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Executive Summary

Background and Overview

Macquarie Park sits in the Global Economic Corridor as identified in A Plan for Growing
Sydney. The Global Economic Corridor Is an area of concentrated employment, economic
activity and other uses in centres, transport gateways and industrial zoned land extending
from Port Botany and Sydney Airport, through Sydney C8D, north-west through Macquarie
Park, and towards Norwest, Parramatta and Sydney Olympic Park.

The Macquarie Park Corridor is positioned on a new growth trajectory, with significant
growth in residents and employment expected to further strengthen its Importance and
significance as one of Sydney's economic engine rooms and Sydney’s second largest
commercial office precinct after the Sydney CBD.

Despite there being a range of economic benefits associated with population and
employment growth, there are challenges associated with urban renewai and growth, In
urban planning terms, it is well accepted that growth puts pressure on infrastructure needs.
These needs include access to amenities such as quality housing, transport systems, roads,
schools, hospitals and police and fire services.

AEC Group have been commissioned to provide a clear understanding of key and critical
factors that underpin the success and competitiveness of business parks. This
understanding of key site selection factors will assist in understanding the sustainability of
Macquarie Park’s competitive position.

The Evolution of Business Parks

Over the past number of decades, business parks have transitioned from accommodating
warehousing and light manufacturing uses to inciude office uses in greater proportions.

< As the proportion of office space provided in business parks increases and further to their
tocation outside or on the fringe of the city, there is a growing need to provide a greater
range of amenities for workers. This includes, inter alia, shops, restaurants, childcare
centres, medical services, retail facilities and recreational space as well as housing in close
proximity.

Business parks are beginning to resemble a CBD in many ways, combining a retail offer of
shops, restaurants, banks and travel agencies as well as a recreational offer of gyms,

o ;.' swimming pool and playing fields. The availability of housing options in close proximity to
M- accommodate the worker population is also an important factor.
o

Occupier/Tenant Requirements

As businesses continue to evolve to remain competitive in the face of global and national
pressures, the primary focus for accommaodation selection Is to reduce cost and increase
efficiencies.

Businesses recognise that in order to keep their cost base lean, they need to ensure their
largest cost element (i.e. employees) is effectively managed. Ensuring that employees are
satisfied and happy in their working environment wiil not only assist staff retention rates
but improve staff productivity levels, On this basis, worker amenity and employee weilbeing
are critical factors that have come to the fore in recent years.

Worker Amenity

“Worker amenity” demanded by industry Is over and above statutory requirements, more
akin to those which are deemed social infrastructure items, i.e. childcare, gyms, public
recreation space, etc.

Annual office tenant surveys are instrumental in identifying trends in tenants’ leasing
decision making with recent surveys indicating that overwhelmingly, occupier needs are
focused on cost-cutting and achieving workspace efficiencies (Colliers International, 2012).
That said, there is increasing importance placed on location selection for attracting and
retaining staff and with a focus on staff health and employee wellbeing,
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Emplovee Wellbeing

In addition to worker amenity, social research shows that greenspace in business parks is
no less important for amenity and wellbeing (Gilchrist, Brown and Montarzino, 2014). The
use of greenspace and visual access to them supports employee wellbeing, thus positively
related to job performance and productivity,

Corporations are increasingly placing more importance on employee wellbeing. Empioyee
satisfaction and wellbeing are seen as key factors in workplace productivity and retention
of staff. This In turn has shaped how businesses select locations and configure their work
space (Colliers International, 2012).

Proximity of Housi
A number of key factors influence residential location cheice, one of these is proximity to

work. Research suggests that the time it takes to get to work is just as important as the
job itself (Oxford Properties and Environics Research Group, 2013):

» 76% of respondents wanted a reasonable commute to the office, The majority of those
surveyed said a commute time of less than 30 minutes was the appropriate travel time.

+ 50% of respondents considered commute time to be the No, 1 factor in choosing one
employer over another. (,\

+ The survey also found that once at the office, workers sought space that allowed them
to work collaboratively with other employees, is close to shops and other amenities and
Is energy-efficient.

¢1 Macquarie Business Park: Present and Future
¥ A Pian for Growing Sydney identifies that Macquarie Park sits in the Global Economic

Corridor. The Plan identifies, inter alla, the following priorities:

«  Work with council to retain a commercial core in Macquarie Park for long-term
employment growth.

* Work with councll to concentrate capacity for additional mixed-use development
around train stations, including retail, services and housing.

« Investigate potential future opportunities for housing in areas within walking
distance of train stations,

Since the completion of the Epping to Chatswood Rail Link in 2009 which resuited in the
opening of three new stations (North Ryde, Macquarie Park and Macquarie University), the
profile of Macquarie Park and its surrounds has lifted significantly.

Some 215,000sqm of new office space has been completed since January 2003 with strong { )
residential growth driven on several fronts: increased appeal of the area, desire for workers o
to live close to their place of work and growth in Macquarie University’s enrolment activity.

Future employment and residential growth expectations are equally strong with
coordinated planning by state and local governments leading to significant development
projects in the pipeline.

The NSW Bureau of Transport Statistics (BTS) forecasts that the population in Macquarie
Park will increase by 15,358 persons and increase by 12,872 employees by 2031,
representing an increase of 770% and 28% respectively from 2011.

Broadly, Macquarie Park’s continued growth will be driven on three key fronts:

* Macquarie Business Park
There is some 450,000sqm of commercial/retall floorspace in the pipeline in the
business park and commercial core.

+ Herring Road and North Ryde Station priority precincts
The prigrity precincts have the potential to deliver up to 5,400 new dwellings.

« Macquarie University’s growth plans
The university's growth over the last decade has been impressive, with growth in the
2003-2010 period amongst the highest of Australian universities.
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Macquarie University has significant expansion plans. A concept plan was approved for
400,000sgm of Noorspace outside the Academic Core, 61,200sqm of floorspace within
the Academic Core and 3,450 additional beds within the University Housing precinct,

Planning for and Delivering Social Infrastructure

The nature and composition of business parks has changed over the last two decades. A
range of uses are now incorporated into business parks as worker convenience and amenity
are of increasing importance to businesses and occupiers. Business parks increasingly
aspire to provide the offer of a CBD location, Macquarie Business Park is no exception,

In addition to residential-driven demand, increasingly, employment hubs such as business
parks are responding to demand from employers and employees for amenities such as
recreational and childcare facilities. Flexible and inviting workplaces that are not only
engaging within but engaging with the surrounding public domain are highly valued by
business and occupiers.

According to the Ryde Integrated Open Space Plan (Ryde Coundil, 2012), there is presently
an open space deficlency in the Macquarie Park Corridor that will be exacerbated by
planned growth. The Plan further indicates that two new major reserves suitable for
active and passive recreation and several smaller open space areas are needed to support
planned growth in Macquarie Park. These have significant funding and deiivery challenges.

The funding of public infrastructure has changed significantly over the past few decades,
the burden shifting from government budgets to an array of public-private arrangements
and user pays charges.

Statutory Funding Mechanisms

Current statutory funding mechanisms are fairly rigid in their scope of application, in that
only ‘additional’ demand resulting from new development can be funded via these
mechanisms, Furthermore, development contributions in established areas were capped to
$20,000 per dwelling in 2008.

More specifically, Ryde City Council’s Section 94 Development Contributions Plan (2007)

does not provide for public open space by non-residential development, implicit in this is

the presumption that only residential users demand public open space. As indicated by
gder contemporary tenant/occupier requirements, this presumption is incorrect,

Incentive-based Infrastructure Funding Mechanisms

o
{ B Incentive-based infrastructure funding mechanisms can be effective if conceived and
o implemented well, as demonstrated by the Green Square Community Infrastructure
Contributions (formerly known as the Green Square Bonus FSR System).

Green Square

Since its implementation over a decade ago, significant public domain and community
infrastructure works have been delivered in Green Square, Taday, the Sydney DCP 2012
outlines a list of "community infrastructure” that can be delivered in exchange for, subject
to a merits assessment, “additional fioorspace” In Green Square. Community infrastructure
items include public streets, pedestrian and bike networks and public open spaces.

The large scale renewal of Green Square (led by and ¢ross-subsidised by the residential
market) has been instrumental in delivering substantial amounts of community
infrastructure. But for the permissibility of residential uses in Green Square, the rate of
infrastructure delivery would conceivably have been much slower.

M ie Park Corrid
The City of Ryde Section 94 Development Contribution Plan 2007 does not provide for open

space by non-residential development, implicit in the now-outmoded presumption that only
residential uses demand public open space.

Ryde Council has recognised the need to fund the delivery of new roads and public open
space in Macquarie Park and has sought to do this via the Macquarie Park Corridor Planning
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Proposal {proposed Amendment 1 to the Ryde LEP 2013) wherein bonus floorspace can be
granted to proponents who deliver an acceptable package of infrastructure works.

When Amendment 1 to the Ryde LEP 2013 s effected, proponents of bonus floorspace in
Macquarie Park will be required to deliver items of infrastructure including new roads and
open space, At proposed contribution rates ($250/sqm of bonus FSR), the contributions
received and subsequent delivery of infrastructure could conceivably occur at a slow pace,
given that these are dependent on industry take-up of bonus commercial floorspace,

ms 5 H‘ - L A
Maoquarle Park ‘Is needed

A Strategy to Deliver Social Infrastructure in Macquarie Park

Architectus has developed a strategic planning framework by which Council could consider
a rezoning application for sites that have the ability to deliver public benefit and meet all
of the following specified criteria.

5
« Public open space ( -
Provide either new open space shown in the Draft Macquarie Park DCP 2014 or a new
1ha minimum public open space, designed to Council's reasonable requirements.

Where a site proposes to deliver the 1ha minimum open space, the site must be larger
than 3ha, thereby allowing for a 2ha development site for mixed uses.

The open space must have a frontage to a major road (Waterloo Road, Talavera Road,
Wicks Road or Herring Road) and one secondary street,

The proposed open space should satisfy specified design c¢riteria and be dedicated to

s Council on completion.
‘ + Non-residential floorspace

Provide a minimum of 20,000sqm GFA of non-residential floorspace.

+ Key worker housing
Deliver key worker housing (or Affordable Housing) at the rate of 3% of total dwellings
provided.

Up to 15% of the open space (1,500sqm) can be used to deliver the required key
worker housing.

+ Childcare facilities
Provide privately run childcare facilities suitable for 60 children.

+ Public domain
Delivery of all other required public domain on the site including roads and through site
links as nominated in the Draft Macquarie Park DCP 2014.

> 294 oS ,. - . !53
| ibtedly ppeal of
iness natiol leadlng wlntnaséd demand forﬁoorspaoe
delivery of additional jobs. (through increased overall employmemx
would support NSW Goverment and Council objectives of strengthenir
Macquarie Park’s position in the Global Economic Corrider, e

This Research Study mndudu that permitting residential
on seieded, apgropﬂ  sites in Macquarie Park which eomp wlm _;h  crite
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Introduction

Background and Overview

Macguarie Park sits in the Global Economic Corridor as identified in A Plan for Growing
Sydney. The Global Economic Corridor is an area of concentrated employment, economic
activity and other uses in centres, transport gateways and industrial zoned land extending
from Port Botany and Sydney Airport, through Sydney CBO, north-west through Macquarie
Park, and towards Norwest, Parramatta and Sydney Olympic Park,

Macquarie Park is located in the local government area of City of Ryde, about 12km north-
west of the Sydney central business district and Is one of Sydney’s major business hubs,
Macquarie Park contains three major employment anchors: Macquarie Business Park,
Macquarie University and Macquarie University Hospital, Macquarie Park is serviced by
three train stations, these include: Macquarie University Station, Macquarie Park Station
and North Ryde Staticon.

Macquarie Park is set to experience significant population and employment growth. The
NSW Bureau of Transport Statistics forecasts that the population in Macquarie Park will
increase by 15,358 persons and increase by 12,872 employees by 2031 (representing an )
increase of 770% and 289% respectively). Testament to this growth outlook is the quantum ( )
of development aiready in the pipeline, at various stages of planning and development. -

« Commercial proposals totalling some 450,000sgm of commercial floorspace,
» Residential proposals totalling more than 3,000 residential units.

