal 1: Sydney’s Competitive Economy 

Direction 1.10: Plan for education 

and health services to meeting 

Sydney’s growing needs. 

The Planning Proposal seeks to rezone the land for residential 

purposes in a location proximate to a number of existing and planned 

health and education facilities. These facilities are located within Dural 

Neighbourhood Centre and Round Corner as outlined in Section 2.3.7.   

Action 1.11.3: Undertake long 

term planning for social 

infrastructure to support growing 

communities. 

The indicative subdivision plan allows for future open space to be co-

located with compatible land uses including the existing school and 

public hall to support a range of future recreational opportunities for a 

broad cross section of the community (existing and future). 

Goal 2: A City of housing choice, with homes that meet our needs and lifestyles; Sydney’s Housing 

Choice 

Direction 2.1: Accelerate housing 

supply across Sydney to deliver 

664,000 new dwellings by 2031. 

Action 2.1.1: Accelerate housing 

supply and local housing choices 

Dural, while currently located with the Metropolitan Rural Area, is 

located only 1.6 kilometres north of urban zoned land and 3km from 

the metropolitan urban fringe. 

The social demographic of Dural is families and over 55’s. Strategic 
housing and economic investigation demonstrates a demand for 

smaller housing lots driven by relative affordability for young families 

as well as demand generated by “empty nesters” and retirees looking 
to remain in the “village” like area but wanting to down size from 2 
hectare properties.  

The proposal is consistent with current demand for an alternate 

housing product within a homogenous supply environment combined 

with planning for long term growth up to 20 years in the future. 

Direction 2.3: Improve housing 

choice to suit different needs and 

lifestyles.  

Action 2.3.1 Require Local 

Housing Strategies to Plan for 

range of housing types. 

This proponent initiated Planning Proposal has examined local 

demographics and market demand to determine the need and desire 

of existing and future residents to provide for housing supply and 

choice. 

In particular the proposal will facilitate the delivery of smaller land 

holdings within a desirable location to support couples, families 

looking to upscale (i.e. 2nd or 3rd time buyers) who cannot afford to 

purchase in strategic growth centres and need larger family lots and 

older residents looking to downsize from 2 ha holdings and age in 

place. The delivery of an “in between” residential product would 
support the 50 per cent of the aging population would prefer to remain 

within their existing community while allowing for housing choice to 

provide “Universal Housing” allowing aging in place. 
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Direction / Action Comment / Consistency 

Goal 4: Sydney’s sustainable and resilient environment 

Direction 4.1: Protect our natural 

environment and biodiversity.  

Action 4.1.1: Protect and deliver a 

network of high conservation value 

land by investing in green corridors 

and protecting native vegetation 

and biodiversity.   

The sites have been substantially cleared of vegetation. An extensive 

vegetation corridor (located outside the site boundaries) is located to 

the south/southwest and follows the O’Hara Creek Line.  

An ecological assessment of the land and surrounds has been 

undertaken and identified the presence of endangered and threatened 

flora communities within the sites.  

The current concept plan for development of the southern site will 

require the removal of the identified flora community. Assessment of 

their condition by ELA has concluded, the surveyed species are in a 

poor condition and highly fragmented.  

Notwithstanding this, the species may be present throughout the 

extensive vegetation corridor located to the south/southwest that will 

not be affected by the proposal. Detailed consideration of the potential 

for environmental impact is considered in Part 3, Section C of this 

Proposal and the attached ELA report. It is considered that there are 

alternatives that may overcome the potential for adverse impacts. 

Action 4.1.2: Prepare a strategic 

framework for the metropolitan 

rural area to enhance and protect 

its broad range of environmental, 

economic and social assets. 

The land is located within an “Agricultural cluster” as depicted on 
Figure 25 of APFGS.  

The Planning Proposal is not considered to result in a loss of 

commercially viable or productive agricultural land. Surrounding land 

uses are predominantly urban in nature including local centres to north 

and south providing services such as educational establishments and 

retail and commercial operations. The nature of the surrounding uses 

compromise its ability to be utilised for agricultural purposes. Rezoning 

the land from rural to urban purposes may provide for the following:  

 Boost the economy and support the growth of Round Corner and 

Dural Centres; and 

 Improve access to Dural Public School. 

Direction 4.2: Building Sydney’s 
resilience to natural hazards.  

Action 4.2.3: Map Natural Hazard 

Risks to inform land use planning 

decisions. 

The Planning Proposal has been informed by mapping of local 

constraints and opportunities including ecological characteristics, 

flooding and fire hazard.  

As discussed in Part 3, Section C of this Planning Proposal, 

investigations conclude that existing environmental sensitivities can be 

appropriately and adequately managed to ensure suitability of the land 

for residential purposes. 
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West Central District 

The Hills LGA forms part of the West Central District that provides for contained growth of Sydney Region. 
The Metropolitan Plan has identified that the West Central Subregion will be the focus of significant 
infrastructure, including the extension of the rail network.  

The West Central District is anticipated to experience population growth of approximately 1.9 per cent to 
2031, 0.3 per cent above the average of the Sydney Metropolitan Region. Of this growth 3.5 per cent will be 
persons aged over 65 years of age, double the current population proportion. The highest anticipated growth 
by household type is lone person households reflecting 2.6 per cent.  

The priorities of the Subregion are generally focused on delivering priority precincts. While the subject land is 
located outside these precincts, the proposal will play a role in delivering housing and diversity of housing 
stock within an otherwise homogenous residential area.  

Priority Statement: Accelerate housing supply and choice through the identification of suitable land for 
housing and employment growth coordinated with infrastructure.  

Response: The Planning Proposal will provide for the delivery of additional housing. The delivery of housing 
in this location will respond to a measured market demand for smaller lifestyle lots (i.e. below 2 hectares) 
allowing for existing residents to down size or growing families an affordable residential lot within the peri-
urban setting with access to schools, village centres and public transport connections. 

Is the Planning Proposal consistent with the local Council’s community 
strategic plan, or other local strategic plan? 

The Hills Local Strategy (2008) 

The Hills Local Strategy is underpinned by a series of eight (8) Directions Papers, each containing key 
directions for achieving the developmental goals of the Shire. The consistency of the proposal against each 
of the relevant actions of the Directions Papers has been considered in the following sections. 

The Hills Residential Directions (2008) 

The Hills Residential Directions Paper was adopted on 10 June 2008 to inform the development of The Hills 
LEP 2012. The Directions Strategy is based on four (4) key directions, including:  

 Accommodating Population Growth;  

 Respond to changing housing needs;  

 Provide a sustainable living environment; and  

 Facilitate quality housing outcomes.  

The Directions Paper recognises that achieving the key directions (or goals) is a challenge due to the 
following:  

 Maintaining the “garden” image of the Hills Shire while delivering housing mix and providing affordability 
(delivering a homogenous housing stock to provide large garden settings);  

 Encouraging timely delivery of residential development;  

 Accommodating an aging population;  

 Fostering and maintaining a safe and secure communities; and  

 Balancing urban growth with the preservation of ecological and environmental objectives.  

The aims and objectives of the Residential Directions Paper align with the former Metropolitan Plan for 
Sydney and Northwest Subregional Strategy. The Discussion Paper examined the outcomes of the previous 
Residential Development Strategy 1997, which introduced residential density uplift across 16 target sites and 
adopted a “Residential Structure Plan” to support the delivery of new and intensified residential development 
(refer to Figure 20).  

The subject sites of the Planning Proposal are located in the north of The Hills LGA and are identified as 
“rural land” within close proximity and between urban zoned centres including of Round Corner Town Centre 
(including residential zoned land) and Dural Neighbourhood Centre.  
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In 2008, residential growth priorities focused on development within established urban areas (centres).  
Development focuses were predominantly aimed at delivering apartments within Baulkham Hills, Castle Hills 
and Carlingford. At this time there was a slow take up on the opportunity to develop “townhouses” in Dural, 
including land within the town centre of Round Corner. The paper concluded that one of the key challenges 
in facilitating higher density development within this form of development had been access to jobs, transport 
and facilities.  

