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1.0 lntroduction
This Planning Proposal is submitted to the City of Ryde Council (Council) on behalf
of Governrnsnt Property tlSW The Planning Proposal is written to support the
rezoning of part of 45-61 Waterloo Road Macquarie Paft (the siteì from 83
Comrnercial Core to RE1 Public Recreation and associated arnendrrpnts lo ßYde
Local Envíronmental PIan 2Oî4,

The strategic need for hÍgh quality public open space in the form a 'central pork'

within the Macquarie Park Conidor is a well-established priority'for both Council
and the Departmeni of Planning and Erwi¡onment. The DepÊrtment of Planning and
Environrnent has provided $6millíon to Councíl to fund the acquisition and
embellishment of the park. The funding agreenìent requires ernbellishment of the
park to be completed by Council by no later than 30 June 2017. The proposed

amendnrents wÍll facilitate the future delivery of this 7,000nf public park by
Council, whilst providing for no net loss of development potential from the
remaìning portion of the site.

SpecifÍcally, the Planning Proposal seeks to:

¡ rezone a 7.000nf portion in centre of the site fronting Waterloo Road from Hl
Comn¿rcial Core to RE1 Public Recreation;

' amend the rrnximum floor space ratÍo (FSRI developrnent standard in order to:

- remove the FSR limit applyÍng to the new area zoned RE1 Public
Recreation; and

wenly distributethe park site area and existing split FSRs of 1 :1 and 2:1

at a unified rate of 2.2ô: 1 across the land zoned Hl Comrnercial Core;

. amend the maximum height of building derælopment standard to:

remove the height limit applying to the new area zoned REl Public
Recreation; and

- amend the height controls in the south-west corner of the site to reflect
those a{iacent and the proposed location of the park;

. include the 7,000rrf public open space area on the relevant Land Acquisition
Reservation Map as "Local Open Space";

. amend the Macquarie Paft Corridor Parking Restr'ntions Map in order to:

- æmove the parking restrictions limit appfing to the new area zoned RE1

Public Recreation; and

- evenly dbtribr¡e the existing spl¡l mâximum parking ntes of 1 space /
46rrf GFA and 1 space / 80ni GFA at a unified rate of 1 space / 75rn2

GFA acræs the land zoned Eliì Cormtercial Core;

r amend the Macquarie Park Corridor Precinct lncentive Floor Space Ratio Map in
order to:

- remove the FSR lirnt appþing to the new area zoned RE1 Public

Recreation; and

- dlstdbutethe exísting FSR at a rate of 3,66:1 across the landzoned B3

Comrnercial Core;

. amend the Macquarie Park Corridor Prccinct lncentive H€r'ght of BuildÍngs Map
in orfler to remove the height limÍt applying to the new area zoned RE1 PublÍc
Recreatìon.

This Planning Proposal descrÍbes the site, the proposed arnendrneils to the LEP,

and provides an environmental assessnent. The report has also been written in

accordanca w¡th the Depaftments Guide to Preparing Planning Proposals and
Guide to Preparing Local Environmental Plans,

,*,',uun', I 'l
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2.0 Background

2.1 Macquarie Park Corridor Planning Proposal
To support growth and dev.Gloprnent Ín Macquarie Parï, Councll identified that the
area requires substantial ne{¡v infrastruclure (including net¿v roads and open space)
to meet the needs of exísting and future residents and workers.

ln 2012 Council engaged a multidiscfptlnary consuhant team - comprising traffic
planners, urban designers, land econom¡sts and planners to prepaTe a feasibility
assessment Ín relation to the planning incentives iadditional heìght and f loor spacel
and to make recommendations to ensure that council could leverage proposed
new open space and roads through the development process.

ln addition to providing FSF and height incentives for the Macquarie Park
Corridor, the Fecommendation Paper specifically identified the provision of a

new Central Park in the cenlre of the site along with three new roads.

The recomrnendations of the rer¡ier,ry we¡e then ¡ncorporated into the Macquaríe
Park Corridor Planning Prcposal, which was also known as 'Amendmenl 1'.
Consistent with Recommendation Paper the purpose of Amendment 1 was to add
height and FSR development standards for the Macquarie Park Corridor to enable
the implementation of new roads and parks that will support employment growth
and the evolution of the Macquarie Park Corridor from business park to specialised
employment centre wilh a continued focus on research and technology. On '1 1

September 201 5 Amendnænt 1 was gazetted and incorporated a new clause 6.9
into LEP 20'l 4 (herein after referred 1o as the Macquarie Park lncentive Clausel,

The amendments sought under this Planning Proposal to allow for the future
provision of the Central Park forms patt of the publÍc open space infrastructure
Amendment 1 and the Recommendat¡ons Paper identif ied should be delivered in
Macquarie Park.

2.2 Site History
The site is owned by Governrnent Property NSW. and is one of the largest single
ownership land holdings within the Macquarie Park Corridor. The site currently
comprises a single building, which has been unused for a nunber of years,

Governrnent Property NSW has been undefiaking a range of studies to determine
the highest and best use of the site.

ln August 2015, Government PropeÍy NSW, the Depailment and Council rnet to
discuss the proposed pathway to secure the delivery of the new park identified as
part of Councll's strategic ph nning for the Cor¡idor. h was agreed at the rneeting
that Government Property would be responsîble for preparation of a planning
proposal to rezone the part of the site for REI Public Recreation and transfer the
FSR from the park area to the remaining site and identify the park for acquisition
by Council.