Despite there being a range of economic benefits associated with population and
employment growth, there are also challenges associated with urban renewal and growth,
In urban planning terms, it is well accepted that growth puts pressure on infrastructure
needs. These needs include access to amenities such as quality housing, transport systems,
roads, schools, hospitals and police and fire services. A reduction in access and service
levels would result in @ commensurate reduction in quality of life. Urbanisation demands
equal emphasis be placed on social infrastructure, such as community centres, youth
centres, parks and sporting fields, so as to enable social cohesion in urban areas.

Many business parks have transitioned from providing warehousing and light
manufacturing space to include increasing amounts of office uses, As a result of the

increasing amount of office space (and office workers) located in business parks, the overall
composition of business parks has evolved to contain a range of facilities, including
restaurants, banks, medical centres and even travel agencies. These facilities are similar

to those that might be found in a CBD. As such, business parks are beginning to take the

shape of a CBD in some ways, they are becoming denser and more walkable centres, As a £
result, there is increasing demand and expectation for social infrastructure and facilities W7
that contribute to worker and resident amenity in business parks.

As business parks evolve, workers will be attracted to housing options in close proximity
to their place of work (i.e. people will want to live and work locally). This has broader
economic benefits as it promotes self-containment which improves the health of the local
economy.

1.2 Scope and Purpose

The overarching objective of the Study is to provide a clear understanding of key and
critical factors that underpin the success and competitiveness of business parks, including
the complementary residential development that they generate. This understanding of key
site selection factors will assist in understanding the sustainability of Macquarie Park’s
competitive position.

The importance of key infrastructure items is investigated against current and future
provision. Case studies, tenant/occupier surveys and a literature review collectively identify
key tenant requirements (e.g. open space, affordable housing for workers, childcare
facilities, etc.). The position and ability of Macquarie Park to respond to infrastructure need
is then analysed, specifically with respect to funding mechanisms available to Coundil,

The Study has sought to answer the following questions:
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+ In the context of expected growth {(employment and residential), do current and future
provision of social infrastructure (specifically open space, childcare facilities, key
working housing) affect Macquarie Park’s ability to be sustainable and competitive?

« Are there any impediments to achieving growth in Macquarie Park as envisioned by the
incentive scheme Introduced by Ryde LEP 2013 {Amendment 1) Macquarie Park
Corridor?

+ Incentive zoning - is it a viable method to procure critical items of community
infrastructure and what Is an appropriate strategic criteria framework to guide the use
of incentive zoning in Macquarie Park? Is residential permissibility the only viable
incentive, what about increased commercial density?

« What are the trade-offs (costs v benefits) should community infrastructure be obtained
via incentive zoning that permits residential uses within the Macquarie Business Park?

This Study together with a proposed Planning Strategy (Architectus, 2015) aims to define
and evaluate a strategic framework as to how key items of community infrastructure can
be secured.

Structure of the Study

Capital in search of investment is mobile and will gravitate to the most attractive
investment opportunity. In order to attract more private capital investment and grow,
Macquarie Park needs to not only remain sustainable but competitive as a premier business
park destination.

This study aims to, inter alia, investigate the factors required for sustainable growth in
Macquarie Park.

In order to understand how Macquarie Park can accommodate sustainable growth, it is
necessary to understand:

» Factors of success for similar business parks.
 Macquarie Park's competitive and future offer.

« Practical delivery of required and social infrastructure.
+ Cost-benefit trade off of accommedating social infrastructure on land designated for

understand the drivers of location selection and tenant requirements.

Chapter 4 examines the current employment composition of Macquarie Park, where
workers live and the industries that are highly represented. The chapter also examines
current and future provision for soclal infrastructure in Macquane Park.

Chapter 5 investigates the current and future competitive position of Macquarie Park,
recognising the impact of changing tenant requirements and surrcunding residential
growth. This chapter aiso analyses the various infrastructure funding mechanisms available
to Council to fund the required items of social infrastructure.

Chapter 6 evaluates the necessity for a planning framework and strategy to ensure required
infrastructure is able to be delivered in a timely manner. The cost-benefit trade-off is also
examined, particularly if lands designated for employment are appropriated for community
infrastructure and residential uses.

employment.
Chapter 2 provides an overview of Macquarie Park, the history of its growth and its future
g 1/; growth outlook.
":.;,_); Chapter 3 examines the evolution of business parks nationally and internationally to
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Overview of Macquarie Park

Location

Macquarie Park is located in the local government area of City of Ryde. It is located 12km
northwest of the Sydney central business district and it is one of Sydney’s major business
hubs, Macquarie Park contains three major employers: Macquarie Business Park, Macquarie
University and Macquarie University Hospital. Macquarie Park is serviced by three train
stations, these include: Macquarie University Station, Macguarie Park Station and North
Ryde Station.

A Plan for Growing Sydney identifies that Macquarie Park sits in the Global Economic
Corridor (refer to Figure 2.1). The Global Economic Corridor is an area of concentrated
employment, economic activity and other uses in centres, transport gateways and
industrial zoned land extending from Port Botany and Sydney Alrport, through Sydney CBD,
north-west through Macquarie Park, and towards Norwest, Parramatta and Sydney Olympic
Park.

Figure 2.1: Strategic Context and Location of Macquarie Park
Y - 3 ) . :;T

Source: NSW OPE (20143)
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Macquarie Park Corridor and Surrounds

Macquarie Park contains a range of land uses which are refiective of the different land use
zones which subsist in the area. Under the Ryde Local Environmental Plan 2014, the
eastern portion is zoned B4 Mixed Use, the core is zoned B3 Commercial Core and the land
on either side of the core is zoned B7 Business Park.

Importantly, DPE have identified two Priority Precincts which are located at the
northwestern and southeastern ends of the business park, these are Herring Road and
North Ryde Station Priority Precincts respectively. Both of these precincts have been
designated for substantial dwelling and population growth. The area northwest of Herring
Road (Macquarie University) falls under the State Environmental Policy (Major
Development) (Macquarle University) 2009 and is zoned SP2 Infrastructure (Educational
Establishment) and B4 Mixed Use,

Figure 2.2: Map of Macquarie Park Corridor

Source; Nearmap (201%)

From its early association with Macquarie University, Macquarie Park has developed into a
centre for research and technology activities. The occupiers are diverse within the range
of land use zones (refer to Figure 2.3).

o Occupiers in the B4 Mixed Use zone include Macquarie Retail Centre, Panasonic,
Macquarie University residential colleges.

« Occupiers in the B3 Commercial Core zone include financial services firms, medical and
pharmaceutical research and telecommunications companies. These include Orix,
Johnson and Johnson, Novartis Pharmaceuticals and Foxtel.

« Prominent occuplers in the B7 Business Park zone include Toshiba, CSIRO, Komatsu,
Astra Zeneca, Selko and Optus,
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2.3 Strategic Context and Locational Strengths

2.3.1  History of Macquarie Park - From Market Gardens to Major Employment Hub

In the 1970’s Macquarle Park was one of the outlying market garden areas serving Sydney,
Under the County of Cumberiand Scheme (1951) the area was protected from development
by a ‘green belt” zone. This zone comprised land surrounding the Sydney metropolitan area
which was designated for farming and recreational use.

In 1963 the NSW Government resumed the land to establish Macquarie University
(Sydney’s third university at the time). In addition to the university, land was rezoned for
residential and industrial development. This was done in recognition of the integral role
that universities can play in the development of industry clusters, Additionally, this was
consistent with a common United States practice where industry sponsors university
courses.

Over the past 30 years, Macquarie Park has developed rapidly from market gardens into a
major employment hub. One of the key factors which drove development in the initial
stages was its close proximity to the professional labour market located in Sydney’s
northern beaches and inner northern suburbs. A secondary driver was the transport links
to service markets in Chatswood, North Sydney and the Sydney CB8D.

It was during the 1990s that the area developed as home to various multinational
corporations. Over the subsequent decade, the amount of warehouse and distribution
occupiers decreased and office occupiers came to prominence.

Over 200 hectares of industrial land has been rezoned in the last two decades to create
Macquarie Business Park.

2.3.2 The Evolution of Macquarie Park and Planning Controls

The aim of the planning controls for Macquarie Park Is to guide evolution of the area from
Business Park to urban centre, making it more attractive to workers and Ryde residents
through the provision of an effective access network and parks, plazas and other recreation
opportunities whilst also encouraging employment diversity.

e & In order te support the growth and development of Macquarie Park, Ryde Councll has since
® 2006 impiemented various planning controls and initiatives.

: In 2008 refinements to strengthen the incentive planning controls were included in a Draft
d Local Environmental Plan amendment (DLEP Amendment 1). However, due to legal
. complexities regarding the proposed incentive controls, it toock nearly two years of
= negotiation with the Department of Planning and Infrastructure {(DoPl) before they were
T satisfied that the LEP was compilant with legislative requirements and in particular, the
o standard template for LEPs, The delay in approving DLEP Amendment 1 for exhibition
meant that the financial incentive model prepared by Council in 2007/8 was out-dated and

required review.

To address this, Coundil allocated funds in the 2011712 budget to review the Macquarie
Park Development Control Plan and OLEP Amendment 1, The 2011/12 review
recommended new open space and roads networks and changes to the planning controls,
in recognition of a public open space deficiency and a need for new roads. The review aiso
proposed a planning incentive scheme to assist with funding needed infrastructure.

It was proposed that the Ryde Local Environmental Plan 2013 Draft (Amendment 1)
Macquarie Park Corridor introduce an incentive scheme that defers an availability of
additional Floor Space Ratio (FSR) and height until the developer negotiates with Council
to deliver roads and/or parks or contribute towards these. Once this agreement is executed
the greater height and FSR Is made available through a minor site specific LEP amendment.
The scheme is voluntary and if a developer chooses not to enter into the agreement the
provisions of the existing Ryde LEP 2013 will apply. This changes have not as yet been
implemented.
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2.3.3 Vision for Macquarie Park

A Plan for Growing Sydney

A Plan for Growing Sydney identifies that Macquarie Park sits in the Global Economic
Corridor, The Global Economic Corridor is an area of concentrated empleyment, economic
activity and accommeodates a range of other uses. These activities are accommodated in
centres, transport gateways and industrial zoned land extending from Port Botany and
Sydney Airport, through Sydney CBD, north-west through Macquarie Park, and towards
Norwest, Parramatta and Sydney Olympic Park.

Furthermore, The Plan states that by 2030, there will be demand for around 190,000 new
stand-alone office jobs: around 75% of these will likely seek to locate in Sydney's 10 major
office markets. Many of these jobs will be outside Sydney CBD and North Sydney, in the
eight suburban office markets of Chatswocd, Macquarie Park, Norwest, Parramatta,
Rhodes, St Leonards, Sydney Olympic Park and South Sydney, situated along the Global
Economic Corridor.

With specific regard to the Macquarie Park, The Plan identifies the following priorities:

« Work with council to retain a commercial core in Macquarie Park for long-term
employment growth.

«  Work with council to concentrate capacity for additional mixed-use development (\
around train stations, including retail, services and housing.

« Facilitate delivery of Herring Road, Macquarie Park Priority Precinct, and North Ryde
Station Priority Precinct,

+ Investigate potential future opportunities for housing in areas within walking
distance of train stations.

+ Support education and health-related land uses and infrastructure around Macquarie
University and Macquarie University Private Hospital,

« Support the land use requirements of the Medical Technology knowledge hub.

+ Investigate a potential light rail corridor from Parramatta to Macquarie Park via
Caringford.

+ Investigate opportunities to deliver a finer grain road network in Macquarie Park.

« Investigate opportunities to improve bus interchange arrangements at train stations.
*»  Work with council to improve walking and cycling connections to North Ryde station.

The importance and significance of Macquarie Park is recognised in state and local planning
documents, its future prosperity underpinned by the priorities of governments.

2.4 Future Growth Outlook

The NSW Bureau of Transport Statistics (BTS) forecasts that the population in Macguarie
Park will increase by 15,358 residents and by 12,872 employees towards 2031. This
represents a phenomenal growth of 770% and 28% respectively (detail in Table 4.8).