Notably in the intervening eight (8) years since the paper was adopted by Council, published demand trends 
have significantly altered, with Urbis’ market analysis indicating a significant increase in the demand for town 
house and smaller lot style residential development within the area. Consequently, despite the status of this 
strategic vision paper the directions are inconsistent with current market demand. 

Figure 21 – Residential Structure Plan (Source: The Hills Residential Discussion Paper, 2008) 

  

 

Despite inconsistency between these older strategies and the current market demand assessment, the 
proposal has been considered against the relevant key directions of the Hills Residential Directions Paper, 
concluding the following;  
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Key Direction 2.1.2: Housing Needs: As demonstrated in the urban design report (Appendix A) careful site 
planning has considered the potential interface issues combined with massing and scale to ensure 
compatibility with the peri-urban/fringe locations of the sites. The proposed R2 Low Density Residential land 
will accommodate development of a scale subordinate to the rural aesthetic of the locality.    

Whilst it is acknowledge that the development will contribute to an extension of the metropolitan boundary 
into current rural land, the sites and their immediate surrounds are bookended by current urban zoned 
centres that have been the focus of recent approvals to expand their capacity. It is therefore considered that 
the “infill” of this area reflects a logical extension of existing urban areas on land that has otherwise been 
deemed unsuitable for meaningful agricultural purpose.  

Key Direction 2.1.3 and 2.2.1: Housing Diversity and Affordability: The proposal will deliver greater housing 
diversity within market that currently presents a largely homogenous housing offering. There is also limited 
land for development, with ABS statistics indicating that there has been marginal increase in land availability 
in the past 10 years due to limited supply. Residents looking to down size are required to relocate to 
urbanised areas where prices are rapidly escalating and where market re-entry is competitive.  

The proposal will deliver a desirable product that aims to fill a current market “gap”.  A market analysis of 
demand for residential properties by type has been undertaken by Urbis (Appendix B) and concludes that 
there is demand for new residential land in the area. 

The Hills Scenic Directions Paper 

 

The Hills Centres Direction Paper provides overall strategic context for the planning and management of the 
development and growth of centres within the Hills Shire to 2031. The residential proposal will support the 
viability commercial growth within existing centres, in addition to recent significance applications discussed 
below.   

The sites are located between two (2) nearby centres identified in the Discussion Paper, Round Corner to 
the south identified as a “Town Centre” and “Dural” to the north, identified as a neighbourhood/rural centre. 
Under the THLEP 2012, the centres are zoned B2 Local Centre and B1 Neighbourhood Centre, respectively.  

The relevant outcomes of the discussion paper in relation to the sites and surrounding locality include:  

 A recommendation to restrict rezoning or expansion of the Dural Centre (north of the site) due to the 
potential for impact on the primacy of Round Corner; and  

 Identification of limited growth demand for the retail centres of Round Corner or Dural, to specialty retail 
outlets.  

Notwithstanding, in the intervening eight (8) years to 2016 the residential market and demand for increased 
density has grown and The Hills Council have supported the following significant applications that have 
altered retail opportunities within the locality:  

 Cascades: 636 Old Northern Road, Dural that will deliver 17 residential apartments, 5,421m² of gross 
leasable floor area containing a mix  of business, shops, medical, restaurants, cafes, child care centre 
and recreation space.  

 Planning Proposal:  488-494 Old Northern Road, Dural - Rezoning from RU6 Transition to part B2 
Local Centre & part R3 Medium Density Residential & that a floor space ratio standard of 0.75:1 be 
implemented over the land zoned B2. Approved at gateway.  

The planning proposal does not include a commercial component, rather it is envisaged that the future 
residential population will support the viability of existing and planned retail activity in the locality.     

Environmental AND Leisure Directions Paper 

The Environmental and Leisure Directions Paper sets a framework of six (6) key directions for achieving 
Council’s desired approach to the planning, protection and management of the Shire’s environment and 
leisure spaces (private and public). These include:  

1. Protecting and managing the Shire’s environment and leisure spaces.  

2. Providing high quality spaces for community recreation and enjoyment. 

3. Improving the accessibility and connectivity of environment and leisure spaces.  
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4. Providing for public domain spaces that encourage community interaction. 

5. Conserving the Shire’s unique diversity of plants and animals. 

6. Protecting Aboriginal cultural heritage. 

The Planning Proposal is considered to deliver outcomes consistent with Council’s policy direction for the 
delivery and preservation of open space, in particular the envisaged urban form and layout of the each land 
parcel has achieved the following:  

 Preservation of heritage items and curtilage combined with adequate separation to moderate any 
potential interface impacts;  

 Consideration of the broader context and connectivity to adjoining land, in particular land to the south 
forming part of a O’Hara Creek riparian corridor;  

 Delivery of high quality open spaces with respect to size, configuration, access and context. 

Waterways Directions  

The Waterways Direction is built around three (3) priorities for achieving, protection, management and 
maintenance of the Shire’s waterways. These include:  

1. Effective Stormwater Planning;  

2. Effective Stormwater Management; and  

3. Management of Natural Waterways. 

Future development of the land is capable of achieving consistency with the strategic aims and directions of 
the Waterways Policy. The sites are capable of connections to existing stormwater infrastructure and water 
sensitive urban design (WSUD) elements would be developed and implemented at DA stage following the 
Planning Proposal process.  

O’Hara’s Creek is located to the south, south-west of the sites. The land subject of this proposal is outside 
the riparian corridor and as such is unlikely to have a direct influence on water quality or protection. 
Notwithstanding this, as outlined above it is envisaged that WSUD elements would be implemented as part 
of any future development, contributing to reduced nutrient and sediment loads of water reaching the natural 
and manmade water system.  

Consideration of stormwater capacity and connections of the land to existing infrastructure has been 
undertaken and is discussed in detail in Part C of this proposal. The resolution of preliminary investigations is 
that the land is capable of being serviced. 

Rural Lands Strategy (2003) 

The Rural Lands Strategy provides a strategic framework for the Shire’s rural lands to, amongst other 
objectives achieve the following:  

 Protect and enhance the existing and future rural economy – including employment and future 
investment opportunities;  

 Avoid land use conflict; and  

 Respond to social needs and preserve social values of the rural community.  

The Planning Proposal seeks to transform the land from rural to urban land. In considering the consistency 
of the proposal against this strategy regard has been given to the implications of pending or recently 
approved application and proposals for urban development within the immediate locality, including: 

 South Dural Planning Proposal: Approved at Gateway, supporting the rezoning of rural to urban land and 
the potential delivery of 2,900 dwellings and 3,000m² non-residential floor space;  

 Dural Service Centre Planning Proposal: Supported by Hornsby Council and proposing rezoning that 
south of the existing Dural Business Park from IN2 Light Industrial to B2 Local Centre. The Planning 
Proposal, if approved, will facilitate the delivery of a new shopping centre anchored by a supermarket, 
retention of bulky goods retailing, medical centre and commercial space;  
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 Rezoning of on 488 – 494 Old Northern Road, Dural by the Hills Shire, to increase residential density to 
R3 Medium Density and expand the B2 Local Centre (Round Corner);  

 Approval of the Cascades development to the north of the site, expanding the service and retail offerings 
in the Dural Neighbourhood Centre; and  

 Planning Proposal for the former timber yards at Nos. 582  and 582A Old Northern Road, Dural for 
medium density residential (pending support from Council) 

It is evident from both the number and nature of uses sought across the various proposal and applications 
that the character of the area is transforming. The subject sites are bookended by the two (2) centres of 
Dural to the north and Round Corner to the south and reflect a logical extension to the urban fringe.  