The Department of Planning and Environnænt has provided $0m¡llion to Council to
fund the acquisilion and embdlishment of the park. The f unding agreement
requires enrbellishment of the park to be completed by Council by no later than 30
June 2017,

2 JBA . 1 5641
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3 .0 Site Desc ription

3.1 Site Location and Context
The site is located at 45-61 Waterloo ßoad, Macquarle Park, and ís within the City
of Ryde Local Government Area,

The Macquarie Park Corridor is a 75kmz errployrnent centre located equidistant
f romthe Sydney Central Busíness District and Parrarnatta City Centre.
Employnnnt within the Corridor exceeds 39,000 and rnore than 30,000 studenls
attend Macquarie University, The corridor is bounded by arterial roads - the M2
Molorwav, Epping Road and Delhi Road. On the southern side of Epping Road the
Corridor is adjoining by low density residential developrrenl

The Macquarie Park Corridor forms a part of Sydney's Global Economic Corridor
and a specialised commercial precinct, with nrore than 800,000m'? of
corrrnercially zoned land, being a mix of 83 Commercial Core, 84 Mixed Use and
87 Business Park.

The site is located onthe western side of Waterloo Roadtothe north of its
intersection with Lane Cove Road,

The irrmediate context of the site is a rnix of low to medium rise comrrercial, light
industrial and warehouse developrrent. Relatìvely receflt corrrnercial developments
including 52-58 Waterloo Road. 394 Lane Cove Road andT-23 Talavera Road are
generally 6-8 storles in height, Older developnænt sites are typically lower in

height.

,l
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Fìgure 1 - Slte Loc¿tion Plan
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3.2 Site Description
The site is legally described as Lot'l 02 in DPl130630, and an aerial photograph
has been provided at Figure 2. The land is owned by Governrnent Property NSW,
and the site has a total area of 3.897Ha. The site is rectangular in shape, with a

site width of approxinrat ely 221m, and a slte lengrth of approximately 178 m

The site generally slopes from a high point at lhe east towards the west of the
site. A gully runs along thê westêrn frontage of the sile, which is bisected by the
property boundary betwêen the site and adjacenf 63-7 1 Waterloo Road, The site
contains vegetation around the property boundaries, and only conta¡ns scattered
trees throughout th€ middle of the site.

For the purposes of this Planning Proposal, the site has been referred to undêr lhe
following boundary directions:

. 7-11 Talavera Road: Northern boundary.

. 35-41 Waterloo Road: Eas'tern boundary,

. Waterloo Road: Southern boundaty.

. 63-71 Waterloo Road: Western boundary,

Photographs of the site have besn provided at Figures 3 to 6 below,

E tnes,te

Flgure 2 - Aer'ral photograph of stte

4 JBA ¡ 1s64r
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Figure 3 - Exif ing building at the site

Figure 4 - Prirnary she sccess

-!BA ¡ 15641 5
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Fìgure 5 - The sÍte, as vÞwed from Waterloo Road at the rnsin ertrance

Figure 6 - South-western come¡ of the sile, irçluding secondary access from Waterloo Road

3,3 Surrounding Development
As the case is for rnarry sites within Macquarie Park, the site interfaces with a

variety of building typologies. Photographs of the various build¡ng types
surrounding the site have been reprduced at Figures 7 to 11.

To the north of the site are a variety of medium densÍty commercial buildinç
separated by private green spaces, with heìghts ranging between approxirmtely 5-
7 storeys.

To the east of the site is a three storey office building, as well as a warehousing
building further to the north-east, The warehousing building currently has a zero
lot boundaty to the site, with no windows along the relevant wall.

6 J BA ¡ '158 41
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To the south-east of the site is also a srrnll building used by Sydney Traîns for
servícing of the Epping-Chatswood Railway Line. This land is owned by Sydney
Trains, and accordingly does not form part of this Planning Proposal.

Due to the lengnh of the sitds frontage to Waterloo Road. to the soúh of the site
are a range of office and warehousing developments. These sites are on the
opposÍte side of Waterloo Road. ancl include:

. the Macquarie Park Station porlal at 42 Waterloo Road;

. the eight storey Hyundai Building at 394 Lane Cove Road;

. the two storey warehouse I oÍÍice building at 36 Waterloo Road;

. the warehouse I office building at 50 Waterloo Road; and

. the seven storey 'Novartis' office building at 52 Waterloo Road.

To the west of the site ¡s a two story office / warehouse building used by TPG.

F¡gure 7 - Office devoloprì€nt to the eest of th€ sfte

JBA ¡ 15{ì41 7
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I

F¡gure I - SydneyTrains buiuirìg lothe south-east of the site

Figure I - Macquarie Pa¡k station entrance, and buildinss to the eouth of Waterloo Road

I JBA ¡ 15641
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Figure 1O -'TPG' building lo the west of the site

Figure 1 1 -'¡.Jovartis' bu¡lding to the soúh of th€ site

JBA ¡ 15641 I
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4.0 The Proposal
This Planning Proposal seeks 1o facilitate the future delivery of a new park, whilst
providing for no net loss of developnËrit potential from the remaining portion of
the site. ln order to achieve thia the following arnendments to Ryde LEP 2014
are proposed:

. rezone a 7,000nf portion in centre of the site fronting Waterloo Road from 83

Commercial Core to RE1 Public Recreation;

' amend the rnaximum floor space ratio (FSFI developnrent standard in order to:

- remove the FSR limit applying to the new area zoned RE1 Public
Recreation; and

- evenly distributethe park site area and existing split FSF$ of 1:1 and 2:1
at a unified ¡ate oÍ 2.26:1 across the land zoned B3 Commercial Core;

. anÉnd the maximum heigtrt of building developnrent standard to:

- remove the he¡ght limit applying to the new a¡ea zoned BE1 Public
Recreation; and

- anrend the height controls in the sot¡tlt-west çorner of the site to reflect
those adiacent and the proposed location of the park;