There are a number of commercial development applications in the pipeline for Macquarie
Park, these cumulatively proposing a total of some 455,286sqm of commercial fioorspace
while more than 3,000 residential units are at various stages of planning and delivery. A
list of commerdial/retail proposals are detailed in Appendix 8.

Business Park (B3 and B7 Zoned Lands)
With regard to the land zoned B3 Commercial Core and B7 Business Park, there are a
number of development applications and projects in early planning in the pipeline,

+ The Macquarie Park Commerce Centre (located at 396 Lane Cove Rd, 32-46 Waterioo
Rd & 1 Giffnock Avene) is a major project and will involve the construction of a 17
storey retail/commercial building (total floorspace of 83,368sqm). The project is still at
the concept plan approval stage and is expected to be completed in 2020.
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« The Land and Property Management Authority (LPMA) plans to develop a Defence
Technology Hub (located at 45-61 Waterloo Road), expected to be high-tech hub that
includes major commercial office space and ancillary facilities. This is still in the very
early planning stages (it is expected to be completed by 2020), nonetheless is provides
insight into the types of uses Macquarie Park will cater for in the future.

A number of 5-6 storey commercial buildings are under construction along Talavera Road
and Waterloo Road.

Macquarie University

it is well documented that Macquarie University has significant expansion plans. Macquarie
University has an approved concept plan for:

« 400,000sqm of commercial gross floor area outside of the Academic Core.
« Additional 61,200sam of academic gross floor area within the Academic Core.
« Additional 3,450 beds within the University Housing Precinct for University purposes.

The concept plan also includes provision of open space as well as cycle paths. A masterplan
is now in place to guide the development and staging of the university’s planned expansion.

Priority Precincts

NSW Department of Planning and Environment has designated two precincts for urban
renewal and future growth, located immediately to the northwest and southeast of
Macquarie Park - Herring Road and North Ryde.

These Priority Precincts (formerly known as Urban Activation Precincts) are identified as
areas which are suitable for urban renewal including increased housing within the Priority
Precincts program to coordinate planning and investment to revitalise local centres,
services and infrastructure.

e + Herring Road
2 This Priority Precinct envisages development of medium to high density housing that
could achieve up to 5,400 new dwellings by 2031.

+ North Ryde Station
This Priority Precinct is envisaged to accommodate 3,000 homes and 1,500 jobs by
2031. There has been a significant amount of work done regarding social Infrastructure
this precinct is assessed to require approximately 2.4ha open space, public plazas and
a multi-purpose community facility.

p-.
N
RS ry

2.5 Challenges

The Macquarie Park Corridor is positioned on a new growth trajectory, with significant
growth in residents and employment expected to further strengthen its importance and
significance as one of Sydney's economic engine rooms and Sydney's second largest
commercial office precinct after the Sydney CBD,

Despite the range of economic benefits asscciated with population and employment
growth, urban and renewal and regeneration is not without its chailenges. Al forms of
growth exert pressure on existing infrastructure networks, not just from a quantum but
also from a suitability-for-needs perspective.

As areas renew and regenerate, the infrastructure needs of its workers and residents
change, therefore demand for and access to amenities such as quality housing, transport
systems, roads, schools, hespitals and police and fire services should be considered in the
appropriate context,

Urbanisation also demands more emphasis be placed on social infrastructure, such as
community centres, youth centres, parks and sporting fields, etc. so that urban renewal
areas can contribute to reducing sccial disadvantage and maintaining soclal cohesion,
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Business Parks

What is a Business Park

‘Business park’ is a term that originated from United States in the 1960°s/1970's and was
used to describe several buildings in a low-rise development on a greenfield site. This was
often located on the city fringe, occupied by large tenants who need significant amounts of
office space at a comparatively low price and in a pleasant countryside environment.

The demand for business park space has traditionally been highest from IT firms, FMCG
(fast moving consumer goods), telecommunications, pharmaceutical and other companies
who, unlike law firms or investment banks, do not place as much emphasis on office
location prestige.

In many ways a business park combines the characteristics of an industrial park and an
office park, the activities and appearance of the business park conveying a multi-use
environment.

“Planned multi-use developments” have been suggested to be the most advanced form of
business park (PCA, 2000). Design, land use and transportation patterns, occupancy and
operation are carefully planned to accommodate a range of activities from employment- =
based office and industrial activities to commercial services, recreational facilities and ( y
housing. These developments are often designed to be seif-sufficient, with basic worker
requirements provided within their boundaries. In many respects these developments are

designed to replicate the offer of a city CBD environment.

Australian and NSW Context

There are a number of business parks in Sydney and across capital cities across Australia
- Macquarie Park is one of Sydney’s premier business parks.

In NSW, 'business park' is a separate zone (B7) under the NSW standard LEP template,
the zone having the following objectives:

« To provide a range of office and light industrial uses.
« To encourage employment opportunities.

« To enable other land uses that provide facilities or services to meet the day to day
needs of workers in the area.

= To encourage industries involved in research and development.

Although accommodating a mix of commercial and light Industrial activities and functions,
the co-location of the B7 Business Park zone with the B3 Commercial Core zone in Vi
Macquarie Park presents it with a strong commercial focus. L

The success of business parks around the country has been a result of the dynamism of
the property industry, constantly reinventing floorspace and accommodation formats to
meet the ever-changing needs of industry. The spatial transformation of commercial
development favouring highly adaptable out-of-centre locations is the result of a
combination of soclal, economic, technological and policy trends.

The rate at which deveiopment occurs is significantly influenced by planning policy which
is guided by compact and sustainable city ideologies. This policy philosophy of compact
cities is intended to ensure the capital cost of economic infrastructure (usually by
government) is leveraged and most efficiently used, this planning approach accordingly
affecting the spatial dispersion of development.

Against an international review of literature, the following sections examine how business
parks have evolved over time and the key success factors for business parks.

3.2 How have Business Parks Evolved
Business parks continually evolve. It is well documented that the first "planned industrial

estate” dates back to 1800, when a company in Manchester, England bought a 1,200 acre
estate and called it Tafford Park Estate. In the 1970's large corporate organisations in the
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United States like IBM developed low scale corporate campuses on greenfield sites, Being
greenfield sites, these campus type developments were heavily reliant on the automoebile.

Businesses today are increasingly looking for office space in businesses parks which they
can lease rather than own (Frej and Mazullo, 2001), enabling firms to expand and contract
as they need to. In addition, the types of uses located at business parks have transitioned
from warehousing and light manufacturing to include office uses in greater proportions, As
a consequence of the increasing amount of office space locating in business parks, the
demands of users is changing to demand locations that combine a retail offer of
restaurants, banks and travel agencies as well as a recreational offer of gyms, swimming
pool and playing fields as well as affordable housing close by for the working population.
As such, business parks are beginning to take the shape of a CBD in some ways, they are
becoming denser and walkable centres.

Unlike the traditional business parks whereby the only way to access them was by
automobile, these new business parks are increasingly centred around train stations. As a
result, they increasingly reflect transit-orientated design (TOD) principles.

Erom Greenfield to Brownfield Sites

Traditionally business parks have been developed on greenfield sites. However, research
undertaken by the Urban Land Institute {(ULI, 2001) suggests that increasingly business
parks are being developed on brownfield sites. Some of the key reascns the ULI suggest
that make using brownfield sites a viable propesition is that they are close to transit
infrastructure and close to retall provision, An example of where this has occurred is Twin
Lakes Business Park in Minnesota which involved the redevelopment of a 275 acres
industrial site into a business park, The masterpian for the business park Incorporated
walking paths, day care facilities and a gym. In addition, it incorporated approximately 600
unit housing (townhouses and apartments). Most of the dwellings were delivered at market
rate, however, some units were made to be more affordable to those earming 80% of the
area’'s median income.

Emplovee Wellbeing
As the proportion of office space provided in business parks increases and further to their
location outside or on the fringe of the city, there is a growing need to provide a greater

2014). Research suggests that both the use of greenspace and visual access to them
supports employee wellbeing. Research studies that have gathered employee data and
applied them in multiple regression analysis have found that higher subjective wellbeing
and job satisfaction at work are positively related to job performance, productivity, and
organisational citizenship (e.g. being cooperative, friendly and trustworthy). These have
positive implications for economic benefits.

Employee satisfaction and wellbeing are critical factors that underpin location selection and
bullding leasing decisions. These factors are discussed in sections 3.3 and 3.4.

5 range of amenities for workers. This includes, inter afia: shops, restaurants, childcare

’ - centres, medical services, retail facilities and recreational space, as well as housing in close
proximity.

& ’ In addition to worker amenities provided for within business parks, greenspace in business

‘J‘..‘i] parks is no less important for amenity and wellbeing (Gilchrist, Brown and Montarzino,

3.3 Drivers of Location Selection and Investment Attraction

There are many factors that influence decisions for business relocation and investment
attraction. The Area Development Corporate Survey (2014) is a survey of businesses in
the United States of America. The survey focuses on Issues such as expansion/ relocation
plans, the importance of site selection and quality of life factors in planning decisions,
environmental sustainability and the economic climate, Each year the survey ranks the top
25 site selection factors when choosing a facility.

While the survey is based in the United States and the operating environment there is
different from Australia, the survey contains many solid indicators as to how businesses
make location decisions.
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In 2014, the survey found the availability of skilled labour was the top concern for
businesses, followed by highway accessibility and labour cost. Occupancy costs are a major
factor, this also identified to be important in a tenant survey (section 3.4).

Table 3.1: Corporate Site Selection Factors, 2013

2013 Score

Note: Percantages are the total of “very important” and “mportant” ratings of the Area Development Corporate Survey,

Source: Aces Development Carporate Survey (2014). vy
The same survey asked business decision makers in the United States about quaiity of life, {\_ E
which is another important locaticnal aspect that supports the quality of an area. While

not as conclusive as the site selection factors, these results demonstrate that quality of life

in an area is important for site selection and investment decision making.

Table 3,2: Corporate Quality of Life Factors, 2013

Note: Percontages e the total of “very impertant” and “mportast” ralings of the Area Developmant Comporate Sunary,
Source: Aea Devalopment Corparate Survey (2014).
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Low crime, access to healthcare, housing, schools and recreational opportunities as well as
cost of housing featured prominently and provides insights into the type of quality of life
factors that can impact business investment decisions.

Occupier/Tenant Requirements

Cost of Accommodation

Workplaces which are amenity rich are viewed favourably by occupiers when making
location and building selection. Notwithstanding this, when occupiérs and tenants evaluate
their leasing options - what fundamentally underpins the decision is cost (Colliers
International, 2012).

There is no doubt occupiers and tenants are attracted to Macquarie Park due to the good
value for money proposition that it offers. As a comparison,

« Prime grade rents in Macguarie Park are $320/sqm-$390/sqm (net) and secondary
grade rents are $280/sqm-$300/sgm (net).

e« Prime grade rents in St Leonards are higher and range between $430/sgm and
$450/sqm (net).

« Prime grade rents in Chatswooed range from $400/sqm to $450/sqm (net).

A key factor which enables Macquarie Park to compete effectively with Chatswood and St
Leonards Is the better value for money that it offers, the availability of large floorplates
and close proximity to the shopping centre, cafes and train stations. In addition the direct
freeway connection to the Sydney CBD enhances its attractiveness.

As businesses continue to evelve to remain competitive in the face of giobal and national
pressures, the primary focus for accommedation selection is to reduce cost and increase
efficiencies,

Worker Amenity

As a proportional of total business cost, property occupancy costs (e.g. rents, outgoings,
etc.) represent a small proportion, suggested to be in the region of 5%-10%. A key
proportion of business cost is employees. As a consequence, despite the importance of cost
in the location and building selection process, research suggests that the extent and quality
of worker amenity is an increasingly important factor in location selection as employers
seek to minimise employee cost by optimising employee productivity and retention.

“Waorker amenity” that is sought by businesses is beyond the basic amenities that all
workplaces are to provide under the Local Government Act 1995 and the Building Code of
Australia (BCA). These legisiative documents require the following amenities: air quality,
temperature controls, workspace, lighting, seating, washing faciiities, toilets, change
rooms, dining facilities, drinking water and the provision of suitable access and egress.