The land is not currently and has not in recent years been utilised for agricultural purposes and its proximity 
to Round Corner and other urban activities make it unsuitable for agriculture use due to the potential for land 
use conflict associated with noise, odour, dust and the like.  

Accordingly, the Planning Proposal reflects a logical extension of existing urban land that does not contribute 
to or cause a loss of viable agricultural land or undermine the objectives of the Rural Lands Strategy. 

Is the Planning Proposal consistent with applicable state environmental 
planning policies? 

The Planning Proposal is consistent with all relevant state environmental planning policies (SEPPs) as 
assessed in Table 3 below. 

Table 3 – Consideration of relevant state planning instruments 

Policy Consistency 

State Environmental Planning 

Policy No. 55 – Remediation 

of Land 

A preliminary site investigation has been undertaken for all lots the subject 

of this Planning Proposal that concludes while the presence of 

contaminants have been detected, all sites  are capable of being made 

suitable for their intended future purpose. Refer to Appendix G.   

State Environmental Planning 

Policy (Infrastructure) 2007 

The following provisions of ISEPP are relevant:  

 Old Northern Road is an RMS controlled road. The proposed 

amendment will require new intersections to be constructed to facilitate 

access and permeability; these are discussed and assessed for future 

performance in the Traffic and Transport Report prepared by AECOM 

(Appendix C). 

 Design measures can be incorporated to mitigate potential road traffic 

noise impacts, as discussed in Section C and the Acoustic Report 

Prepared by WSP Parsons Brinkerhoff (Appendix L).  

Future development envisaged by the Planning Proposal is capable of 

complying with the relevant provisions of the ISEPP. 

State Environmental Planning 

Policy (Rural Lands) 2008 

Baulkham Hills, now known as The Hills Shire Council is listed under 

clause 4 as land to which the SEPP applies.  

The proposal seeks to rezone existing rural lands to allow for urban 

purposes. In this regard, as the Planning Proposal is a request to amend a 

LEP, the application should demonstrate consistency with Part 2 clause 7 

Rural Planning Policies. Notwithstanding the implicit loss of rural lands as a 

consequence of the planning proposal, the LEP amendment demonstrates 

consistency with the principles of the SEPP on the basis of the following:  

(a) The land is not currently used and has not been used in recent 
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Policy Consistency 

years for agricultural purposes. The current land use and zoning of 

surrounding land fragments these holdings from other areas of agricultural 

land to the north. Furthermore the landholdings are effectively bookended 

by urban purposes that further limit the viability of land for any agricultural 

purpose due to the inherent potential for land use conflicts. 

(b) As noted above, the land is fragmented from extensive areas of 

agricultural land to the north and primarily serves as large rural lifestyle lot 

or is undeveloped/unoccupied vacant land. Despite demands in the region 

for some smaller hobby farms, the land is not currently used for agricultural 

purposes.  

(c) As noted above the land is not used for rural purposes and therefore 

provides no social or economic value in its current state.  

(d) The Planning Proposal has taken into account the natural, 

ecological and biodiversity characteristics of the land and responded with 

appropriate zones and lots sizes to manage environmental sensitivities.  

(e) The land is presently zoned RU6 Transition and is located 

immediately north of the urban fringe. Proximity to land uses such as petrol 

stations and commercial developments results in an unfavourable rural 

lifestyle image.  

(f) Necessary services, utilities and infrastructure will be extended and 

augmented to provide for the increased density.  

The land is not presently utilised for agricultural purposes and is not 

identified in schedule 2 as being “state significant agricultural land”. 

Sydney Regional Plan No. 20 

– Hawkesbury Nepean River 

(No. 2 – 1997) 

Baulkham Hills, now known as The Hills Shire Council is listed under 

clause 2 as land to which the SREP applies.  

The Nepean River is to the southwest of Dural in the lower catchment of 

the Hawkesbury River that divides to form the Nepean and Grose Rivers. 

The proposal has been considered against the relevant key principles as 

follows:   

 There are no rivers, streams or wetlands present on the sites and the 

future development is considered unlikely to have direct or significant 

impact on the river and aquatic health.  

 The rezoning and future development is capable of managing water 

quality and quantity.  

 The Planning Proposal and envisaged future development has sought to 

protect and integrate local heritage items into the future urban layout.  

 The sites have been disturbed by former agricultural activity or land 

clearing and currently only support sporadic and highly fragmented 

vegetation patches that have limited structural complexity and no habitat 

value. Despite flora species being identified as part of an endangered 

ecological community, they have limited capability of being connected to 
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Policy Consistency 

other more significant corridors of vegetation to the south west. 

 The sites and adjacent land within the immediate context is not utilised 

for any significant agricultural purpose. The context of the site is 

increasing urbanised character with Round Corner to the south and the 

increasing local centre to the north that would further restrict the use of 

the land for any agricultural purpose.  

 The proposal includes the provision of local open space and recreation 

facilities to support new and existing residents. 

 The Planning Proposal will facilitate the delivery approximately 176 low 

density residential lots. Preliminary servicing investigations have been 

undertaken to support the delivery of sewer to the area, it is not intended 

to provide onsite effluent disposal. A total water cycle management plan 

can be developed at DA stage.  

The future redevelopment of the land (following rezoning) is unlikely to 

have an adverse impact on water quality within the catchment. The future 

subdivision pattern and dwellings across the site will be designed in an 

appropriate manner to ensure the preservation of water quality, including 

the delivery of WSUD to ensure appropriate water quality can be achieved 

within subdivision design. 

 

Is the Planning Proposal consistent with applicable ministerial directions? 

The following Ministerial Directions are considered applicable: 

Table 4 – Consideration of relevant Section 117 directions 

Direction Consistency 

1.Employment Resources 

1.2 Rural Zones No. The proposal seeks to rezone existing rural land within an LGA listed under clause 

(2) (b) of the Ministerial Direction. Notwithstanding, the proposal is not inconsistent 

with the objective of the direction to protect land of value to agricultural production.  

The subject land is not used for agricultural purposes, nor is land within close proximity 

to the subject sites. Therefore there is limited potential for the introduction of rural land 

use conflict resulting from the proposal. The land is located within close proximity of 

existing urban land used for residential, commercial/retail and educational land uses. 

The proximity to urban uses combined with the fragmented nature of the land 

ownership and lot size is inconsistent with agricultural production.  

Despite the loss of agricultural farm land, the rezoning of the site for residential 

subdivision and development can be justified as future agricultural land uses are 

unlikely to generate a sufficient return to warrant future investment in agricultural 

enterprises on the subject land (refer to Appendix C for further discussion). 

The Planning Proposal reflects a logical extension of the urban zone from Round 

Corner in the south to the Dural Neighbourhood Centre in the north.  
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Direction Consistency 

1.5 Rural Lands No. Notwithstanding the inconsistency of the proposal with the Direction, the proposal 

is not inconsistent with the objectives of the zone to:  

(a) Protect the agricultural production value of rural land;  

(b) Facilitate orderly and economic development of rural lands for rural and related 

purposes.  

As outlined above and throughout the Planning Proposal the land and immediately 

surrounding lands are not used for any rural or agricultural purpose. Furthermore the 

subjects land’s proximity to urban land uses makes it unsuitable for any such rural 
endeavour due to potential land use conflicts. The changing residential and 

commercial character of surrounding land to the north and south further supports the 

logical potential for rezoning the sites. 

2.Environment and Heritage 

2.3 Heritage 

Conservation 

Yes. The Planning Proposal is consistent with the Ministerial Directions and does not 

seek to remove existing provisions to protect items of environmental heritage. 

3.Housing, Infrastructure and Urban Development 

3.1 Residential 

Zones 

Yes. The Planning Proposal is consistent with the Ministerial Directions relating to 

Residential zones, aiming to improve housing choice within the Dural area and deliver 

services and infrastructure to support the same. 