. include the 7,000m? public open space area on the relevant Land Acquisition
Reservation Map as "Local Open Space";

r qnËnd the Macquarie Park Corridor Parking Restrictions Map in order tol

- rerr¡ove the parking restrictions limit applying to the new area zoned RE1

Public Recreation; and

- evenly distribute the existing split rnaximum pa*ing rates of 1 space /
46nf GFA and 1 space/ S0rrf GFA at a unified rateof 1 spacei 75nf
GFA across the land zoned 83 Conmercial Core;

. amend the Macquarie Park Corridor Precinct lncentive Floor Space Ratio Map in
order to:

- lemove the FSR limit applying to the new area zoned RE1 Public
Recreation,' and

- d¡str¡bute the existing FSR at a rate of 3.66:1 across the land zoned B3

Conrmercial Corci

. amend the Macquarie Park Corddor Precinct lncentive Height of Buildings Map
in order to remove the height limit applying to the new area zoned RE1 Publîc
Recreation.

Ttre proposal does not resuh in any additional FSR potential onthe site.

Thîs section of the report describes the future arnendnÞnts to the Ryde LEP 20 1 4

to facilitate the Proposal.

4.1 Proposed Amended Maps
The following anrendnrerüs to the rraps under the Ryde LEP 2014 a¡e proposed.

Anended Draft LEP Maps are included at Appendix B.

Land Zoning Map
Sheet IZN-O04 will be anrended 10 rezone a 7,000rrf area in centre of the site
fronting Waterloo Road from BiÍl Comnercial Corc to REl Publlc Recreation (see

Flguro 12).

1 0 JBA.1s64r
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Figure 12 - Amended Land Zoníng Map

Floor Space Ratio Map

Sheets FSR-004 and FSR-005 will be arnended to rerrìove the FSR control as iÎ

applies to the area now zoned RE1 Public Recrealion and apply an FSR ol 2-28'.1

to the area zoned 83 Commercial Core {see Figure 13).

The parts of the site rrupped 1 :1 and 2:1 have areas of 5.599nf and 33.388rrf
respectively. The proposed change evenly redistributes the existing development
potential provided by the two FSRs evenly acrossthe land zoned 83.

Floor sprc. R¡tlo In:-ll

L:--lE

i1

N
0@
0s
0s
c65

0&
0æ
tm
1t0
rã
r23
rf
rJ9
is
IM
2N

2Ë
2fi

tì0
2S
¡æ
tæ
130

¡ro

3m

I

\

I

/

4

T1

Figure 13 - Arnended FSB Map
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Height of Buildings Map
Sheet HOB-004 (see Flgure 141 will be amended to:

. remove the height control as it applies to the area now zoned RE1 ; and

. încrease the 9m height limit in the soutlr-west part of the site to reflect those
adjacent (37 m along Waterloo Road frontage, 30 m away from frontage).

ri' fl r'
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Flgure 14 - Amended Height of Buildings Map

Land Reservation Acquisition Map

Sheet LRA-O04 will be amended to the land zoned RE1 Public Recreation as land
identified for acquisìtion "Local Open Space" (see Flgure 151.
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Figure 15 - Amended Land Reservation Acguisition Map
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Macquarie Park Corridor Parking Restrictíons Map

Sheet MPP-004 (see Figure 16) will be amended to:

I remove the partíng restrictíons applying to the area now zoned REl; and

. remove the two parking restrictÎons applying to the site and apply a síngle
parking restriction of 1 space per 75m? GFA to the area zoned 83

Cornrnercial Core (represented as area 'B' on the rmp),

The par-ts of the site nrapped 1 space I 46m2 and 1 space / 80nf have a GFA
potential of 5,599nr'? and 66,776m2 respectively, which would generate a
maximurn of up to 957 car spaces. The proposed change evenly redistributes the
total parking potential currently achieved across the two areas evenly across the
site at a single even rate of 't space / 7 5nf ,
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Fîgure 16 - Amended Macquarie Part Conidar Parting ßes(r'rc'.ions Map

lncentives Floor Space Ratio Map

Sheets MFS-004 and MFS_005 will be amenddd to remove the FSR control as Ít
applies tothe ärea now zoned RE1 Public Recreation and apply an FSR of 3.66:1
to the area zoned 83 Commercial Core (see Figure 17).

The site currently has an incentives floor space râtio of 3:1, which extends across
the whole site. The proposed change evenly redístributÊs the existing development
potent¡äl provided by the existing incentive FSR evenly across the land zoned 83
Comnrercial Core.

JBA' 15641 13
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Figure 17 - Amended lncentives FSR Map

lncentives Height of Buildings Map

Sheet MH8-004 (see Flgure 18) wíll be anrended to remove thê hÊíght corTtrol as

it currently applies to f he area now zoned REl Public Recreation.
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Figure 18 - dmanded lncentives Heþht of Buildings Map
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5.0 Need for the Planning Proposal
The existing planning controls in Ryde LEP 2014 do not reflect the desire of
Council to deliver a large, high quality area of public open space capable of being

used for both active and passive recreation purposes whhin close proximity to
Macquarie Park raílway statÍon,

The need for additional public open spaceto attract córporations and businesses
to Macquarie Park is noted within nunærous studies undertaken for the Macquarie
Paft corridor, which have been further discussed at Sectlon 5.1 below.

Whilst noting the need for additionaf pubfíc open space, there is also a need to
ensure that the provision of that open space does not result in arry net loss of
development potential and associated future ernployment provision on the sÍte,

under both the existíng and incentive floor space controls'

ln light of the above a Planning Proposaf is required to both províde forthe open

space whilst enabling an associated redistribution of de,relopment potential on the
remaÍnder of the site,

5.1 ls the Planning Proposal a result of any
strategic study or report?