“Worker amenity” demanded by industry is over and above statutory requirements, more
akin to those which are deemed social infrastructure items, i.e. childcare, gyms, public
recreation space, etc.
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The next saction examines the role and influence of employee wellbeing in site and building
selection,

Emplovee Wellbeing

Corporations are increasingly placing more importance on employee wellbeing. Employee
satisfaction and wellbeing are seen as key factors in workplace productivity and retention
of staff. This in turn has shaped how businesses select locations and configure their work
space (Colliers International, 2012).

In Macquarie Business Park major occupiers like AstraZeneca, a British-Swedish
multinational pharmaceutical and biologics company which is one of Australia’s largest
private sector investors in medical research and development (R&D) places a strong
emphasis on the health and wellbeing of its employees. The company has a Health and
Wellbeing Strategy, which provides a framework for promoting heaith and wellbeing and
managing and measuring related activities consistently across the company (AstraZeneca,
2015), Broadly the health and wellbeing initiatives aligned with Strategy include:

¢ Health promotion activities.

» Home-work balance initiatives. ( \;
« Ergonomically-designed working environments.

+ Fitness opportunities.

» Healthy eating options in restaurants.

Another major occupier in Macquarie Business Park is Optus, and like AstraZeneca, Optus
have a clear focus on employee health and wellbeing. In 2012 Optus recruited a Health
and Wellbeing Manager and launched a new "My Wellbeing’ program which inciudes a
personalised online health risk assessment, flu vaccinations, moblle dental service and
Employee Assistance Program for employees. Furthermore, at the Macquarie Park facility,
Optus provides an onsite childcare faclility.

Proximity of Housing

A number of key factors influence residential location choice, one of these is proximity to
work, Results from a survey undertaken in Canada suggests that the time it takes to get
to work is just as important as the job itself. A survey by Oxford Properties and Environics
Research Group (Oxford Properties and Environics Research Group, 2013) found:

s 76% of respondents wanted a reasonable commute to the office. The majority of those
surveyed said a commute time of less than 30 minutes was the appropriate travel time.
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* 50% of respondents considered commute time to be the No. 1 factor in choosing one
employer over another.

= The survey also found that once at the office, workers sought space that allowed them
to work collaboratively with other employees, is close to shops and other amenities and
Is energy-efficient.

Whilst proximity to work may be one selection factor in residential location choice, it is
important to acknowledge that generally, house price gradient will be negatively related to
distance from an employment node (Osland et al, 2011). As such, price of housing is aiso
a factor when workers consider their residential location.

Traditionally houses prices declined with distance from the central business district.
However, where there are multiple employment nodes (i.e. Macquarie Business Park) the
complexity level of the issue is raised. The median price of houses in proximity to Macquarie
Park® is currently at $1.275m in the 12 months to December 2014 (Department of Family
and Community Services, 2014), comparable to the Ryde LGA median house price of
$1.3m. In contrast the median unit price in Macquarie Park? is at $613,000, marginally
lower than the Ryde LGA median unit price of $623,000.

Case Study Analysis

In order to understand the key characteristics and environment required for successful
business parks a series of case studies (national and international) was examined.

The review identified several core themes which have contributed to the success of each
business park.

+ Centrally located with good transport infrastructure (road and rail).
* Accessibility to highly skilled knowledge workforce.

» Good communications and ICT infrastructure.

» High quality, modern and flexible building and business park design,
+ Good business and personal amenity.

The business parks analysed offer varying degrees of facilities and items of social
infrastructure that contribute to worker amenity. Depending on their origins of
development, some business parks have transitioned to include these facilities over time
while some business parks have been developed with these facilities from the outset.

@
.
P

! Postrode 2113 which includes suburbs of Macquarie Park, North Ryde and East Ryde
 Jud
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Table 3.3: Multi-use Facilities in Business Parks

Business Park | Description and Occupiers Social Fadilities and Worker Amenity

-

Source: AEC
Norwest Business Park (NSW) is an example of a business park in the early stages of
transition to incorporating a mix of uses,

Intech Business Park (Indianapolls, US) is a business park which has been developed with
social infrastructure facilities from the outset while Zuidas (Amterdam, The Netherlands)
Is a business park which has significantly transitioned over time to include residential uses
in addition to social infrastructure facilities.

Even though these business parks are at different stages of development, they all provide
insight into the importance of sodal infrastructure incorporated and co-located with
commercial uses within business parks.
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Figure 3.1: Intech Park Land Use Plan

Source: hito. e iniechpari.Cony (2015)
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Figure 3.2: Zuidas Aerial Image

Tty » oo

Source: hitp:LS0.00. VIINRARIS (2015)

3.6 Implications for Macquarie Park

i The configuration and composition of business parks is evolving. Macquarie Park is no
'i; exception. This change may be observed to occur on two fronts:

+ Inclusion of multi-use facilities
Business parks are evolving to comprise a full offer of services fadlities, successful
business parks are observed to accommodate a range of uses, including medical,
support business services, retail, recreational, residential, leisure and hotel
accommaodation.

+ Greater tenant emphasis placed on worker amenity and employee wellbeing
Tenant requirements are evolving to place more importance on employee satisfaction
and wellbeing, less on ESD and building sustainability. Access to gyms, swimming
pools, green space, childcare facilities, affordable housing, etc. is becoming increasingly
important. Tenant expectations are almost akin to replicating a CBD location,

Population and employment growth will increasingly put pressure on social infrastructure
networks and provision, this is a given. The need for increased social infrastructure in
Macquarie Park is driven on two fronts:

* New growth in Macquarie Park Corridor.

« Growing demand from occupiers in the business park to service workers and for
employee satisfaction and wellbeing.

These two components of growth combined have significant and complex implications for
Macquarie Park.

The relevance of the evolution of business parks and implications for Macquarie Park are
Investigated in Chapter 4,
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4. Macquarie Business Park: Evolution and
Growth

4.1 Employment and Business Profile

4.1.1 Macquarie Business Park

Macquarie Park is a business precinct located just 12km north-west of the CBD, and is
Sydney's second largest commercial office precinct after the Sydney CBD. Some of the
growing list of tenants include: Microsoft, Sony, Optus, Johnson & Johnson and Goodman-
Fielder.

Macquarie Park is continually evolving, over the past 20 years with the rezoning of 200
hectares of industrial Jand to create a thriving business centre. Macquarie Park Is on the
Chatswood to Epping Rail Line and a major stop for bus services from key centres such as
Parramatta, North Sydney and Castle Hill.

The proposed Sydney Metro train line will connect to the proposed extension of the North
West Rail Link at Chatswood, run under the city and connect to the Bankstown line at
Sydenham, It's the first step In introducing next generation rapid, fast-seryice metro trains
to Sydney CBD.

The park is accessibie by car via the M2, M4, M7 and Lane Cove Tunnel. The Macquarie
Centre alsc operates the Biz Park shuttle, which offers free transit between the Centre and
around the business park.

Macquarie Park contains the following facilities and social Infrastructure items that
contribute to worker amenity, these include:

* Restaurants and cafés, retail facilities, i.e. Macquarie Centre,

« Fitness centres.

» Childcare centres.

» Public open space, i.e. Christie Park, Fontenoy Park, Tuckwell Park and Wilga Reserve.
This will be discussed in further detail in section 4.3.

4.1.2 Employment Profile

This section summarises key socio economic characteristics of Macquarie Park, combining
different data sets, across varlous levels of geographies as outlined below:

S
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Table 4.1: Data Sources

Employment by Industry Macquarie Park Precnct/Ryde LGA | Bureau of Transpart Statistics
Employment by Ocoupation Macquare Park Precinct/Ryde LGA | Bureau of Transport Statistics
Method of Transport to Work Macquarie Park Precinct Bureau of Transport Statistics
Employment by Income mz‘mm Bureau of Transport Statistics
|_Journey to Work (simple) Magcquane Park Precnct Bureau of Transport Statistics
Journey to Work (cross tabulated i.e. by Ryde LGA ABS

Lorigin by income, by origin by industry)

Source: AEC

Given that various databases have been utilised, totals from different datasets (i.e.
employment by occupation, employment by industry) may not add up due to different
rounding, statistical analysis and reporting technigues.

Employment Profile
Key employment data for Macquarie Park highlights that:
s Estimated employment of approximately 40,450 people in 2011,
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» Wholesale trade (22.0%), information, media telecommunications (19.4%) and
professional scientific and technical services (18.8%) are the largest employers.

*» Key occupations include professionals (38.2%), managers (21.7%) and clerical and
administrative workers (17.3%) reflective of its industry profile.

Table 4.2: Employment Profile Overview, Macquarie Park Precinct

Indicator Macquarie Park

Total Employment (Number]
2011 40,475
| Key Industries (2011, % of Totat Employment)
Wholesale Trade 22.0%
| Information, Meda Telacommunications 19.4%
| Professional, Scentific and Technical Services 188%
Professionals 38.2%
Managers 21.7%
Clarical and Administrative Workers 173%
$70,409 Y\
*Macquaris Park-Marsfeld SA2 (
Scurce: BYS (2014)
The following sections investigate at a finer grain the composition of employment.
Employment by Industry

In 2011, Macquane Park employed 40,475 workers, representing approximately 54% of
those employed (74,500) across the Ryde LGA, demonstrating Macquarie Park’s
significance to the Ryde local economy.

Wholesale trade (22.0%), information, media telecommunications (19.4%) and
professional sclentific and technical services {(18.8%) are the largest employers. Other
sectors represented In Macquarie Park include manufacturing (12.0%), retail trade (6.3%)
and health care and social assistance {6.0%). This highlights a broad industry mix,
comprising white collar, blue cellar and service based industries, though with a larger
concentration of white collar dominated Industries.

The Ryde LGA comprises an even broader Industry mix, and in particular a larger proportion
of workers in education and training and health care and social assistance.

Table 4.3: Employment by Industry, 2011 (19 Sector - 1-Digit ANZSIC)

Industry Macquarie Park Ryde LGA {
Employment % of Total Employment 9% of Total '
Agricutture, Forestry and Fishing 29 0.1% 48 0.1%
Mining 44 0.1% 60 0.1%
Manufacturing 4,844 12.0% 6,787 9.1%
Blectricity, Gas, Water and Waste Sendces 34 0.1% 378 0.5%
Construction 1,720 4.2% 3,879 5.2%
Wholesale Trade 8,923 22.0% 10,825 14.5%
Retail Trade 2,561 6.3% 5,999 8.0%
Accommodation and Food Services 848 2.1% 3,035 4.1%
Transport, Postal and Warehousing 265 0.7% 864 1.2%
Information Media and Telecommunications 7,860 19.4% 8,234 11.0%
Finandial and Insurance Services 502 1.2% 564 1.3%
Rental, Hiring and Real Estate Services 352 0.9% 867 1.2%
Professional, Scientific and Techrical Services 7,596 18.8% 10,221 13.7%
Administrative and Support Senvices 959 2.4% 2,087 2.8%
Public Administration and Safety 265 0.7% 2,210 3.0%
Education and Training 283 0.7% 6,782 9.1%
Health Care and Social Assistance 2,438 6.0% 8,453 11.3%
AECgroup 2
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Macquarie Park Ryde LGA
Employment %6 of Total Employment %% of Total
Arts and Recreation Services L 492
Other Services 890 2.2% 2,344 3.1%
Total - 40475 100.0% 74,527 100.0%
Note: Totals may not add up to other BYS tadies due to different d utitsed and ng
Sowe: BTS (2014)

Figure 4.1: Employment by Industry, Macquarie Park and Ryde LGA, 2011

Information Medis and Telecomemunications e et —
Professiconal, Scentific and Technica! Servioss: | ee—
Manfactuing S ——
Retai Trode MENNNSNNN
Heotth Care and Sodal Assistance IR oo
Construction  NNEEE——.. {
Administrative and Support Services ISR,
Other Services IR,
Accommodation and Food Services T
Financsal and Insurance Services 1
Rertal, Hiiing &nd Real Estats Services .
Eucation and Training  Msmensmiminisms
Transport, Postal and Warehousing M
Putlic Administration and Safety M
Arts B0d Recreation Services b = Macquarie Park
Maning | ® Ryde LGA
Blectricity, Gas, Water snd Waste Services |y
Agricuture, Forestry and Fishing |
0% 5%

10% 15% 20% 5%
9% of Total Employment
-l Note: Place of Work Data.

e Source: BTS (2014)

Employment by Occupation

*ﬁ The employment profile of Macquarie Park primarily comprises professionals (38.2%),

managers (21.7%) and clerical and administrative workers (17.3%), reflecting a large

representation of jobs across white collar dominated industries such a professionals,

{ scientific and technical services. With a broader industry mix the farger Ryde LGA is also
o represented by a more balanced employment by occupation mix.