3.3 Home 

Occupations 

Yes. The proposed residential zoning will permit home occupations to be carried out in 

dwelling houses without the need for development consent. 

3.4 Integrating 

Land Use and 

Transport 

Yes. The Planning Proposal to create new urban land is consistent with the Ministerial 

Direction. A detailed Urban Design Study has been prepared and provides an 

appropriate urban structure and form that is close to public transport routes along Old 

Northern Road and is located adjacent to an existing town centre. All future residents 

are located within a 400m walking catchment of bus stops along Old Northern Road 

that connect to large urban centres such as Castle Hill. 

4.Hazard and Risk 

4.4 Planning for 

Bushfire Protection 

Yes. The Planning Proposal is consistent with the Ministerial Directions. Future 

development is capable of achieving adequate protection in accordance with the 

guidelines Planning for Bushfire Protection. A detailed bushfire assessment has been 

undertaken and is provided at Appendix E. 

6.Local Plan Making 

6.1 Approval and 

Referral 

Requirements 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 

6.2 Reserving 

Land for Public 

Purpose 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 
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Direction Consistency 

6.3 Site Specific 

Provisions 

Yes. The Planning Proposal is consistent with the Ministerial Directions. 

7.Metropolitan Planning 

7.1 Implementation 

of A Plan for 

Growing Sydney 

Yes. The Planning Proposal is consistent with the Ministerial Directions. Refer to Table 

2. 

 

SECTION C – ENVIRONMENTAL, SOCIAL AND ECONOMIC FRAMEWORK 
Is there any likelihood that critical habitat or threatened species, populations 
or ecological communities, or their habitats, will be adversely affected as a 
result of the proposal? 

Eco Logical Australia (ELA) undertook a flora and fauna assessment of the site and broader locality to 
determine the likelihood, presence and absence of critical habitat, threatened species or populations or 
ecological communities or their habitats.  

The ecological assessment was based on preliminary desktop searches and follow-up site surveys the 
confirmed the presence of the following:  

 Two (2) threatened ecological flora communities were identified, including:  

 Blue Gum High Forest, listed a critically endangered under the Threatened Species Conservation 
Act 1993 (TSC Act); and 

 Turpentine Ironbark Forest, listed as endangered under the TSC Act.  

 One (1) potential threatened flora species, Epacris purpurascens var. purpurascens was identified as 
being present.  

 The potential for the following fauna species to be present:  

 Highly mobile micro bats and bird species; and  

 The potential presence within the study area of a threatened invertebrate Pommerhelix duralensis 
(Dural land snail)  

Vegetation, communities and flora species  

The distribution of the two (2) ecological vegetation communities, combined with broader vegetation mapping 
for the sites and the broader locality is shown in Figure 8.  

It is evident from the vegetation map that the surveyed areas of ecological sensitivity are small patches that 
are highly fragmented and located within large and expansive areas of highly modified and altered 
landscapes dominated by exotic vegetation species. ELA has concluded that both EECs surveyed on site 
are in “poor condition”.  

The Planning Proposal and future redevelopment of the land may impact on these communities requiring the 
removal of the mature and regenerating Eucalyptus saligna (Blue Gum) trees and removal of two (2) mature 
Eucalyptus pilularis (Blackbutt) both a key diagnostic species of the Blue Gum High Forest, listed under the 
TSC Act. Notably the size (<1 ha) and quality of these vegetation patches excludes them from qualification 
for protection under the Environmental Protection and Biodiversity Act 1999.  

Notwithstanding the above, as TSC Act listed species, the trees have been mapped as “high constraints” by 
ELA (refer to Appendix D) and prior to their removal a test of significance will need to be undertaken to 
determine the scope of impact of development on the vegetation community.  

ELA have indicated that there is potential for the Blue Gum High Forest Community to be more wide spread 
throughout the locality that may have the potential to mitigate any loss of the highly degraded and 
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fragmented patches on the sites. This would be the subject of further targeted studies at DA stage, to 
confirm the presence and extent of the community in the area and the completion of a seven part test to 
determine significance. In the event that the preferred design layout cannot be implemented, design 
alternatives may be explored as well as opportunities to transplant trees or collect, seeds to support 
revegetation elsewhere within the immediate area.   

The potential impact has feasible alternatives that may be explored at DA stage. 

Fauna and flora habitat  

Based on the ELA assessment (Appendix D) the potential for the rezoning and future redevelopment to 
adversely affect fauna species is considered low, owing to the limited habitat value of the site.  

ELAs survey of the site identified extensive and dominant presence of exotic flora species combined with a 
lack of structural complexity within the vegetation surveyed (i.e. no canopy, mid and ground cover storey) 
reducing the availability of faunal habitat in the form of hollow bearing trees, leaf litter and woody debris.  

Fauna identified as present or likely to be present by ELA is unlikely to be adversely affected by the 
proposal, on the basis of the following:  

 the site does not contain forest habitat to support the presence of the Pommerhelix duralensis (Dural 
land snail) and it is therefore considered unlikely to be present within the sites;  

 A migratory species, Adrea ibis (Cattle egret) was surveyed as being present on the site. However, the 
species is common to disturbed environments and similar habitat is exists within proximity to the site that 
will not be disturbed as a result of the proposal;  

 Dewatering of the existing dam may encounter fauna species (not surveyed at the time of the ELA 
inspection). Potential impacts can be mitigated at DA/construction stage with the preparation of a pre-
clearing fauna management plan;  

 Roosting or foraging by highly mobile micro bats and birds is potentially limited by the significantly low 
number of trees present on the site. Particularly when viewed in the context of the large expanse of 
continuous trees and habitat to the south and southwest of the site along O’Hara Creek. 

It is reasonable to conclude that where the potential for impact has been identified that there are suitable 
means and options for managing and potentially overcoming the effects of future redevelopment. 

Are there any other likely environmental effects as a result of the Planning 
Proposal and how are they proposed to be managed? 

The preparation of the Planning Proposal to rezone the land has considered the potential effects of the 
proposal on the following environmental matters:  

 Urban Design and Built Form;  

 Land use interfaces; 

 Heritage;  

 Traffic and Transport 

 Water Quality;  

 Bushfire; and  

 Site Contamination. 

Urban design, layout and form 

An Urban Design Report has prepared by Urbis and provided in Appendix A which identifies: 

 A future potential urban layout and form, including street network and subdivision pattern;  

 Building footprint, public domain areas and pedestrian/cycle linkages; 

 Proposed building mass and heights; and  

 Street setbacks.  
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The detailed Urban Design Report outlines the design approach to the development at precinct and 
development site level to demonstrate the capability of the site and the potential connectivity to and 
consistency with the broader area.  

The residential subdivision plan responds to the existing site context, in addition to facilitating future 
connections within the sites and to surrounding sites. As detailed below, the subdivisional plan and 
landscaping treatments have been designed to ensure high levels of future residential amenity. Traffic noise 
associated with Old Northern Road will be moderated through generous setbacks and landscape buffers. 
The layout plans have been developed to respond to adjacent heritage items through the establishment of 
generous curtilage. 

Figure 22 – Indicative subdivision plans  

 

 

 
Picture 3 – Northern Site  Picture 4 – Southern Site 

 

Street layout / network 

Local street patterns and block size (width and length) are determinates of liveability. Despite the peri urban 
nature of the locality a typical urban layout and block length and width has been adopted to encourage 
pedestrian movement (in particular to promote use and access to the public transport routes along Old 
Northern Road). Street widths and frontage depths have been based on the prevailing pattern of 
development through The Hills that seeks to reinforce feelings of open landscaped settings.   

Site specific factors that have influenced the urban form and street layout include:  

 Utilise, where possible, the road network to establish a suitable separation from bushfire sources (i.e. 
provide a ring road); 

 Access to sites provided from Derriwong Road, limiting the number of new crossings onto Old Northern 
Road;  

 Achieve a logical street network to limit the number of residential battle-axe blocks.   