The planning of the Macquarie Park Conidor is informed by sweral studies
includingr

. Allen Jack and Cottier, 12008) Macquarie Park DCP (no¡¡ known as Ryde DCP

2010 Part 4.5 Macquarie Park Corridorl

. Aspect Studios, (20081 Macquarie Park Public Domain Technical Manual

. Bitzios Consulting (20081 Macquarie Park Growth.Model Transport
Management Plan

. Space Syntd(, (2010) Macquarie Park Baseline Movement Econonry Report

. Dr€ur Bewscher and Associates, (20 I 0l Macquarie Park Flood Management
Plan

. Coulston, l2D12l Ryde lntegrated Open Space Plan

ln 2O12 a multi-disciplinary team was engaged by Council to revielv the
aborementioned (excepÌing the Flood Study) and to recommend:

¡ Height and Floor Space Ratios for inclusion in Arnendnrent 1 to the Ryde LEP

2014;

. Practicable refinenænts to the Street, Pedestnlan and Open Space Network
Structure Plans in Ryde DCP 2010 based on fínancial feasibitity.

Ansndment 1 was then supported by the recornmendations outlined Ín the
resullant stud¡es includin g:

. Architectus, (May 20131, Macquarie Park Plan RevÎetr Recomrnendations

Paper

. Architectus, (May 2013il, Macquarie Park Plan Revíernr Options Paper

. Architectus, (November 20121 Macquarie Park Plan Renriew lssues Faper

I rs

All of the above studies are available on Council's website,

JBÀ . 1 5641
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Specificatly, lhis Planning Proposal provides the planning mechanism to support
the ¡mplerìæntation of the extensive strâtegic work referenced above. in regards to
a rnechanism of deliverìng public open space on the site.

Of the above studles, the Ryde DCP 201 4 Paft 4.5 - Macquarie Pal1< Corridor and
the Ryde lntegrated Open Space Plan make specific ¡eference to the demand for
additional public open space, and indicatethe site as the preferred location forthe
delivery of that space.

5.2 ls the Planning Proposal the best means of
achieving the objectives or intended
outcomes, or is there a better way?

ln the preparation of this Planning Proposal, four options were considered to
enable the delivery of the public open space at the site. These options have been
listed below:

. Opt¡on 1: Do nothlng
The first option considered was to do nothing on the site. and to not rezone

the 7.000m'? for the purposes of public open space. However this would be

corìtrary to an agreemenl between Government Propefty, the Department and

Council and would înhibit the provision of the open space, which would be of
significant detriment to cufient and fúure workers and visitors to the area.

Not provîding the park would also not make use of the f unding grant provÍded

by the Department to Council for the inf rastructure, Accordingly this o¡ion
has not been pursued and a Planning Proposal has been undertaken.

. Option 2: Site specific clause and redistribution of current floor space rafio
Tlæ second option considered was to redist¡ibute the cur¡ent FSR across the
remainder of the s¡te, but also include a site specific clausethat allows for
the site area of the paft to be proportîonately used forthe purposes of
calculating FSR. This option ensuredthat âny uplift under Amendment 1 of
the Ryde LEP 2A14 was captured, whilst also ensuring that any future
proposal that seeks to utilise that uplift also provÌdes the necessary

contribution towards the access nstwork and recreation area upgrades.

However, the gazettäl of Arnendrrent 1 made this option an overly
complicated rìanner of achieving the sanÉ ultimate outcorne as the preferred
option below.

. Option 3: Redistribution of ths current and incentives floor space ratios under
the Ryde LEP 2014
The third optìon cons¡de¡ed was to amerd floor space ratio rnaps, under both
the ex'sting floor space ratio and the incent¡ves floor space ratio. Both maps
would be amended to capture the 'lost' floor space potential from the
dedlcation Õf the RE1 Pub,lic Recreation zoned site. and red¡stribute that
potential across the remaining B3 Commercial Core zoned portion of the síte,

This opÌion avoids the need for a sÍte specific clause, whílst rnaintaÍning the
existing and incentive floor space potential at the s¡te, and has accordingly
been pursued under this Planning Proposal.

5.3 ls there a net community benefit?
There will be a tangible and immedlate community benefit arising from this
Planning Proposal in the form of the expedition of a much needed, strategically
located area of publîc open space within Macquarie Pad<, This land has been
prevÍously identified as the optimal site for such open space (see Section 5.1), and
this Planning Proposal wlll enable the acquisition andfuture creation of the parkto
occur withîn a tirrnly renner, This open space witl ultirnately act as a catâlyst for

1 6 JBA. rs641
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furtherdeveloprtent and jobs gronnh whhin Macquar're Park and assisl wtth the
identified opên Epaqe shortage within the Macquarie Park CornTor.

I "ll
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6.0 Strategic and Statutory Framework
This chapter or¡tlines the strategic and statutory planning framework within whích
the development and conseruation outcomes for the land have been considered.

6.1 State and Regional Strategic Framework

6.1 .1 NSW 2021
NSW 2021 is a 10 year plan 1o rebuild the economy, provide quality services,
renovate infrastructure. restore government accountability, and strengthen our
local environment and communitíes,

The Planning Proposal will implement some of the core goals of the NSW 2021
Plan, including but not linited to enhancing sporting and recreation opPortunities,
improving the performance of the NSW econonry, increasing the competitiveness
of doing business in NSW.

6.1.2 Plan for Growîng Sydney
A Plan for Growíng Sydney is the current slralegic plan for the Sydney
metropolitan area, Within A Plan for Gra,rring Sydney, the site is located within the
Macquarie Park strategic centre, which itself forms a crucial part of the Global
Economic Corridor.