Table 4.4: Employment by Occupation, 2011 (1-digit ANZSIC)

| Managers 8,776 21.7% 13,101 17.6%
Professionals 15,455 38.2% 25,993 34.9%
Technicians and Trades Workers 4,001 9.9% 7,836 10.5%
Community and Personal Senvice Workers 759 1.9% 4773 6.4%
Clerical and Administrative Workers 7,001 17.3% 11,901 16.0%

| Safes Workers 2,943 7.3% 5,785 7.8%

| Machinery Operators and Drivers 606 1.5% 1,883 2:3% |
Labourers 939 2.3% 3,258 4.4%
Total 40,479 100.0% 74,530 100.0% |

Note: Totals may act acc 1 o other BTS tables cue to different & utitsed and g

Source: BYS (2014)
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Average Income

The average yearly income in the Macquarie Park-Marsfield SA2 ($70,409) is higher than
that across Ryde LGA ($64,445) in 2011, given larger proportion of workers with a yearly
income of $104,000+ (highest income range bracket), respectively 27.3% in the former
and 22.4% In the latter. This is primarily expected to be influenced by a larger presence of
white collar industries across Macquarie Park-Marsfield SA2, such as across professional,
scientific and technical services, which often are associated with higher incomes.

Table 4.5: Income, Place of Work, 2011

Income Macquarie Park - Marsfield SA2 Ryde LGA
Percentage (%) Percentage (%)
| $0-57,799 3.2% 4.4%
$7.800-$12,999 2.1% 3.0%
$13,000-520,793 2.5% 3.5%
_go.mm.m 5.7% 8.0%
$31,200-841,593 8.5% 10.9%
$41,600-$51,999 9.9% 10.7%
|_$52,000-$67,593 12.1% 12.1%
$67,600-$83,199 11.4% 10.4% ( '
_$83,200-$103,999 17.3% 15.1% .
$104,000 or more 27.3% 224%
Total (%) 100.0% 100.0%
Income $70,409 $64,445
Note: average income differs to that identified in "Journay to Work” given the dfferent level of geographies (Macquarie Park-

Marsfieid SA2/Ryde LGA) and sources (BTS/ABS respectively) used
Source: BTS (2014)

Mm:quade Park oompﬂss a broad lndustry mtx, hnWever with a telattvely Ngh,
uome ation of whn'e colfar dominated industries, such as professlonal, sdentlnc and

er ptbporﬂon of ﬂar oq:i:upaﬂons suth as prufessionals and managers, )
. considerably high incomes..

me maustry mlx provides good growth prosper.ts

‘Significantly, the abllity to attra I labour is cr
pvomotlng lnvstment and attracting addiuonal such busfnesses bo mcauarie Park.
4.1.3 Where Workers Live £

Journey to work analysis answers key questions about commuting workers, such as: how
many workers commute to a particular area, where they live, what industries they work
in. Such analysis is useful, having significant implications for town planning, dwelling
requirements, Infrastructure demand, demand for retail and office space, employment land
uses and many other aspects of a local/regional economy.

Journey to work data has been applied to Macquarie Park precinct to understand the flow
of workers to the precinct and method of transport utitised.

*» Macquarie Park comprises a low proportion of workers who live in the catchment LGA
(Ryde LGA), with only 10.7% of employees working in the precinct also living in Ryde
LGA.

* As such, nearly 90 out of every 100 workers employed in Macquarie Park are
commuting to work from outside the Ryde LGA. Therefore, the LGA has potential to
improve its containment rate and employ a larger proportion of residents living in the
local area, to reduce commuting times and pressure on the road system,

+ Approximately an additional 35% of workers in Macquarie Park commute from
surrounding LGAs, implying refatively short commuting patterns for these workers.
However, 55% of workers commute from LGAs further afield implying longer
commutes,
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« The majority of workers rely on private vehicle transport to get to work, with
approximately two thirds of workers travelling by car. Approximately 20% of workers
take public transport to work, with opportunities to increase public transportation
accessibility for workers travelling to Macquarie Park.

Table 4.6 outlines the origin of Macquarie Park workers, categorising them by the top 10
local government areas and indicating that only 10% of Macquarie Park workers live in the

Ryde LGA.

Table 4.6: Movement to Macquarie Park, 2011
Origin LGA No. % of Total
Ryde 4,330 10.7%
Hormsby 3,600 9.4%
The Hils Shire 2,598 7.4%
Blacktown 2,686 6.6%
Parramatta 2,451 6.0%
Ku-ring-gai 2,128 5.3%
Warringah 1,514 3.7%
Sydney 1,470 3.6%
Wiloughby 1,234 3.0%
North Sydney 1,206 3.0%
Other LGAS 16,679 41.2%
Total 40,487 100.0%

Noto: Tokals may ok 333 Up 1o ther BTS tabies cup to different databases ubised and rounding.

Source: BTS (2014}

Table 4.7: Method of Transport to Work; Macquarie Park 2011

Method of Travel No, % of Total
Car s driver 26,528 - 65.5%
Train 5,372 13.3%
Did not go to work 2,412 6.0%
Bus 2,208 5.5%
Car a5 passenger 1,612 4.0%
Othear 2,343 5.8%
Total , 40,475 100.0%

Note: Totas may not 533 up 1o other BTS tables due to Aifferent datadases utifsad and rounding.

‘ Source: BTS (2014)

4.2 Future Employment and Residential Growth

The completion of the Epping to Chatswood Rail Link in 2009 resulted in the opening of
three new stations, i.e. North Ryde, Macquarie Park and Macquarie University. Delivery of
the 13km underground line also included a rebuild of the Chatswood interchange, a major
upgrade of Epping station, upgrade of the North Sydney station and new substations at
Waverton and Beecroft.
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Since that time, Macquarie Park and its surrounds have been on a new growth trajectory.
Some 215,000sqm of new office space has been completed since January 2009, adding to
2 total of 866,480sqm of total office space (PCA, 2015). Residential dweiling growth has
also been strong, driven by the increased appeal of the area (and the desire for workers to
live close to their place of employment) as well as Macquarie University’s enroiment
activity.

Future employment and residential growth expectations are equally strong with
coordinated planning by state and local governments, leading to significant projects in the
pipeline.

Growth Projections

The NSW Bureau of Transport Statistics (BTS) provides population and employment
projections for both small area gecgraphles and large geographies i.e. an LGA, Table 4.8
Identifies population and employment projections for the Macquarie Park Business Park
benchmarked against the Ryde LGA. Both the resident population and number of
employees are expected to grow significantly toward 2031,

Table 4.8: Growth Projections, Macquarie Park, 2011-2031

2011 2016 2021 2026 2031 Change, 2011-203% N
Wo. 9% )
Macquarie Park 1,997 | 25231 5373 11987 | 17,355 15358 | 769.10%
Ryde LGA 108,712 | 117,392 | 126,638 | 140,570 | 153,018 | 44,306 | 40.80%
Macquarie Park 45837 | 49,132 | 51,925| 55218 58,709 12,872 | 2B.10%
Ryde LGA 84,378 | 90,038 | 96801 | 103,261 | 109,973 | 25595 | 30.20%
Scurce: BYS, 2014

* BTS has included North Ryde PP (The PP should provide around 3,000 homes (or approsimataly 8,000 persens) and Herring Roae
PP (strong residential developrment post 2021 8 assumed in these tree Mering Rosd travel 2ones).
**The BTS has factored an addeicnal S00 Jobs evary S yoars 10 reflect the expansion of the Macquarks Park Shopping Cerire
(acdtionst 16,0008 of ficorspace). The Marring Road Prioety Pracinct has 540 been factored i and includes an adpsstment of $00
ddRional Jobs evary year to reflect the growth anticipated fr the precingt,

Broadly, Macquarie Park’s continued growth will be driven on three key fronts:

« Commercial development and growth in the business park and commerdal core.

+ Residential development in the priority precincts.

*» Macquarie University’s expansion plans,

Each of these components of growth are discussed in the following sections.

4.2.1 Macquarie Business Park (W
There are a range of commercial developments in the pipeline which are at varicus stages
in the approval process.

There is approximately 455,286sqm of commercial/retail ficorspace in the pipeline, these
proposals range from commercial buildings, mixed use buildings to hotels. Key
developments include:

* Macquarie Park Commerce Centre at 396 Land Cove Road
Proposal for 17 storey retail/commercial building containing 83,368sqm of Aoorspace.

 120-128 Herring Road
Proposal for 45,718sqm of retail/commercial flcorspace.

* 110-114 Herring Road
Stamford Hotel has submitted a Concept Plan Approval for redevelopment into a hotel
containing 51,139sqm of floorspace.

A list of the developments in the pipeline Is contained in Appendix B.
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4,2.2 Herring Road Priority Precinct

The Herring Road Urban Activation Precinct (now termed Priority Precinct) was announced
by DPE in January 2013 with significant investigations since then into its potential to
increase local housing supply and deliver up to 2,400 new homes by 2021 and up to 5,400
by 2031.

The area of the priority precinct includes the Macquarie Shopping Centre, Macquarie
University and Ivanhoe Estate, located to the northwest of the Macquarie Business Park.

Scurce: DPE {2014b)

A suite of planning reports was publicly exhibited in June 2014 outlining the proposal for
revitalisation. The indicative structure plan illustrates a8 mix of land uses and activities
possible for the Herring Road precinct, which are proposed to be delivered using the "B4
Mixed Use’ zone and floorspace ratios ranging from FSR 2.5:1 to FSR 4.5:1 and with
building heights up to 120m.

The proposal envisages redevelopment for medium te high density housing that could
achieve up to 5,400 new dwellings by 2031,

Figure 4.3 depicts the future land uses envisaged for the Herring Road Priority Precinct.
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Figure 4.3: Herring Road Priority Precinct Future Land Uses
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The Herring Road UAP proposal (DPE, 2014b) envisages key opportunities to improve both
access to and quality of open space in the Herring Road precinct to include:

* Remove barriers and create connections to ensure existing open space areas are more
accessible.

« Enhance the open space and environmental qualities of existing creek corridors.

« Enhance and embellish existing local open spaces with new faailities, such as Wilga
Park and Elouera Reserve.

-----

s As precinct redevelopment occurs, provide new public open spaces where gaps in
provision exist,

Submissions have closed and DPE is undertaking work to address and respond to
submissions received.

4.2.3 North Ryde Statlon Priority Precinct

The North Ryde Station Urban Activation Precinct (now termed Priority Precinct) was
announced in the 2012-13 NSW Budget and is currently advanced in its planning. A
finalisation report has been produced by DPE and the Minister for Planning and
Infrastructure has endorsed the rezoning and planning controls for the precinct,

The rezoning of 12.5ha of land around North Ryde Station will enable up to 3,000 new
homes and 1,500 new jobs to be created within a 10 minute walk of North Ryde station,
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Figure 4.4: North Ryde Priority Precinct

e
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Source: DPE (2012)
\ The following is envisaged for the precinct:

» More than 2.4ha of parks and open space, i.e. 20% of the precinct.
+ More than $17millicn in transport upgrades

* Precinct Support Scheme funding towards pubiic domain and community infrastructure
works.

« Public plazas and a multi-purpose community facility.