 Provide logical and effective connections to the existing road network and where possible enhance 
access and operation of intersections through upgrades;  
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 Achieve a flexible and adaptable road layout that will support future extension and integration of adjacent 
land holdings between sites and further to the south;  

 Allow for future road connections between lots to limit cul-de-sacs; 

 Enhance safety and access around Dural Public School;  

 Promote safety, accessibility and connectivity of all road users.  

The outcome of these design drivers can be seen in the envisaged urban layout shown in Figures 26 and 30, 
contained in the urban design report provide at Appendix A.  

The following street widths have been adopted to reinforce street hierarchy:  

 Main Road: 32m; and  

 Local Collector Roads: 20 metres; and  

 Residential Streets: 16 metres. 

Building heights 

The proposed nine (9) metre building height retains and reinforces the local character of existing low density 
housing within the adjacent urban areas. 

Setbacks 

The urban layout has been developed to achieve future setbacks consistent with Council’s DCP and the 
prevailing urban context. In this regard, the following setbacks can be achieved:  

 Old Northern Road: 14 metres to road verge  

 All other streets: 6 metres.  

The most visible elements of any future development will be those along Old Northern Road. Of particular 
relevance to the Southern Site, the layout has been established to ensure a generous setback can be 
achieved for lots abutting Old Northern Road. Generous setbacks can accommodate tree planting and 
landscaped mounding, as indicated in Figure 23, to ensure appropriate screening of the development in 
addition to enhancing residential acoustic amenity. 

Figure 23 – Section through Southern site 
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Heritage 

As outlined in Section 1, Old Northern Road forms the LGA boundary between The Hills Shire and Hornsby 
Council. Accordingly the sites are located within proximity to environmental heritage items listed under 
THLEP 2012 and the Hornsby Local Environmental Plan 2013 (HLEP 2013) as indicated in the heritage map 
extract at Figure 24. The proposal will facilitate built forms and heights of similar scales to adjacent and 
nearby heritage items, aiding in the retention of the existing visual character of the locality and the spatial 
relationship of buildings. 

Figure 24 – Extract of THLEP 2012 Heritage Map (Source: Urbis, 2016) 

 
 

A Heritage Impact Statement (HIS), prepared by Urbis (Heritage) (Appendix F) has considered the 
relationship of future built form of the land and relevant heritage items. The HIS addresses all heritage items 
within proximity to the site, shown in Figure 24 and summarised by LGA in Table 5.   

Table 5 – Summary of Heritage items by LGA 

The Hills Shire Hornsby Council 

Item: 86: The Dural Soldiers Memorial, located at 

604 Old Northern Road 

Item 348: Dwelling, located at 857 Old Northern Road 

Item: 85: Dwelling, located at, located at 600A Old 

Northern Road 

Item 349: Dwellings located at 873 Old Northern 

Road, Dural 

Item 81: Uniting Church Cemetery, Derriwong 

Road 

Item 448: Street Trees located along the eastern side 

of Old Northern Road. 

Item A12 (Archaeological item): Old Northern 

Road, between Dural and Wiseman’s Ferry. 
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The potential for impact arising from the rezoning or future development on items located on the opposite 
side of Old Northern Road in the Hornsby LGA is limited due to the separation and distance provided by Old 
Northern Road. Equally, the rezoning and future redevelopment is considered unlikely to have direct or 
indirect impacts on the heritage value, context or setting of the cemetery located on the south-western side 
of Derriwong Road (Item I81, in Figure 25).  

Accordingly the assessment of potential impact has focused on those items listed under The Hills LEP 2012 
located within the immediate vicinity of the site. In particular the following 

 Item 85, Dwelling: a weatherboard cottage (circa 1880 – 1900) constructed on the former “Tuckwell” 
land grant. The house and curtilage, despite significant degradation, have been assessed as having 
historical, associative and representative significant under the NSW Assessing for Significant Guidelines 
(2001). Refer to Figure 25, Picture 5. 

 Item 86: Memorial Hall: a Spanish mission style building (1925) built by the community as a memorial 
to local soldiers of the first world war and as such of local significance. However, they are common 
throughout The Hills. Refer to Figure 25, Picture 6. 

Figure 25 – Picture of THLEP 2012 Heritage items within Vicinity of the Site 

 

 

 
Picture 5 – Item 85: 600A Old Northern Road 

 

 Picture 6 – Item 86: 604 Old Northern Road 

 

Items 85 and 86 will adjoin land to be rezoned for low density residential purposes, which will be supported 
by changes in lot size and building heights. Changes in urban and built form will alter the spatial relationships 
of the buildings and has the potential to alter the curtilage of the sites and their visual prominence within the 
streetscape. However, future development will be of a similar scale and height to these heritage items.  

Urbis (Heritage) provided recommendations aimed at mitigating any effects of the transitioning urban form on 
the heritage item at 600A Old Northern Road, a summary of these issues is provided in Table 6. 

Table 6 – Consideration of Heritage Recommendations (Item 85) 

Heritage Recommendation Urban Design Response 

A heritage curtilage be formed for the house at 

600A Old Northern Road to protect the impacts of 

potential future development. 

No. 600A Old Northern Road is intended to be retained 

as a standalone lot, i.e. dwelling and curtilage 

preserved. The site has been integrated into the urban 

form as shown in Figure 10. 

Consider restoration of the house as part of the 

proposed works so that the principal house form 

is wholly retained. This would ultimately conserve 

and enhance the heritage significance of the item. 

The envisaged future form and layout of lots 

surrounding the heritage item will not encumber the 

ability to restore the house in the future. 

When developed, it is recommended that lower-

scale residences (one to two storeys) in the 

vicinity of the heritage items would be in keeping 

with other development in the area and would not 

Future dwelling houses will be subject to a maximum 

building height of 9m, which presents a similar form and 

scale to the heritage item. More the preservation of the 

curtilage and suitable setback will provide landscaping 
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Heritage Recommendation Urban Design Response 

impact on views and the heritage significance of 

the item. Development in the vicinity of the items 

must respond appropriate to their form and scale. 

opportunities to further enhance and integrate any 

future development. 

 

While no specific recommendations were made by Urbis (Heritage) in relation to the Memorial Hall, the 
planning proposal, in relation to distribution urban form and layout has considered future interface and spatial 
relationships. Notably the urban design analysis and direction has sought to integrate the memorial hall into 
the new urban form and provide complimentary layout aimed at enhancing the site both visually and 
practically through the following:  

 Co-location of public open space that achieves a longitudinal connectivity from Old Northern Road, the 
Memorial Hall extending southward through a proposed park (public open space) and the adjacent 
cemetery (refer to Figure 22);  

 Allowance for a new and alternative site entry (removing the need to enter and exit from Old Northern 
Road);  

 Flexible street layout  to allow for a future internal road connection through the heritage site;  

 Large side setbacks to support landscaping along boundaries aimed at preserving the ‘garden setting’.   

Traffic and Transport 

The Dural Planning Proposal will facilitate the delivery of the following:  

 The northern site is proposed to consist of approximately 96 low density residential lots and land for 
future open space.  

 The southern site will support up to 86 low density residential lots and land for future open space 

Delivery of the expanded urban zone will also involve the construction of new road networks and 
connections to Old Northern Road, altering and contributing to local traffic flows.  

A traffic and transport study undertaken by AECOM Consultants (Appendix C) to establish the existing level 
of service at intersections and capacity within the road network, potential impacts of the post-development 
traffic flows on the on the existing traffic network and the suitability of the proposed development and 
intersection design. 

Traffic Volumes  

Roads and Maritime Traffic Data indicates that the primary access roads to Dural and the sites, Old Northern 
Road and New Line Road, carry approximately 19,500 and 30,000 vehicles per day respectively. AECOM 
suggest that this road network link is approaching capacity. Within the immediate vicinity of the site, this is in 
part reflected in the operation of key intersections. 