The provision of open space in dernanded areas is a high priority within A Plan for
Groriving Sydney {Directions 3,2 and 3.31. The proposed open sPace will improve
the appeal of nearby office space, whilst also seruing nearby short and long term
needs of workers and residents {such as students at Macquarie Uníversity,
residents within the Herring Road and North Ryde Priority Precincts. and residenls
of the wider Ryde LGA.

The enphasis of provísion of high quality commercial floorspace within Macquarie
Park is repeatedly emphasised throughorrt A Plan for Growing Sydney (Directions

1.6, 1.7 , North Subregion), and wherever possible this f loor space needs to be

nxintaÍned, This Planning Proposal ensures that the currenl comme¡cial floor
space, and any potential Macquarie Park lncentive floor space is nnintained.

6.1.3 NSW Long Term Transpolt Masterplan
The NSW Long Term Transport Maslerplan (Transport MasterPlanl has the aim of
better integrating land use and transpo¡t within metropolitan Sydney, The
Transport Masterplan has been prepared to integrate with the overall strategic plan

for Sydney,

The proposed development will se¡ve the objectîves of the Transport Masterplan
by delivering vital public open space which will increase the desirability of doing
business within lhe lr4acquarie Palk corridor; an area strategically located and well
serviced by public transport. The facililation of future developmefi withín this
localion will promote the use of puHic transport and reduce reliance on private
motor vehicles, and any uplift from future Development APplications which seek
totake advarttage of the'íncentives' Clause 6.9 of the Ryde LEP 20 14.

18 J,o¡r564r
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6.2 State Legislation

6.2.1 Envíronmental Planning and Assessment Act,
197s

The Environmental Ptanning and Assessment Act, 1979 llhe EP&A Act) and the
Envìronmental Planníng and Assessment Regulations, 2OOO sel out armngst other
things the:

. requirerfients for rezoning land;

. requirernents regarding the preparation of a local environrnenlal study as part

of the rezoning proce$s;

. malters for consideration when determining a development application; and

' approval pernúts and/or licences required from other authorities under other
leg'rslation.

This Planning Proposal hæ been prepared in accordance with the requirennrrts set
out in Section 55 of the EP&A Act in that it is explains the intended outcornes of
the proposed instrument, lt also provides iust¡fication and an environrnental
analysis of the proposal.

Ministeriaf Directions .

Mínisteri,al Directions under Section 117 of the EP&A Act set out a range of
rnätters to be considered when preparing an amendrnent to a Local Environmental
Plan. The relevant Section 117 Directions for this Planning Proposal have been
outlined at Tabla 1 below,

Tablê I - Consislencv with Sactlon 117 Dl¡ections

¡nd Resources

1.1 Business ard lndustrial
Zones

Planning Proposal doesn't
lhe level of potential

useo within the site,

uards

ant
the idacquarie Park lncentÍve

1.2 Rural Zonæ

1,3 Mining, Petrcleum

Productíon and Exlrac{ive

1.4 þf N/A

1.5 Rural Lglds

Envlronmont and

2.1 Enyironmenl Prcleclion
Zonæ

This Hanning Proposd facilitdes
provision d puHic open epace

in an otheruiBe commerciallyzoned

sila Any asseesment of lhe
envlmnmentd consEalnts will be

lhe sulject of tuture hvelopment

2.2 Coælal Protedion

2.3 Heritage Conse¡¡ation Planning Proposal wilf not

Clause 5.10 whbh ænlains

2.4 Recredion Vehlde Areæ

the sib to benefit
uplift asociated

N/A

N/A

lllinisterral Drrection s Commcnt

lnfr¡strucü¡re ¡nd Urb¡n

N/A

relaling to herilage

JBA ' 15641 19
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3.1 Residfltial Zones N/A

3,2 Caravan Parkt and

Man ufactured Home Estates

Home

3.4 lntegrabng Land Use and

fransport
þropæal will facilitate the

of public open spec€ end

flmrspace within close
to Macquuie Park

3.5 Døvelopnent Near
Licenced Aerodromes

3.6

Hazad and Rlsk

4.1 Acid Sufate Soils site is not listed æ probably

acid sulfate soils, and

ly this diredion doesn't

4.2 Mine Subsidence and
Unstable Land

4,3 Flood Prone Land

4.4 Planning for Bushfire
Prot€ctiq1

5.1 lmplementation of Reglonâl

5.2 Sydney Drinking Water
Catchments

5.3 Farn¡land of State and

Regional Significance on he
NSW Far Nonh Coast

5.4 Commercial and Retail

Develop,nrent along the Pæific

, Norlh Coæt

5 I Second Sydney Alrpoil
Creek

5.9 North Wæt Rail Link
Cor¡idor Strategy

Loc¡l Plan

6.1 Approval and Referral

RequiremenF

6.2 Ræervirg Land fø Pr,blrc

Purpæes

ô.3 Sile Specifìc Requir€m€nts

7 'f lmplementation of A Plan

¡t/A

f\I/A

WA

MA

l.UA

Furter disoussion haÊ been

at Sectlon 7,4.

sit€ ¡s not bushfire prone land
Council's Bushfire Prone

Land

N/A

The site is not rjithin any of he
nominated Local Govemment
Aleas.

Planning P¡opæal is

conoistent wifr this Dkection in hat
I does not ¡ntroduce any provísions

that require any additional
ce, consultation cr

refenal,

dedioation
of public

space. Approvd of Council
the D€parbnent of Planning

Environment is by way
this Plann

site provErons

has been discussd at

Comment

20 JBA r 1 5641
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6.3 State Environmental Planning Policies
An assessment of the Planning Proposal against the rqlevant State Env¡ronrnental
Planning Policies (SEPPs) is set out at Table 2 below.