As part of the investigations into the precinct’s potential for revitalisation, a social
infrastructure assessment (DPI, 2013) investigated demand for community infrastructure
as a result of anticipated population growth. The following were identified as required:

« New scheol - the Isolated nature of the precinct was recognised as unsuitable for a new
school location (as agreed with the Department of Communities). Rather, the additional
demand for schocl places should be addressed through the upgrade of existing schools
in the area which have the capacity for additional enrolments.,

« The implementation of proposed pedestrian and cycle ways within the precinct is critical
to achieve the full connectivity benefits as envisaged.

s Childcare services within the Ryde LGA generally,
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4.2.4 Macquarie University

Since Its founding in 1964, Macquarie University has grown to accommodate nearly 40,000
students. Its connection with Macquarle Park is still strong as it formed the initial catalyst
for development of the business park (refer to section 2.3.1).

The university occupies a 126ha campus and Is renowned for accommodating the most
high-tech university library in Australia.

Macquarie University’s growth over the last decade has been strong, with growth in the
2003-2010 period among the highest of Australian universities (refer to Table 4.9).

Table 4.9: Australian University Growth, 2003-2010 (EFTSL)

University 2003 2004 2008 2006 2007 2008 2009 2010 Growth
RMIT University 27,381 28,061 28,128 30,323 32,001 34,588 36,087 38,624 41.1%
University of 15,000 | 15,200 16,291 | 15859 | 16351 | 17408 | 19171 | 20737 | 382%
Griffith University 23364 | 23789 | 24992 | 25729 | 26693 | 27743 | 30,006 | 31,502 | 365%
University of 17,605 17,604 18,779 | 20,058 | 21,930 23,417 34.6%
Newcaste 17,401 | 17,255 o
University of NSW 20341 1 27907 | 27051 | 27,2851 30404 | 32329 | 33845 36665 | 25.0%
Monash Universty 38833 | 40552 [ 40429 | 40576 | 41,665 | 42826 | 46,195 | 48518 | 24F )
La Trobe Universty 20,664 20,781 20,293 21439 | 21953 | 22386 | 23548 25,102 21.5%
University of 29,391 20329 28,955 29066 | 29339 29,803 32,047 34,932 18.9%
Tunvetsty of 21,076 | 21,694 21,997 23,000 | 22,800 22887 | 23960 24,511 16.3%
Queensiand University 28,187 28,314 27,632 27546 | 28,551 28,896 | 30,144 31,144 105% |

| of Technology . .
University of 2868 | 33612 3,713 33949 34,69 | 35488 35887 | 36,566 11.27%
Universty of Sydney 36,640 | 36,589 36,024 35,582 36,132 37,165 38,743 39,711 8.4%
Macquarie 18,988 | 19,677 | 19,891 | 20,788 | 21,408 | 22,480 | 24,882 | 26,661 | 40.4%

_University

Note: Equivaent Full Time Student Losd.

Source: MQU {2014)

Macquarie University has significant future expansion plans. A concept plan was approved
for 400,000sqm of additional commercial gross floor area outside of the Academic Core. In
addition it allows for the provision of an additional 61,200sqm of academic gross floor area
within the Academic Core and an additional 3,450 beds within the University Housing
Precinct for University purposes.

Following the approval of the concept pian in 2009, a Masterplan is in place to guide future o
development and expansion of the University campus. L

Continued growth of Macquarie University has significant economic benefits for Macquarie
Park and the City of Ryde. New enrolments, and increased teaching and research activities
will create employment opportunities and contribute to the local economy. Equally
important will be the “lifting’ of Macquarie Park's profile.

4.3 Provision of and Planning for Social Infrastructure

Itis well accepted that population growth drives the need for social infrastructure provision.
As the resident population grows so too does demand for social infrastructure. Industry
benchmarks based on residential population thresholds are often used for estimating the
need for open space and community facilities.

In addition to residential-driven demand, increasingly, employment hubs such as business
parks are responding to demand from employers and employees for amenities such as
recreational and childcare facilities.

Whilst there is an abundance of literature on the relationship between residents and social
Infrastructure need, there appears to be a gap with regard to worker and social
Infrastructure need,
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Planning Benchmarks

A common way of ascertaining social infrastructure requirements is by using planning
benchmarks. There are some broadly accepted standards with regard to open space and
social infrastructure which are widely used. However, there are two main challenges with
using these standards.

« They have been developed to identify demand generated by residents, rather than
employees.

+ They are generic in nature and accordingly there are limitations with the standards
themselves and how they have been derived.

In NSW the ‘fixed” standard of 2.83ha of open space per 1,000 people is often applied.
However, it should be noted that this standard is derived from the British seven acres per
1,000 residents standard from the early 1900’s, which is considered to be outdated for
contemporary planning, as it largely Ignores that different types of open space is required
to accommodate different needs.

The NSW Department of Planning conducted a study which found that the simple fixed,
quantitative standard should be treated with caution given observed rates of provision in
the different parts of metropolitan Sydney (see Table 4.10).

The table shows that about 5% of inner urban Sydney is classified as open space. If the
2.83 ha per 1,000 people standard was applied about 16% of inner urban Sydney would
be devoted to open space. The reality is that the residents of inner urban Sydney have
access to a range of recreational and leisure opportunities that the existing open space
assets (including high quality urban public spaces and harbour and beach foreshores)
manage to defiver (though there may be some pressure on outdoor sports areas).

In contrast, in suburban inner areas average actual provision is equivalent to the standard-
derived provision while suburban outer areas demonstrate a reverse situation. Macquarie
Park Is considered a ‘'middle ring suburb” and hence a cross between the quoted “suburban
inner” and “suburban outer” as depicted below.

Table 4.10: Comparison of Actual Provision v Standard-derived Provision

Geographical Context Parcentage of Urban Residential Areas
= Average Actual Provision Provision based on 2,.83ha/ 1,000 persons
e Inner urban 5% 16%
’ Suburban inner 10% 10%
Suburban auter 26% 8%
{ Source: DoP, 2010
Py With regard to social infrastructure the NSW Department of Planning & Environment has
LS, two sets of standards to estimate demand for social infrastructure. These include:

« Growth Centres Commission Development Cade (2006).

= NSW Department of Planning and Infrastructure - Draft Development Contributions
Guidelines (2009).

Like the open space standards described above, these standards have been developed to
estimate demand for social infrastructure generated by the resident rather than worker
population. The social infrastructure standards are outlined in Appendix C.
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4.3.1 Current Provision

At present, Macquarie Park is provided with a range of social infrastructure items, this
includes:

« Public open space:

o Christie Park
Christie Park features floodlit soccer fields with a grandstand, BBQ areas and
canteen,

< Fontenoy Park
A large soccer field popular for corporate sports events as well as a playground.

o  Tuckwell Park
Used for corporate sport events and features a large soccer field, half a basketball
court and a playground for children.

o Wilga Reserve
Large grassed area surrounded by bushland and located along picturesque
Shrimpton's Creek. It offers a picnic shelter, cycle path and walking track.

«  Other social infrastructure items:

o Childcare facilities )
There are approximately 10 childcare centres in the business park. o

o Gyms and Fitness Centres
These include the Macquarie University Sports and Aquatic Centre, Upper Limits
Health and Fitness, Fitness First and Good Vibes Gym.

Discussions with leasing agents active in Macquarie Park affirm the findings of section 3.4),
suggesting that over the last 4-5 years a distinct transition is observed in tenant
requirements for worker amenity.

+ Businesses seek out the following facilities as part of their leasing requirements,
including: showers, bike racks, gym, cafes, etc. Some occupiers such as Goodman have
an employee-only gym located within their building.

» Occupiers are increasingly seeking end of trip services, i.e. showers and bike racks.

* Larger occupiers have specific requirements for worker amenity and employee
weilbeing (as outiined in section 3.4), €.g. access to green space, childcare facilities,
gyms.
Anecdotal feedback suggests that broadly speaking, businesses are presently able to have
their worker amenity requirements met in Macquarie Park, however, this need will
undoubtedly increase commensurate with employment and population growth. ™

4.3.2 Planning for the Future

Ryde Council has undertaken analysis of current open space and childcare provision in the
LGA. The findings of this research are outlined below.

Bublic Open Space

According to the Ryde Integrated Open Space Plan (Ryde Councll, 2012), the Ryde LGA
contains 355ha of open space while the suburb of Macquarie Park (which very closely aligns
with the Macquarie Park Business Park) contains 17.6ha of open space, Figure 4.5 visually
shows the quantum of open space in each suburb within the Ryde LGA.

Based on the standard of 2,83 ha per 1,000 people, the amount of open space currently
required in the LGA is around 307.67ha of open space, The LGA currently contains 355ha
of open space, so on the face of it would appear to be meeting resident population demand.

After considering the substantial population growth and employment growth expected to
2031 (additional 44,306 residents and 25,595 workers respectively), there is no doubt the
Ryde LGA and indeed Macquarie Park will require more open space.
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Figure 4.5: Ryde LGA Open Space Provision
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Source: Ryde Council (2012)
Child Faciliti

The City of Ryde is home to approximately 40 preschools (Ryde Council, 2015a) and long
day care centres. The type of childcare provided varies and include: long day care centres,
preschools, occasional care, playgroups and family day care.

AECgroup %

Qutcome Driven

Attachment 3 - Attachment B - Macquarie Park - Growth and Sustainability -
Research Study



® City of Ryde
Lifestyle and opportunity
(@ your doorstep

Planning and Environment Committee Attachments Page 140

ITEM 5 (continued) ATTACHMENT 3

Macquarie Park - Growth and Sustainability
Research Study

There are currently 7,521 children aged 0-5 in the Ryde LGA, Based on the Draft DPI
standards (2009) this means there is need for 23 long day care facilities and 18 pre-
schools, The LGA currently contains 40 childcare centres including both long day care
centres and pre-schools.

The limitation of this analysis is that it only considers resident need. Considering the
“high pmporﬁon of Macquarie Park workers {90% or circa 32,000 woﬂtgns) who commute
from outside the Ryde LGA, the requirement for childcare fsciliﬂes within the Macgquarie
Park business park speaks for itself.

Macquarie Park’s ability to provide for social infrastructure and future sustainability are
investigated in Chapter 5,

AECgroup »

Qutcome Driven

Attachment 3 - Attachment B - Macquarie Park - Growth and Sustainability -
Research Study



® City of Ryde

Lifestyle and opportunity
@ your doorstep Planning and Environment Committee Attachments Page 141
ITEM 5 (continued) ATTACHMENT 3

Macquarie Park - Growth and Sustainability
Research Study

5. The Future of Macquarie Business Park

5.1 Competitive Analysis
Macquarie Park is an important asset to the Ryde local economy, providing for and
accommeodating more than 50% of the LGA's total employment.

Macquarie Park's offer of large contiguous floorplates at competitive rents has attracted
many blue chip tenants over the last decade, employment therein demonstrating high
representation by the information, media & telecommunications and professional, scientific
& technical services industries,

Key strengths of Macquarie Park include:
* Proximity to employees, suppliers, supplies and key markets.,

* Location at the confluence of major roads including M2 Motorway, Epping Road and
Lane Cove Road.

« Increasing profile and prestige with occupiers incuding major institutions, government
agencies and corporations.
« Rail transport infrastructure with three train stations therein,

Macquarie Park has a higher employment reliance on a number of industries, including the
information, media & telecommunications, wholesale trade and professjonal, scientific &
technical services compared to the Ryde LGA and Australia.

Location Quotient Analysis
Location quotient analysis of employment by industry data for Macquarie Park confirms a
high level of specialisation across a number of industries.

The LQs suggest a local industry concentration (in Macquarie Park) in the following sectors:
« Information, media and telecommunications.

= Wholesale trade,

« Professional, sclentific and technical services.

« Education and training.
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Figure 5.1: Location Quotient Analysis (PoW, 2011)

Information Media and Telecommunications m

Wholesale Trade
Professionad, Scentific and Techrical Services ‘
Education snd Traning e
Heaith Care and Sccial Assistance .
Retail Trade ."_
Rental, Hiring and Real Estate Services "f
Administrative and Support Services r!
Accommedation and Food Services r

Construction r
Financial and Insurance Services i 1
Transpoet, Postal and Warehousing f-' | st Syiney
Public Administration and Safety P!‘,
Electridity, Gas, Water and Waste Services [5™ : ; Ryde LGA
Mining ,' ; ; : = Macguarie Park -

Agriculire, Forestry and Fishing | - - 0 T L
0.0 1.0 20 30 40 50 60 7.0 80 9.0 10.0 110
LQ Australia = 1

Source; ABS (2012)

Macquarie Park has a clear specialisation in a diverse range of informaticn media &
telecommunications and wholesale trade activities.