Figures 26 and 27, detail the AM and PM peak hour vehicle movements and indicate that three (3) of the 
five (5) existing intersections with Old Northern Road operate satisfactorily, with the remaining two (2) 
experiencing significant delays or failing. 
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Figure 26 – Existing AM peak intersection performance (Source: AECOM, 2016) 

 
 

Figure 27 – Existing PM peak intersection  

 
 

Based on the future development profile, AECOM estimate that the development sites would generate the 
following additional trips as indicated in Figure 28 below.  

Figure 28 – Total trips generated by proposed development 

 
These additional traffic flows, though objectively minor in nature, have implications for the operation of the 
local traffic network including the major distributor (classified) road of Old Northern Road and New Line 
Road, as well as the proposed intersections. These implications and the potential mitigation works are 
outlined in the following sections and the Traffic and Transport Report provided at Appendix C. 
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Vehicle Access 

Vehicle access will be provided from Old Northern Road and Derriwong Road as indicated in Figure 29 
below.  

The northern site can be accessed from both Old Northern Road and Derriwong Road. It will have three 
accesses from Old Northern Road via the two LILO intersections and one intersection allowing all 
movements listed below: 

 Access 1 – conversion of the existing intersection of Old Northern Road | Nursery Access Road to a left 
in left out (LILO) 

 Access 2 – new intersection allowing all movements 

 Access 3 – new LILO. 

Direct access for the southern site will be from Derriwong Road which vehicles are able to access at 
intersections along Old Northern Road. With the intersection of Old Northern Road and Derriwong Road 
proposed to operate as a LILO, banned right turn movements are required to use the new access points 
from Old Northern Road: 

 Vehicles heading to the west (along Old Northern Road) will be required to use Access 2 (all 
movements) 

 Vehicles coming from the south (along New Line Road) will likely use Access 2 or Access 3. 

Management of the anticipated traffic flows from the future subdivision onto Old Northern Road, have been 
used to inform the urban design report and road layout. AECOM have recommended that to manage the 
increased flows the following upgrades are required:  

 Upgrade of Old Northern Road and New Line Road to provide additional capacity. 

 Old Northern Road and New Line Road to be upgraded to a signalised intersection. 

 Old Northern Road and Vineys Road to be upgraded to a roundabout. 

 Conversion of Old Northern Road and Derriwong Road to operate as a LILO 

 Access 1 – conversion of the existing intersection of Old Northern Road and Nursery Access Road to a 
LILO. 

 Access 2 – New roundabout or signalised intersection on Old Northern Road, north of Dural Primary 
School. 

 Access 3 – New LILO intersection on Old Northern Road, south of Dural Primary School.  

The proposed concept includes the provision of a 32 metre-wide road reserve to the south of the Dural 
Public School to accommodate a potential location for the future extension of Annangrove Road through to 
Old Northern Road. 

The existing and proposed road network together with intersection upgrades are shown in Figure 29. 
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Figure 29 – Envisaged urban layout including new road connections/intersections  

 
 

In relation to the broader traffic network and in particular the operation of the major collector roads, Old 
Northern Road/New Line Road south of the site, it is understood that infrastructure upgrades will be required 
to provide sufficient capacity to support the delivery and realisation of several planning proposals including 
South Dural, Dural Service Centre and the adjoining Round Corner Timber site.  

South Dural Planning Proposal was granted Gateway Approval on the premise of delivering these 
infrastructure upgrades and, despite the potential for the gateway approval to lapse, the DP&E has provided 
an extension of time to allow this proposal to be developed and implemented. The South Dural Planning 
Proposal, together with the Dural Service Centre, Round Corner Timber Yard and the subject Planning 
Proposal, represent an opportunity for a coordinated approach and efficient spending on infrastructure. The 
significant progression of the South Dural Planning Proposal, together with the recent extension of time 
granted to the proponent, represents a clear commitment to the delivery of the necessary infrastructure 
works and should be interpreted as certainty that upgrades will be delivered in the near future. 

The Proponent for this Planning Proposal is willing to contribute a fair and equitable proportion of upgrade 
costs associated with improving local road infrastructure to support the delivery of the proposal. 
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Transport and Accessibility 

The proposed urban layout and street network has been designed to achieve the following:  

 A new road network that supports safe and suitable movement for cars and cyclists;  

 Promote an active walking catchment and use of public transport;  

 A road layout that support a high level of permeability and connectivity and safety for vehicles and 
pedestrians; and  

 The majority of the sites will be within the 400m catchment of current bus routes operating on Old 
Northern Road and New Line Road. Therefore, most of the residents will be within a 400m walking 
distance of an existing bus route linking to surrounding transport hubs.  

 It is also anticipated that new bus connections to the NWRL stations will be established that are 
accessible from the study area. Local and Regional Road Infrastructure is capable of being upgraded to 
meet the increased demands of additional traffic flows. 

Acoustic Impacts  

An acoustic assessment has been undertaken by WSP Parsons Brinckerhoff and is attached at Appendix L. 
The assessment included logging unattended noise along Old Northern Road at locations representative of 
future residential development, incorporating the stipulated 14m site boundary setback. Noise was logged 
during the day (7am – 10pm) and in during the night (10pm – 7am).  

The Australian Standards assign a satisfactorily internal noise level for residential properties as 30 dBA. 
Contained within the table at Figure x below, is the noise levels predicated at residential facades. 

Figure 30 – Predicted road noise levels at residential facades 

 
 

As indicated within the above table, the survey locations indicate noise levels above the satisfactory noise 
goal. The above data represents ambient noise recordings, whereas the noise goal refers to internal areas. 
The report concludes that the internal noise goal can be met through the following mitigation measures: 

 Ground floor: 1.8 metre solid barrier, such as a Colorbond or a capped-and-lapped fence, on the 
boundary adjacent to Old Northern Road. Windows are to meet Rw 30 dB, which may be achieved using 
6mm single glazing and sufficient seals to meet this rating.  

 First floor: windows are to have sufficient seals and glazing to meet Rw 35 dB, which may be achieved 
using a double-glazed construction or 10mm single glazing. 

To provide a better streetscape appearance, the concept includes a landscaped earth mound adjacent to 
Old Northern Road, and within private property, in lieu of a fence (see Figure 23 above). 
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Bushfire 

ELA has undertaken a Bushfire Fire Assessment identifying all potential bushfire constraints to the future 
urban development within the study area, classification of hazard and planning requirements to ensure 
appropriate management and future asset protection (Appendix E).  

In accordance with the NSW Policy of Planning for Bushfire Protection (BPB), the predominant vegetation 
class and effective slope of the sites as key indicators of bushfire threat have been determined to establish 
potential bushfire affectation and risk, expressed as “Bushfire Attack Levels” (BAL). The outcome of this 
assessment is summarised in Figures 31 and 32.  

The land, subject of this proposal, has been identified to having a BAL of 29. Within this zone primary focus 
is given to the protection of buildings from ember attack and burning debris ignited by wind borne embers 
and radiant heat. Impact may be managed through the establishment of Asset Protection Zones (APZs) 
providing separation between a potential source of fire threat and development. 

Figure 31 – BAL and APZ Requirements 
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Figure 32 – Recommended APZS (Source: ELA, 2016) 
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The recommendations of ELA and how they have incorporated into the potential future subdivision design 
and layout is summarised in Table 7. 

Table 7 – Consideration of Recommendations of ELA 

ELA Recommendation Response 

Use of perimeter roads to create 

separation between fire source and 

future development 

The existing and extended urban layout provides for perimeter roads 

to the south and west to provide separation between existing “forest” 
and future residential development. 