Table 2 - Consisterìcy with State EnvlronmerTtal PhnnirB Polbies

SEPPNo, I Dewlopment
Standards

1 doæ not appiy to Ryde

( State and Regional LEPNot relevanl
amendment.Dwelopment) 2011

SEPP (Ëxempt and
Complying Development

SEPP (lnfrastruclure) 2007

SEPP 19- Bushland ln
Urban fuæs

SEPP I¡0. 64 Advertisíng

SEPP N0,55 Remediation of
Land

to

form of future
DA assessment if

Not relerønt lo proposed l5P
amendme¡t. Willform part of futule
DA assæsmãt Ìf

relevant to propoæd LEP

Willform of futu¡e

assessrnant if

form part offulure DA

if

Not rdevant to proposed LEP

amendmatl.

Stage 1 Slte Assæsment will be

prapared if he proiect goceeds

SREP (Sydney Harborr
Catchment) 2005

sile falls wihln lhÊ Sydney

pdncipleÉ of lhe Sydney
Catdtmenl.

6.4 Local Statutory Framework
The following section prorides a surrurìary of the local strateg¡c framework.

6.4.1 Ryde Local Environmental Plan 2014
Ryde LEP 2014 is the key environnrental planning ¡nstrurnent that applies to the
site.

Ryde IEP 2014 lransferred the Macquarie Paft Conidor land use zone, and floor
space requírements fromthe prwious Ryde LEP 2010 (wlth minorarrpndrnents)
Ryde LEP 2014 zones the site ElÍl Commercial Core wÌth a split rnaximumfloor
space ratio of 1:1 at the north-west of the sitg and 2:1 for the remainder of the
site.

Ryde LEP 2014 also assigns a variety of height limits to the slte, which include:

. a 9 m height limit at the south-western corner of the site;

. a 37m height limh at the south-eastem corner of the site; and

. a 30 m height limit for the remaínder of the site.

Ryde LEP 20 14 also includes an 'incentive clause' which prwides for a rnaximu¡n
building height of 65m and FSR of 3:1 across the whole site if the consent
authority is satisfied that:

lal there will þe adequate provÍsion fo¡ rec¡eatíon areas and an access
network, and
lb) the conf¡gunlÌon and locatìon of the recreation aræs will be
approprìate for the recreational purposes of the prec[nct, and

lzt

CommcntSEPP

JBA ¡ 1 5641



45-61 Walerloo Fload, Macquarie Park . Anændncnt to Ryde LEP 20 1 4 | October 201 5

(c) the conÍigural¡on and location of the aÇcess network witl allow a

suìtable level of connectivity withirt the ptecinct

6.4.2 Ryde Development Control Plan 2014
The Ryde Development Control Plan 2014 provides detailed design guidelines to
give support to the Ryde LEP 2014. The objective of the DCP ís to promote design
excellence through redevelopment; to expand and improve the public dornain and
to improve vehicular, pedestrian and cycle perrrcability within the Macquarie Park
Corridor. Ryde DCP Part 4.5 Macquarîe Park Corridor includes a Structure Plan

conprised of four elements:

. Built form Structure Plan;

. Street Network Structure Plan;

. Open Space Network Structure Plan; and

. Pedestrian Network Structure Plan.

Of particular relevance to this Planning Proposal is the Open Space Network
Structure Plan. As demonstrated at Figure 19, the site ìs speciflcally nominated
under the DCP as accorrmodating a future "Central Park".

I

a

n

I

Park layout generally in accordance with Figure 5 3.1

(contained within Ryde DCP).

.'Õ

Figure 19 - Proposedopen space natwork- suhiect open space land nom¡natedas "No. 5" in

above plan.
Source: C¡Îy of Ryde Council

A high level assessment against the detailed controls for the envisaged park at
Table 5,2.1 of the DCP has been províded at Table 3 below.

Table 3 - dssessmant against site specifb contÞls al Tâble 5.2.1

Minimum area 1Ha, minimurn dimension B5m. ptoposed park is 59,18m wide, and provides for

overall area of 7,000m2 (û.7Ha). Although short of
requirements contained under the Ryde DCP, the

poposed open space reflecls the agreement
beth'een the Departnent, Council and NSil/
Govemment Property and conlinues to deliver a very
large area for he purposes of public open space at

cente of Part<.

size and shape of the REl Public Recreation

use envisaged rs general in acærdance with the
Ryde DCP, Pat layout will be the subject of fulure

led worft.

Central Park located Waterloo Road. ah¡ts Watedoo Road.

lmplement new roads on lwo sides of Cenlral Park

(resulting in roads on lhree sidæ of Central Park),

location of the proposed park does not irhibit the

provision of roads along the eælern and westem

bot¡ndaries of the

ÇommentControl

22 JBA ¡ 1564r
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Whera practicable provide turf detenlion basin lo
minimum 50% oi pak ar€a as Central Park is on the

wrll be lie subject of future detailed dasign work.

overland flow

Overall, the proposed park is capable of achieving the future indicative character
of a muhi-function park that provides for active recreation, passive recreation and
community events, The detailed design of the future park will form paft of future
work, and is not a relanant ooncern at the Planning Proposal stage.

6.5 Local Strateg¡c Framework

6,5.1 The City of Ryde 2025 Community Strategic Plan

The Community Strategic Plan sets the visìon forthe Chy of Ryde as'the place to
þe fot l¡festyte and opportu'nÍtv at your doorstep'(Page 91. The plan has seven
outcome arsas - defined through community consultation - that guide city
inprorenrents, Council policy and city planning. The seven outcomes are the C¡ty
of Prosperity, City of Liveable Neighbourhoods, City of Wellbeing, City of
Environmental SensitivÌty, City of Connestions, City of Harmony and Cuhure and
CÍty of Progressive Leadership.