Further disaggregation of information media & telecommunications and wholesale trade
depict in greater detall the industry sub-sectors represented in Macquarie Park (refer to
Figure 5.2 and Figure 5.3 respectively).

Within the information media & telecommunications sector, significant local specialisation
In Macquarle Park exists in:

s Telecommunications Services.

* Broadcasting (except internet).

» Internet Service Providers, Web Search Portais and Data Processing Services.
» Motion picture and sound recording activities,

+ Publishing (except internet and music publishing).

Occupiers like Optus, Foxtel, TPG Internet are examples of industry businesses.
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Figure 5.2: Location Quotient Analysis Information Media & Telecommunications (2 Digit

PoW, 2011)
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Figure 5.3 depicts the whelesale trade industry location quotients in major sub-sectors.

Figure 5.3: Location Quotient Analysis Wholesale Trade (2 Digit Pow, 2011)
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Within the wholesale trade sector, significant local specialisation exists in:
s Machinery and equipment wholesaling.
« Other goods wholesaling.
* Motor vehicle and motor vehicle parts wholesaling.

The focus on wholesale trade recognises the broader trends across the industrial sector in
Australia, with a focus moving from often pure production or manufacturing to a larger
focus on warehousing and logistics.

Maqquam Park has an oppmunnx to strengthen its role in accommodating employment
for which are in the growm"

_ !_IJ mcmase ln Impoctante as. wlll m demand forﬂoolspace

Importance of Worker Amenity

The emphasis on worker amenity and employee satisfaction is growing and will, conceivably N

establish itself as a given just like building 'green sustainability’ and ESD standards have, (
As business parks evolve to accommodate more office-based workers, this emphasis on ol
worker amenity is only expected to increase.

Many office parks and business parks have declined in appeal as occupiers seek to ensure
their employees are satisfied In their work environment and are consequently able to
achieve high retention rates. There are numerous Instances where office bulldings have
suffered from high vacancies and declining rents as tenants vacate in search of locations
that offer better worker amenity and employee satisfaction, Examples include Pymble,
Frenchs Forest, etc.

In the first instance, there is current unmet open space demand even before considering
future demand generated by an increase in resident and worker population. The Ryde
Integrated Open Space Plan (Ryde Councll, 2012) suggests there is presently an open
space deficiency in Macquarie Park Corridor that will be exacerbated by planned growth,
The plan indicates that two new major reserves suitable for active and passive recreation
and several smailer open space areas are needed to support planned growth in Macquarie
Park.

There is clear demand for social Infrastructure in Macquarie Park, brought about by
changing tenant preferences as well as growth (including surrounding residential growth).

Considering the importance of support and social infrastructure as valued by businesses £
and occuplers - if aliowed to grow, present unmet demand for open space could result in a L
stagnation of and eventual decline in market appeal.

Substantial private investment has been applied to premises in Macquarie Business Park.
An objective of Council is no doubt to attract more private investment as it ensures
Macquarie Park competes effectively with other locations,

5.3 Delivering Social and Required Infrastructure

The funding of public infrastructure has changed significantly over the past few decades,
the burden shifting from government budgets to an array of public-private arrangements
and user pays charges, The various methods of funding infrastructure are collectively
known as the development contributions system, broadly including mechanisms such as
94 and s54A development contributions, affordable housing contributions, special
infrastructure contributions and planning agreements,

As cities grow, policy makers and statutory planning authorities are faced with the
challenge of ensuring infrastructure keeps pace with the needs of new residents and
workers and that the right infrastructure is delivered in the right place and at the right
time.
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5.3.1 Statutory Funding Mechanisms

Current statutory funding mechanisms are fairly rigid in their scope of application, in that
only ‘additional’ demand resulting from new development can be funded via these
mechanisms, Furthermore, development contributions in established areas were capped to
$20,000 per dwelling in 2008. Councils are able to apply for funding from the Priority
Infrastructure Fund following an assessment of the contributions plan by the lndependent
Pricing and Regulatory Tribunal (JPART).

The main types of developer contributions that are applicable in NSW are:

« Section 94 contributions
Payable to local councils when development results In additional floorspace and
presently capped at $20,000 per dwelling in established areas and $30,000 per dwelling
in the growth centres,

« Section 94A levies
Levied as a percentage of development cost and payable to local councils.

« Planning agreements
Negotiated between a developer and consent authority, often where there is no
contributions plan or if a change to planning controls is sought (e.g. land use zone,
density).

« Affordable housing levy
Levy payable to council in designated areas where the availability of affordable housing
is reduced or development results in a need for affordable housing.

« Special infrastructure contribution
Applicable in the growth centres.

Section 94 Contributions

Section 94 of the Environmental Planning and Assessment Act 1979 covers the contribution
of development towards local infrastructure provision.

Contributions patd under this regime are based on principles of reasonableness, nexus and
fair apportionment of the cost of planned infrastructure to development. This model is
generally used where development is occurring at a predictable pace and infrastructure
needs can be reasonably foreseen and planned.

Costs of infrastructure are generally apportioned on the basis of estimated demand load
on infrastructure or estimated benefit from public amenities and public services.

“ £ Accordingly this form of contribution Is a form of upfront (and estimates based) user pays
'-:"‘"i charge.

The contributions are payable as a condition of development approval as a cash payment
or if agreed, dedication of land or works-in-kind in lieu of cash payment. The manner of
charging is based on the characteristics of development (such as land development or
project / building deveiopment) and based on the selected unit of charge.

In order for s94 contributions to be charged, the relevant agency must prepare a Section
94 Contributions Plan which is generally based on the planning framework for an area and
its associated population (residents and workers) estimates, development estimates and
infrastructure needs. The cost of infrastructure is then apportioned to development sites
using @ method deemed reasonable for the circumstances, with the objective being to share
costs fairly amongst benefiting developments or sites.

In the Ryde LGA, the following s94 development contributions are payable according to the
type of development,
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Table 5.1: Summary of s94 Contribution Rates, City of Ryde

Local Facilities Residential Non-Residential
1 bedroom 2 bedroom 3 bedroom Commercial Retail

(/dwalling} (/dwelling) (/dwelling) (/sqm GFA} (/sqm GFA)
Community & Cuftural $2,218 $2,662 $3,208 $39 $19
Fadilities
Open Space and Recreation $8.89% $10,678 $12,868 - -
Facllities
Chvic and Urban $1,145 $1,374 $1,655 $38 $19
Improvements
Roads and Traffic $1,22% $1,474 $1,776 $40 340
Management Facilites
Cydeways $158 $190 $229 35 43
Stormwater Management $140 $168 $203 $5 $5
Faciiities
Plan Administration $43 $51 $62 41 $1
Transport and Accessibiity - - v - -
Facilities
Total $13,831 $16,598 $20,000 $128 $87 N

Source: me Councl, 20158 ( Yy

= by § ' devdopmenq is not'
pmvldcd for in the City of Ryde’s 594 ngelopmenttonmwﬂons Plan.

Ryde Council recognised the need to facilitate substantial new infrastructure (including
new roads and open space) to address the ing and future residents and -
g%m?s i the Macquarie Park Corridor Planning .mpnsal (dlscussed further in section

The limitations of current statutory funding mechanisms have been recognised by local
governments, with an increasing role played by a range of incentive-based funding
mechanisms to fund and deliver public domain and infrastructure works.

5.3.2 Incentive-based Infrastructure Funding Mechanisms

The use and role of incentive-based infrastructure funding mechanisms are important
particularly where, owing to statutory limitations not all infrastructure can be funded by
Section 94 contributions or Section 94A levies.

There are only a few incentive-based infrastructure funding mechanisms that are codified L
in NSW. Those few include Green Square Community Infrastructure contributions (formerly
known as the Bonus FSR Centributions System) and Macquarie Park Bonus FSR
Contributions scheme (still in draft).

Incentive-based infrastructure funding mechanisms are generally centred on incentive

zoning provisions, which could include:

+ Density bonuses and/or planning concessions in an LEP or SEPP,

« ‘Capture’ of planning gain/value uplift associated with a rezoning or increased
density, typically negotiated as part of a planning agreement.

The City of Sydney adopted new planning controls and the Employment Lands Affordable
Housing Program to allow for the transition of employment lands in Green Square to
transition from traditional industrial uses to diverse business activity.

The Employment Lands Affordable Housing Program seeks to encourage the provision of
affordable rental housing within the Green Square Employment Lands area and provides a
framework for the implementation and operation of two approaches.
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« Application of a new levy to fund new affordable rental housing.

« Permissibility of residential uses subject to contribution to/delivery of affordable rental
housing.

In many cases though, contributions to Infrastructure are levied/collected on an ad hoc
basis through planning agreements executed in conjunction with planning proposals for
change of zone/use and/or change in density.

Green Square Community Infrastructure Floorspace (Sydney LEP 2012)

Part 6 Division 2 of the Sydney LEP 2012 provides for “additional floorspace” (previously
known as bonus floorspace) outside Central Sydney in a number of circumstances, These
Include:

« In Green Square where community infrastructure is also provided, i.e. where
development for the purposes of recreation areas, recreation facilities (indoor and
outdoor), public roads, drainage or flood mitigation warks is carried out.

« Commercial premises where ‘end of journey floorspace’ is also provided, e.g. showers,
change rooms, lockers ad bicycle storage areas.

« A building that demonstrates design exceilence,

Additional floorspace provided in Green Square is subject to the City of Sydney's
‘Development Guidelines ~ Providing Community Infrastructure in Green Square’ (City of
Sydney, 2012), referred to as "The Guidelines”,

A development proposal Incorporating floorspace additional to that permitted In the LEP
must be acceptable in terms of environmental capacity, comptiance with devilment controls
and have littie or no impact on adjoining properties and the surrounding area.

If acceptable on a merit assessment, a package of community Infrastructure work must
» then be agreed with the City. The Sydney DCP identifies a range of community
& e infrastructure (local infrastructure including public streets, pedestrian and bike networks

and public open spaces) to be provided in conjunction with community infrastructure in
Green Sguare.

Community infrastructure proposed must be acceptable to the City, and where there is no
i community infrastructure identified in the Sydney DCP within a site, the additional

= floorspace could still be achieved subject to the proponent contributing towards the delivery
of other community infrastructure off the site but within Green Square.

_a The Guidelines provide clear direction on how the value of community infrastructure is to
Wl be assessed. A dollar rate is used to establish the value of the additional floorspace and
i package of community infrastructure to be delivered. This doliar value is then used to guide

the community infrastructure package, l.e. the guantum of monetary or in-kind
- contributions to be made.

The dollar rates per square metre of additional floorspace are as follows:
« Residential - $475/5qm additional floerspace.

+ Retail - $275/sqm additional floorspace.

« Other non-residential uses - $200/sqm additional floorspace,

A voluntary planning agreement (VPA) is the legal instrument used for the City and
proponent to come to mutual agreement on the additional floorspace and appropriateness
of the community infrastructure package, the VPA to be prepared and executed as required
by the Environmental Planning and Assessment Act 1979 and Environmental Planning and
Assessment Regulation 2000.

HiSTORY AND PREMISE OF CONTRIBUTION RATES

The predecessor to Community Infrastructure Floorspace in Green Square is the Bonus FSR
Contribution system. Following the adoption of South Sydney DCP (1997), an incentive
system was put in place with base FSR and maximum FSR identified for the Green Square
Urban Renewal Area,
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The difference between the base and maximum FSR is known as a 'bonus FSR, where
developers were able to potentially achieve a bonus in exchange for delivering an
appropriate package of works which would comprise infrastructure and/or public domain
works.

Large scale renewal In Green Square commenced in the late 1990’s with more than 7,000
dwellings completed In the 10 years from 2002 to 2012, Much development in Green
Square over the period has been delivered utilising the bonus FSR provisions with
significant public domain works funded and delivered through VPAs,

Ryde Council recognises that in order to facilitate growth and development in Macquarie
Park, substantial new infrastructure (including new roads and open space) is required to
address the needs of existing and future residents and workers.