Provision of alternative access and 

egress for fire service vehicles 

The future urban layout will improve permeability and provide 

alternative entry and egress points to Old Northern Road 

Ensure adequate setback from 

bushfire prone vegetation (APZs)  

Integrate non-combustible 

infrastructure within APZs such as 

roads, easements and parking 

areas. The majority of APZs should 

be contained within perimeter 

roads and front yard setbacks 

Development will be subject to development controls adopted under 

the existing DCP that promote 10 metre front setbacks. These 

setbacks when combined with the existing street widths 

(approximately 16 metres) should provide adequate separation. 

Ensure adequate access and 

egress from the study area through 

a well-designed road system 

As above for fire service vehicle access, the development will improve 

vehicle permeability by providing more road controlled connections 

through to Old Northern Road. 

Consider the adequacy of water 

supply and the delivery of other 

services (gas and electricity) 

Services and utilities will be augmented, upgraded and expanded as 

necessary. Refer to later discussion and Appendix H. 

Provide temporary APZs during 

any staged development 

This may be addressed as part of a future DA and Construction 

Management Plan. 

Provide for effective and ongoing 

management of APZs. 

May be achieved through the registration of notices of titles to raise 

awareness of construction requirements for potential purchasers. 

Consider construction standards 

(AS3959) implications for future 

developments depending on 

development type (25 and 70 

metre APZs). 

May be achieved through the registration of notices of titles to raise 

awareness of construction requirements for potential purchasers. 

 

Taking into account the above, the identified sensitivities can be appropriately managed to ensure protection 
of the future land uses. 
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Water Quality 

The Planning Proposal is unlikely to have adverse effects on local or catchment level water quality. Future 
redevelopment of the site would involve the integration of WSUD elements in accordance with the local 
development controls and connection of the land to reticulated sewer and stormwater systems.  

The combination of these measures would feasibly improve water quality in relation to the removing sources 
of ground water contaminants (such as on site effluent disposal systems) and reduce sediment and nutrient 
loads of run off reaching O’Hara’s Creek.  

Detailed design of water quality measures would be undertaken as part of a development application 
following gazettal of the planning proposal. 

Site Contamination 

ADE Group Pty Ltd has undertaken preliminary site investigations (PSI) for all the individual title lots that 
make up the northern and southern sites of the subject of this Planning Proposal. A summary of each is 
provided in Table 8. 

Table 8 – Summary of PSI Findings 

Lot No. & DP Findings Recommendations 

Lot 2 in DP 567995 (No. 

21 Derriwong Road) 

 Presence of invalidated fill along the 

eastern boundary;  

 Visible stockpiling of asbestos  and 

asbestos conduits;  

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals); and  

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk). 

Past use and existing 

development indicate the 

potential for contamination to be 

present on the site. Further 

detailed testing is required prior 

to use for residential purposes.  

ADE indicates that if 

contaminants are encountered 

they will be capable of 

remediation such that the site can 

be made suitable for its intended 

use. 

Lot 9 in DP 237576 (No. 

27 Derriwong Road) 

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 Potential for asbestos to be present on the 

site in the existing building fabric. 

Low potential for contaminant of 

concern to pose a risk to the 

proposed future users of the site, 

limited investigation is required to 

determine risk. 

ADE indicate that if contaminants 

are encountered they will be 

capable of remediation such that 

the site can be made suitable for 

its intended use 
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Lot No. & DP Findings Recommendations 

Lot 100 in DP 713628 

(No. 600 Old Northern 

Road) 

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals); 

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 Proximity of the site to Old Northern Road  

there is a low to moderate potential for 

contamination arising from runoff 

 Proximity of the site to an operating petrol 

station may have exposed the site to point 

source contamination from underground 

storage tanks (risk is considered low due 

to the potential directional flow westward 

of ground water) 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. 

Lot 1 in DP 656036 (602 

Old Northern Road) 

 Previous use and remaining structural 

elements indicate potential use of the site 

to involve fuel storage and chemicals 

associated with former agricultural 

production;  

 Presence of an onsite waste water 

treatment tank (bacteria and heavy 

metals);  

 Contamination arising from the former use 

of the site for agricultural purposes arising 

from crop spraying (pesticides and 

herbicides – low to moderate risk);  

 The site during inspection by ADE was 

identified as being used for the storage of 

rubbish including chemicals (petrol, 

chlorine residential grade chemicals), 

imported (invalidated) fill materials and 44 

gallon drums with unknown chemical 

materials. 

 

 

ADE concludes that there is 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that a limited investigation 

into the nature and extent of 

contamination (if present) is 

required. In particular:  

 Areas observed to contain 

motor oil, chlorine and 

unknown chemical storage;  

 Onsite effluent tanks etc.  

Notwithstanding, ADE indicate 

that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 
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Lot No. & DP Findings Recommendations 

Lot  X in DP 501233 (No. 

618 Old Northern Road) 

This site has an extensive history of use that 

may have contributed to the presence of 

contaminants requiring remediation. In 

particular the following:  

 Use of the site as a former market garden;  

 Presence of an existing dam (constructed 

using imported fill material), combined 

with in-ground pipes of unknown material; 

 Use of imported fill across the site to 

construct car parking combined with 

stockpiles 

 Potential chemical spills and leaks 

associated with machinery use and repair;  

 Use of asbestos construction materials;  

 Presence of above ground storage tank 

and hydrocarbon staining on soil service 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required.  

Notwithstanding, ADE indicate 

that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

Lot2 DP541329  (No. 626 

Old Northern Road) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Importation of controlled fill material to 

establish a carpark (Heavy metals, BTEX, 

PAHS etc.);  

 Leakages from unknown sources;  

 Presence of a former commercial building 

leading to introduction of uncontrolled fill 

and asbestos. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

Lot 11 DP 866560 (5 

Derriwong Road) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Organic contaminants and metals from 

septic tanks/sewage; and  

 Seepage (leaking USTs) from adjacent 

service station. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 
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Lot No. & DP Findings Recommendations 

7 Derriwong Road (Lot 12 

in DP 866560) 

The site has historically been used for 

grazing purposes and is located within 

proximity to agriculture since the 1920s. 

Currently the site adjoins a service station 

with USTs.  

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material in stockpiles and 

areas of altered profile (i.e. carparks) 

 Leakages and spills associated with the 

former agricultural maintenance facility;  

 Organic contaminants and metals from 

septic tanks/sewage; and  

 Seepage (leaking USTs) from adjacent 

service station. 

All potential contamination sources and 

pathways have been identified as a low, 

moderate and likely. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. 

Targeted sampling of the site can 

be undertaken to determine the 

extent of contamination and 

remediation necessary to render 

the land suitable for residential 

use. 

584 Derriwong Road (Lot 

1 DP 660184) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Seepage (leaking USTs) from adjacent 

service station; and  

 Leakages and spills of fields etc. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

590 Derriwong Road (Lot 

D DP 38097) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Uncontrolled fill material under dwelling 

slabs;  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed;  

 Seepage (leaking USTs) from adjacent 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 
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Lot No. & DP Findings Recommendations 

service station; and  

 Organic contaminants and metals from 

septic tanks/sewage. 

can be made suitable for its 

intended use. 

606 Old Northern Road 

(Lot 1 DP 73652) 

The conceptual site model for the site has 

identified the following potential sources of 

contamination on the site:  

 Previous use as an orchard would have 

contributed to wide spread potential 

contamination of the site.  

 Organic contaminants and metals from 

septic tanks/sewage; 

 Uncontrolled fill material under dwelling 

slabs; and  

 Construction materials (asbestos, lead 

paint etc.) existing dwelling and the 

footprint of a former shed. 

ADE concludes that there is the 

potential for contaminants of 

concern to pose a risk to the 

proposed future users of the site 

and that further investigation into 

the nature and extent of 

contamination (if present) is 

required. Notwithstanding, ADE 

indicate that if contaminants are 

encountered they will be capable 

of remediation such that the site 

can be made suitable for its 

intended use. 