The proposal dÍrectly addresses the stated goal of creating active public places and
spaces (City of Liveable Neighbourhoodsl through good planning and design, in
that the Planning Proposal will facilÌtate the delivery of a much needed public open
space area which is centrally located and will ult¡rnâtely form an integral part of
the Macquarie Park commercial core area.

The Planning Proposal, by way of facilitating the delivery of public open space, will
also improve the appeal of the Macguarie Park Conidor, and lead to additional
commercial ¡nvestnent. Nearby high quatity public open space is a desirable
elernent for employees, and the proÞosed open space will facilitate the provision
of such space,

6.5.2 City of Ryde Economic Development Plan

On 10 March 2015, Council adopted the Cíty of Byde Economic Devetopment
Plan 2Ol5-2Ol9 (Economic Dwelopment Plan). The plan has been prepared in
order to "stimulate the local economy and support ¡(ibs and husíness growth in the
communìty", and includes a number of strategic goals for economic darelopment
within the Ryde LGA. The goals whích are considered relenrant to the proposal are

listed as follows:

. Goal l: Macguarie Pa¡k continues to atttæt new ôøsrnesses and a talented
wwkforce.

t Goal 2: Town and neighbourhood centres are vibrant and attrac'tÌve for
tesidents, employees and visilors.

. Goal 4: Job seekers find work locally via enployment æryices, vocal¡onal
training and work expet¡ence opportunit¡es,

. Goal 6: Market investment opportunìtîes and permit a varíety of aclivitìes
withín the cîtv's employment and industríal lands.

The Planníng Proposal supports the achÌevement of the goals in the Economic
Dwdopment Plan in that it will facilitate the creation of jobs within Macquarie
Park, maintaining comncrcial floorspace potential while providing attrastÌve public

open space, which is highly accessible and located close to major public transport
nodes,

JBArr6641 I zg
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7 .0 Environmental Analysis
Thís chapter of the report describes the rezoning proposal and the urban design
principles that set the foundation for ils structurc. Further detail is prorided
throughout the environmental assessment in the following chapters.

7 .1 Built Form
The proposed changes to the building height controls reflect the current LEP

building heights within the Macquarie Park Corrídor and are considerably lower
than the maximum heights achievable under the Macquarie Parking lncentive
Clause,

The proposed changes to the FSR controls which comprise the provision of a flat
rate of 2.26:1 across the land zoned 83 Connnercial Core, equates to the same
GFA potential that is achievable under the current controls. Accordingly there will
be no greater density achieved on the site than is currently avaìlable.

Similarly, an arnendment to the incentives Clause, which comprises the provision
of a rate of 3,66:1 across the land zoned 83 Cornmercial Core, equates tothe
same 'incentives' f loor space potential as that which is achievable under the
curreñt incentives controls. Accordingly, there will be no greater density achieved
on the site than is currently available.

It is noted that the provision of the park ín the centre of the s¡te will mean the
GFA is located within a rrpre concentrated area, however, this form reflects
Council's desired f uture character for tlæ Macquarie Park Corridor to be more
urban closer to the Stations and will be viewed in the context of the open space
provided in the cenlre of t.he site.

7 .2 Solar Access
The proposed open space læation will be well suited to ¡eceive sutficÍent solar
access, and is qf such a size that any orershadovr¡ing from surrounding future
conmercial buildings will not overshadow the parkland at a level which will
exceed Courrcil's requirements of "50% of new public space to receive 3 hours of
direct sunlight between 9am and 3pm on June 21'.

Detailed assessmem of the solar access to the open space will be the subject of
f uture assessment for other development at the site and its surrounds.

7 .3 Traffic Generation
This Planning Proposal will act only so far as to rezone part of the site from 83
Conrnercial Core to RE1 Public Recreation, and transfer the potential floorspace
fromthe public recreation zoned landtothe conmercially zoned land at the sile.
As no additional conmercial floorspace wîll be created, theæ will be no increase in
traffic movements to and from the site when compared to the exísting approved
commercial density.

The Planning Proposal also undertakes a similar activhy in regards to the maximum
parking rates of the s¡te, redistributing the par*ing potential across the site and

excltding the public open space area from the development standard. As the
exist¡ng car parking potential of the site under the existing split rates has simply
been averaged across the whole site under a single rate, the traffic moverrents to
and from the site will not change when conpared to the existìng approved parking

distribution,

24 JEA. rs641
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Detailed assessrïent of the lraffic generation of future comrn€rcíal dorelopment on
the B3 Comrnerc¡al Core zoned port¡on sf the s¡te will bethe subiect of ft¡ture
detailed applications.

The location of the public park does not preclude the potential future provision of
the local access roads through the site in æcordance with DCP 201 4.

7 .4 Flooding
The site is identified as flood prone under the'CitY of Ryde Macquarie Park
Floodplain Bisk Management Strãtegy and PIan', prepared by Bewsher Consulting
Pty Ltd (201 01. Additionally, under the Ryde Developrnent Contrcl Plan the Table
5,2.1 states that the sÍte forms part of an overland flow path.

As perthe cunent zonÌng, the inpacts of any future proposed commercial
development, particularly at weËtern boundary of the site identifÍed as flood prone

under the 2010 Floodplain Risk Managernent Study, will be the subiect of ft¡ture
assessrnent as the zoning of this portion of the she is not proposed 1o be changed.

Additionally, the propæed open space area will likely comprise largely perncable
surfaces such as grass and soil, which have the potential to improve the water
absorption characteristics of that portion of the site (including underthe
development incentives clausel, when compared to the existing hard stand car
parking area which covers most of the site.

As the proposal doesn't propose to rezone any existing flood sensitíve zone (such

as special use, recreation, etol to a development zone (such as rcs¡dentlal,
business, etcl, therc will be no additional flooding ¡mpacts on the site.

7.5 Public Benefits of Proposal

Additíonal Public Open Space in Macquarie Pa¡4<

As has been outlined at Sections 1.0 and 5.1 above, there is a strong and
identÍfíed need for additional public open space wÌthin the Macquarie Park

Conidor, with the síte repeatedly noted throughout previous planning studÍes as
the best poçsible location of dellvering such additional open space,

Thís P,lanning Proposal provides a methodforthe required public open spaceto be
provided, which will enable future use of the site by rcsidents, workers and
visitorc to the area. The proposed open space will be central to the Macquarie Park

Conidor, highly accessible from surrounding streets, and will creôte a focus poirt
for active and passîve recreation in Macquaie Park,

lncreased Economic Activity
The Planning Proposal will facilitate an increase in economic output within
Macquarie Park. The Planning Proposal will enable the delivery of f he same level of
conmercial floor space as is currently achievable on the site, but with the
additional public benefit of providing a significant arca of public open space.

The íncrease in economlc activity will also arise in the longer term from an,
inoreased appeat of doÍng business in Macquarie Park, due to the provÍsion of high
quality public open space in the centre of the corrÎdor, Space for workers to eat
and rec¡eate is a vital factor Ín attractíng high quality comrrerc¡al tenants to
Macquarie Park, and this Planning Proposal will facilitate that.

JBA ¡ 15641 lzs
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7 .6 Social and Ëconomic lmpacts
The proposed developrnnt will have slgniflcar.rt social and economic beneffts

. which are detalled ¡n Seotlon 7.5 abova There are no negatíve social or economic
impâcts rassoclated wlth th6 proposal,

I



' 45-61 Waterloo Road, M¡cqu¿rie Park . Amendment to Ryde I.EP 20 1 4 I Octob6r 201 5

8.0 Timeline
As outlined under the (then) Department of Planning and Infrastruclurd s A Guide
to Prcpailng Planning Proposals, an indicative tirnolina has been provided of the
project timeframe at Table 4 belou¡.

Table 4 - Anticipeted project tirpline

A¡rticlpatad commenæmenl date (dats 0f Gateway Early Noræmber 2015

AnticipaÞd limelrame he completion of lhe Ealy November 2015

lschnical infomatíon

Tlmefiame fo¡ consultalion November 2015

0ommanæmsnt and completion &tes ftr puUic D

exhibition

Daþe of be exhibition

Considerallon of submbslons

Tmdrame for lhe consideralion of a proporal post

exhibition

Dale of submission to lhe Departmenl to linalise the
tEP

Anücipaþd date RPA will make he plan (if N/A

AntídpaÞd date RPA wlll forward lo lh€ Deatment
tur noliflætion

Complet¡on DateStagc

JEA ¡ 1584'l lzt
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9.0 State and Commonwealth lnterests

9.1 Public lnf rastructure
Under'A guide to preparing planning proposals', Section D questions if there is
adequate public infrastructure for the planning proposal.

The proposal willfacilitate the provision of additional public open space in orde¡ to
address a present shortage of such space in the Macquarie Park Corridor. The
Department of Planning and Environrrent has províded $6million to Council to fund
the acquisition and embellíshment of the park.

The proposal will redistribute the current and'incentives' clause floor space of the
site amongst the pofiion of the site zoned 83 Comnærcial Core. Accordingly, there
will be no additional demand on public Ínfrastructure arising from the Planning
Proposal, combined with additionat supply of public inf rastructure in the form of
public open space.

9.2 Consultation with State and
Commonwealth Authorities

Depaftment of Plannîng and EnvÌronment

The Planning Proposal is the outcome of an agreement between the Department,
Council and Government Property NSW. Consuttation has been undertaken with
the Department of Planning and Environment as to the proposed approach outlined
under Section 4.0, and the different options considered as part of this process.

Comnpnwealth Authoríties
No lornml consuhation has been undertaken with Comnpnwealth Authotities,
regarding this Planning Proposal, Where necessary, consultation with relevant
autho¡ities will be undertaken as required in accordance with an initial Gateway
determìnation,

28 JM ¡ 1b641
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1 0.0 Community Consultation
It is proposed that given the minor nature of the PlannlrE ploposola public

exhibltion peÍlod is not required. lt iô noted that confirmallon of this will be given
by the Mfnister as paÉ of the LEP GateÂray determÛnation.
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1 1.0 Conclusion
This Planning Proposal seeks 1o facilitate the future delivery of a new park, whilst
providíng for no net loss of developnìent potential from the remaining pofiÎon of
the site.

The

I

a

I

Planning Proposal is consìdered justified f or the following reasons:

The proposal will enable the provision of a future pad( that will allow for
active and passive recreation uses by workers, residents and visitors of the
Ryde LGA and surrounding areas,

The proposal is consistent wÎth the objects of the EP&A Act, in that it
facilitatesthe provision of land for public purposes.

The proposal is consistent with the metropolitan, regional and sub-regional
strategic pÌanning framework, which all emphasise the need for high quality
public open space in strategic locations such as Macquarie Park. The
strategic framework also emphasises the jobs growlh potential of the
Macquarie Park Conidor, and the Planning Proposal ensures that this potential
is not lost through the provision of the publîc open space.

The proposal is consistent with the applicable SEPPs and Section 117
Directions.

The proposal will have no adverse environmental ¡rnpacts, in particular it will
not affect the potential delivery of jobs within the Macquarie Park Corridor.

ln light of the above, we would have no hesitation in recommend¡ng that the
Planning Proposal proceed through the Gateway præ.ess.

30 JBA. 15641



lndicative Draft Plan of Subdivision
Mepstead and Associates
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