 

With the exception of No. 606 Old Northern Road that has a history of use as an orchard, the nature of the 
contaminant sources and migration pathways identified in the various conceptual site models, if sites are 
contaminated it is likely to be limited to “hot spots”. As outlined above and detailed in the PSI Reports, each 
of the sites despite exposure to contaminant sources owing to historical agricultural use can be made 
suitable for residential use. 

How has the Planning Proposal adequately addressed any social and 
economic effects? 

The proposed amendment is considered to make a positive social and economic contribution to the 
immediate locality and broader LGA. The positive implications associated with the amendment and likely 
future development is outlined in the following section.  

The proposal will provide an increase in total dwelling yield and will diversify local housing typologies, 
contributing to increased housing choice.  

Residential redevelopment of the site, as facilitated by this Planning Proposal will deliver a number of social 
and economic benefits including greater housing choice, a new public street network and more pedestrian 
connections through the area which will encourage a more vibrant and activated public domain generally. 
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SECTION D – STATE AND COMMONWEALTH INTERESTS 
Is there adequate public infrastructure for the Planning Proposal? 

INFRASTRUCTURE AND UTILITIES 

The proposal will require the expansion, augmentation and upgrade to existing public infrastructure, 
including:  

 Electricity; 

 Telecommunications; 

 Sewer; and 

 Water. 

Preliminary investigations have been undertaken by AT&L and Arup, to determine available service 
connection points and identify potential service routes (where expended networks are required). These 
investigations have identified several options for the delivery of services to the land which are currently being 
discussed with service providers to confirm feasibility and support. 

The investigation reports, identifying the location of current services and connections points are provided in 
Appendix I and Appendix K, with details of the options for connection, expansion and upgrade. AT&L and 
Arup have concluded that all the land the subject of the Planning Proposal can be adequately serviced by 
the necessary infrastructure and utilities. 

SOCIAL INFRASTRUCTURE 

The Planning Proposal can facilitate the delivery of future open space, including:   

 3,364m² within the northern site to be dedicated to the Department of Education and used in association 
with Dural Public School, such as parking and/or sports courts(as indicated in Figure 33 below); and  

 1,177m² in the southern site adjacent to the Memorial Hall. 

The indicative areas of open space can be delivered as either private or public recreation facilities. In the 
event the facilities are dedicated to Council, a formal offer by way of Voluntary Planning Agreement will be 
submitted and advertised in accordance with the provisions of the EP&A Act 1979.  

The delivery of expanded recreational opportunities to the local and wider community is considered to make 
a positive social impact. 

Figure 33 – Potential uses of land adjacent to Dural Public School 
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What are the views of state and commonwealth public authorities consulted 
in accordance with the gateway determination? 

Appropriate consultation with relevant government agencies would be undertaken by Council following a 
gateway determination. A preliminary list of agencies that would be consulted as part of the exhibition of the 
proposal is included below.  

 Endeavour Energy;  

 Telstra;  

 Sydney Water;  

 Roads and Maritime Services;  

 Transport for New South Wales;  

 Office of Environment and Heritage; and  

 NSW Office of Water.  

A final list of all relevant agencies will be determined as part of the Gateway Determination. Following the 
Gateway determination, all relevant agencies will be consulted. 
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PART 4 - MAPPING 
This Planning Proposal seeks to amend the following planning maps contained in The Hills Local 
Environmental Plan 2012 as they apply to the sites:  

 Land Zoning;  

 Height of Buildings;  

 Minimum Lot Sizes; and 

 Key Sites. 

Copies of the proposed planning maps are provided in Part 2 explanation of the provisions. 
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PART 5 – COMMUNITY CONSULTATION 
Public consultation will be undertaken in accordance with the requirements of the Environmental Planning 
and Assessment Act 1979 and Council’s policies for community consultation. It is anticipated that public 
exhibition of the Planning Proposal would involve:   

 Publishing of the proposal and supporting technical reports on The Hills website;  

 Publishing of a Public Notice in in the Sydney Morning Herald and/or a relevant local newspaper; and 

 Direct Notice, in writing to the owners and occupiers of adjoining and nearby properties and relevant 
community groups.  

The Planning Proposal will be publicly exhibited for a period of between 14 and 28 days in accordance with 
Council’s policies. Exhibition material will be made available on Council’s Website and at Council’s 
administration centre. 

The Proponent would welcome the opportunity to engage with Council following the lodgement of this 
planning proposal. This would include briefing councillors and Council staff to inform the process and to 
provide for a better understanding of the Planning Proposal prior to it being considered for gateway 
determination. 
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5. CONCLUSION 
The Planning Proposal has been prepared in accordance with section 55 of the EP&A Act and the relevant 
guidelines prepared by the NSW Department of Planning including A Guide to Preparing Local 
Environmental Plans and A Guide to Preparing Planning Proposals. 

The Planning Proposal provides a comprehensive justification of the proposed amendment to THLEP 2012, 
and is supported on the following grounds: 

 The proposed rezoning is consistent with the emerging and anticipated urban character of the area and 
the existing pattern of density for development within adjacent urban centres;  

 The proposed residential urban form is compatible and integrate with Round Corner and will provide for 
future connectivity with adjacent lands (not included in this proposal);  

 The land is not presently used for agricultural purposes and the potential use of the land for agriculture is 
constrained due to the proximity of urban land and the potential for intensive agriculture to generate 
adverse environmental impacts;  

 The rezoning and future development would support the continued growth of Round Corner local centre 
with increased proximate residential density;  

 The proposal will not dilute the primacy of adjacent urban centres, but reinforce and support their growth 
through the increased residential density and worker populations within the retail catchment;  

 The rezoning reflects a logical extension and infill of urban land uses, bookended between two (2) 
existing centres that are the subject of continuing growth and development;  

 The proposal represents orderly and economic use of otherwise underutilised land that cannot be used 
for meaningful agricultural production;  

 The residential subdivision will deliver new residential land to meet demand of existing and potential 
residents, in an identified market gap for “downsizers” and young families;   

 The proposed road network will deliver increased permeability in the locality; and  

 The proposal will result in positive social and economic impacts on the local community through the 
delivery of expanded recreational opportunities and new job creation.  

Overall, it is considered that the Planning Proposal has a range of positive benefits, and it is requested The 
Hills Shire Council take the necessary steps to enable it to proceed to Gateway Determination under Section 
56 of the EP&A Act. 
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DISCLAIMER 
This report is dated 3 November 2016 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Pty 
Ltd’s (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
Development Management Services Pty Ltd (Instructing Party) for the purpose of Planning Proposal 
(Purpose) and not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly 
disclaims all liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this 
report for any purpose other than the Purpose, and to any other person which relies or purports to rely on 
this report for any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are 
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon 
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among 
other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which 
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such 
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or 
incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given 
by Urbis in this report are given in good faith and in the reasonable belief that they are correct and not 
misleading, subject to the limitations above. 
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APPENDIX A URBAN DESIGN REPORT 
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APPENDIX B RESIDENTIAL MARKET ASSESSMENT 
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APPENDIX C ASSESSMENT OF NEW AGRICULTURAL 
ENTERPRISE VIABILITY IN DURAL 
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APPENDIX D TRAFFIC AND TRANSPORT ASSESSMENT 
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APPENDIX E ECOLOGICAL ASSESSMENT 
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APPENDIX F BUSHFIRE ASSESSMENT 
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APPENDIX G HERITAGE ASSESSMENT 
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APPENDIX H PRELIMINARY SITE INVESTIGATION 
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APPENDIX I SERVICING AND UTILITIES 
INVESTIGATIONS 
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APPENDIX J SITE SURVEYS 
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APPENDIX K SERVICE CONNECTIONS REPORT  
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APPENDIX L ACOUSTIC ASSESSMENT  
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