As part of a suite of planning controls to guide evolution of the Macquarie Park Corridor,
an incentive scheme is being introduced In the Ryde LEP 2013 (Amendment 1) Macquarie
Park Corridor.

The proposed Incentive scheme defers the availability of additional commercial FSR and
height until an acceptable package of infrastructure contribution (monetary and/or in-kind)
Is negotiated between Council and the developer. Once agreed, the infrastructure ( ™
contribution Is incorporated and executed through the VPA process. ?

The operation of the incentive scheme is stated to be proposed by the NSW Parliamentary
Counsel and is based on the Green Square Town Centre model (City of Ryde, 2013).
Furthermore, it is considered to be the “best means of achieving the proposed
infrastructure because the scheme is voluntary, feasible, low risk and complies with the
Standard Instrument template.

INCERTIVE SCHEME/ FUNDING MODEL

The incentive scheme is proposed to operate alongside the LEP controls, a ilandowner able
to develop up to the ‘base FSR’ under the LEP without making any contributions. A
landowner wishing to unlock the site’s development potential is alternatively able to make
the necessary contributions to access the incentive/bonus FSR.

The planning proposal states the principles that underpin the proposed incentive scheme
to include:

+ Transparency
A clear understanding of what infrastructure is to be funded and how contribution rates
g are calculated and applied to individual sites.

+  Equity )
Landowners must be convinced that the framework treats landowners fairly and that o
both infrastructure and incentives for development are based on equity and fairness,

+ Practical
Implementation of the mechanism must be practical and occur in a timely fashion to
avoid delays and provide certainty for commercial dealings.

« Feasible
The contributions must be reasonable and provide Iinfrastructure without undermining
development feasibility at each stage.

A multi-disciplinary team of consultants led by Architectus (urban designers, traffic
planners, land economists and planners) was engaged by Council to prepare a feasibility
assessment in refation to the planning incentives and to make recommendations to ensure
Council could leverage proposed new open space and roads through the development
process, Other aims of the review were to ensure equity and to provide certainty to the
planning process.

Feasibility modelling established that approximately $298/sqm of bonus FSR was required
to fund the cost of the required infrastructure. Notwithstanding, the value of the bonus FSR
was calculated at around $500/sqm and hence a $298/sqm contribution (60% capture of
the bonus) was considered too high to provide adequate incentive for developers to take
up the additional floorspace.
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Following extensive feasibility testing, Council set the maximum contribution at 50% of the
capture of the valfue uplift, or $250/sqm of additional commercial FSR.

e ANas AtTorgadie Housing ¥rog

wureen e mpio

The Employment Lands Affordable Housing Program (the Program) provides background,
requirements and operational detail for the establishment of affordable rental housing,
recognised as key social Infrastructure “necessary to support sustainable employment
growth and efficient business in the City of Sydney LGA” (City of Sydney, 2015).

The Program contains two approaches to encourage the provision of affordable rental
housing and outlines the framework for the implementation and operation of these
approaches.

« Affordable housing levy
All development within the Green Square Employment Lands are required to make a
contribution towards affordable housing, either in-kind or monetary or both.

+ Permissibility of residential uses
Twe areas (termed “the investigation areas” within the Green Square Employment
Lands have been identified as having the potential to be rezoned to allow residential
uses (market housing) where changes to planning controls will result in public benefit,
i.e. delivery of affordable rental housing.

A draft guideline document is prepared to guide the preparation of planning proposals
for the rezoning of a site to allow for market housing as well as for increases in density
(whether height and/or FSR).

Any proposed changes must have strategic planning merit, and have regard to a
number of considerations, including:

o Consistency with the strategic objectives of the NSW Government and The City.
o Appropriateness of proposed uses.

o Suitability of the proposed built form for the site and surrounds.

o Resultant public benefit from change in planning controls.

The City recognises the cost associated with the permissibility of employment lands for
residential uses and consequent displacement of business, Equally, The City also recognises
the critical need for affordable housing resulting from the rezoning and urban renewal of
the Green Square Employment Lands.

Without the provision of more affordable forms of housing, the market is expected to
continue to produce more expensive housing in the area that will be beyond the financial
capacity of lower income households, forcing these households to find accommodation
. further away.

5.3.3 Effectiveness of Different Infrastructure Funding Mechanisms

Statutory Mechanisms

Statutory mechanisms are aimed at facilitating the provision of 'incremental’ infrastructure,
i.e. as new development occurs.

+ Section 94 development contributions
These contributions can only be imposed following the preparation of 3 contributions
plan which details the local infrastructure needed and draws the nexus between
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infrastructure need and new development. In recent years these contributions have
been capped ($20,000 in established areas and $30,000 In greenfield areas).

+ Section 94A development levy
This was introduced to allow development contributions to be levied in areas of sporadic
development, e.g. regional areas where development is slow/sporadic and established
urban areas where development is mainly “infill’ and sporadic in nature.

Imposition of a percentage levy on development does not require councils to prepare
a contributions plan akin to 594, particularty due to the nexus required to be established
under 594 between development and increased demand for public amenities and public
services, A s94A development contributions plan is still required, and which outlines
the priorities for the expenditure of the contributions with reference to a works
schedule.

Statutory mechanisms are generally centred on the principle of inclusionary zoning, where
mandatory contributions are ‘included’ for all development within a defined area.

Incentive-based infrastructure funding mechanisms ¢an be incredibly effective if conceived
and implemented well, as demonstrated by the Green Square Community Infrastructure
Floorspace (formeriy known as the Green Square 8onus FSR System).

Since its implementation over a decade ago, significant public domain and community
Infrastructure works have been delivered in Green Square. Today, the Sydney DCP 2012
outlines a list of "community infrastructure” that can be delivered in exchange for, subject
to a merits assessment, “additional floorspace” in Green Square. These community
infrastructure items include public streets, pedestrian and bike networks and public open
spaces.

The large scale renewal of Green Square (led by and cross-subsidised by the residential
market) has been effective in delivering substantial amounts of community infrastructure.
But for the permissibility of residential uses in Green Square, the rate of infrastructure .
delivery would conceivably have been much slower. L

Most recently, the City of Sydney has recognised that the rezoning of the Green Square
Employment Lands from industrial to mixed business uses will result in an increased need
for affordable housing in the area. To this end, The City has put in place an incentive-based
approach to procure affordable rental housing. This inciudes leveraging the residential
market to cross-subsidise the provision of new affordable housing units.

The strength of the residential market in recent years has been unparalieled. This is due
to a combination of factors, including a low supply period over the 2004-2008 period which
resulted in severe pent-up demand. The strength of this property market has been
harnessed effectively in Green Square where The City has obtained a significant level of
public benefit in new and renewed infrastructure, and seeks to continue to do so for
affordable housing outcomes in the employment lands.

Delivery of public benefit in areas that are non-residential in nature is expected to be more
incremental and not to the same rate of delivery as witnessed In Green Square. The
Macquarie Park Corridor Planning Proposal, whilst seeking to deliver similar infrastructure
items as the Green Square Community Infrastructure Floorspace, will concelvably deliver
infrastructure at a more moderate pace than witnessed In Green Square, ‘Lumpy’
infrastructure items such as large open spaces could take a long time to deliver.

Delivering infrastructure in areas experiencing rapid urban renewal and resuitant
population growth should have regard to:
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« Optimising the value of infrastructure from limited resources by ensuring these assets
are flexible to adapt to changing needs over time.

» Keeping up with leading practice and emerging models of service and facility provision.
« Providing infrastructure for the range of needs of new communities, when it's needed.

« Applying standards and benchmarks in ways that produce practical, realistic and
equitable cutcomes for local, district and regional social infrastructure.

A Strategy to Deliver Required Infrastructure

The nature and composition of business parks has changed over the last two decades. A
range of land uses are now incorporated into business parks as worker convenience and
amenity are of increasing importance to businesses and occupiers. Business parks are
increasingly aspiring to provide the offer of a CBD lecation. The Macquarie Park business
park Is no exception.

The delivery of Infrastructure on brownfield and infill sites is challenging due not only to
already established lot and development patterns but also as sites are privately held.
Unless there are commercial incentives in place, private landowners will not deliver
community infrastructure or items of public benefit.

Councll's 594 development contributions plan does not provide for public open space by
non-residential development, implicit in this is the presumption that only residential users
demand public open space, As Indicated by contemporary tenant/occupier requirements,
this presumption is incorrect. This demonstrates a case for an alternate strategy to deliver
required and social infrastructure to ensure the sustainabllity of Macquarie Park,

_ Coumn has recognised the need to fund the de«very of new. roads and whllcop on space
“and has sought to do this via the ark Corridot ng Proposal rein
bonus floarspace can be granted to pr jponents who deliver an 1
infrastructure works: ] y

m.-: intention of Council’s Incentive-based infrastructure funding ‘mechanism (still in-
‘ , mmmendabh hybrld of the Green Snuare Bonus FSR Cc r!bwons System

ﬁ

omstﬂps the delivery of infrastructure in Macquarie Park.

in order to address the difficulties assoctated with delivering infrastructure in a timely
manner, a planning strategy to deliver required and social infrastructure in Macquarie Park
is needed.

' lﬂbuﬁon towands lnfrasuucture espeda!ly if development i me pdority pneclnds '
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Architectus has developed a strategic framework for the delivery of key items of social
infrastructure in Macquarie Park. As is observed in Green Square Urban Renewal Area and
Green Square Employment Lands, delivery of key infrastructure seeks to leverage the
residential property market.

This framework recommends residential permissibility in the 83 Commercial Core and B7
Business Park zones subject to delivery of acceptable package of infrastructure works. This
planning strategy Is discussed in the next chapter.
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Accommodating Future Growth

Pressures of Growth on Existing Infrastructure

Our research suggests there is growing pressure on existing social infrastructure and open
space networks in Macquarie Park. This is brought about on several fronts, new growth as
well as current requirements which are evolving:

+ New Residents and Workers
The NSW Bureau of Transport Statistics forecasts that the population in Macquarie Park
will increase by 15,358 persons and increase by 12,872 employees towards 2031,
There are a number of commercial development applications in the pipeline for
Macquarie Park, totalling more than 450,000sqm of commercial floorspace.

+« Changing Requirements of Tenants
Business parks have transitioned from warehousing and light manufacturing to include
office uses. As a result of the increasing amount of office space located in business
parks the demands of business park users are changing, increasingly they are seeking
business parks which contain restaurants, banks and travel agencies, recreational
facilities and open space. In many ways the amenity offer of business parks attempts
to replicate that of a CBD.

Low crime, access to healthcare, housing, schools and recreational opportunities as
well as cost of housing featured prominently in survey of businesses and provides
insights into the type of quality of life factors that can impact business investment
decisions.

As building sustainability and ESD standards are now well accepted, tenants and
occuplers are Increasingly focusing on worker satisfaction and employee wellbeing.

Research suggests that both the use of greenspace and visual access to them supports
employee wellbeing. Studles have gathered employee data and applied them in
multiple regression analysis, finding that higher subjective wellbeing and job
satisfaction at work are positively related to job performance, productivity, and
organisational citizenship. These have positive implications for economic benefits.

Spaces that are engaging, flexible and promote heaithy living are keenly sought after.
Facilities such as gyms, childcare centres, public open space and end-of-journey
amenities are, where possible provided on-site.

As a net importer of skilled labour (90% of workers in Macquarie Park do not live in the
Ryde LGA), there is concelvably a need for childcare facilities to be provided within the
business park itself as well as affordable housing close by.

+ Obsolete Planning Standards

o Open space and social infrastructure standards have falled to keep pace with the
evolution of business parks and the social infrastructure requirements of employees,
These requirements are notably different from those demanded by residents and as
such benchmarks are not aligned to estimating demand generated by workers. This
has been carried over to the funding of local infrastructure, Ryde Council's s94
development contributions plan only levying contributions for open space on new
residential development only.

Ryde Integrated Open Space Plan (Ryde Council, 2012) suggests there is presently an open
space deficiency in the Macquarie Park Corridor that will be exacerbated by planned growth.
The same plan indicates that two new major reserves suitable for active and passive
recreation and several smaller open space areas are needed to support planned growth in
Macquarie Park,

e

s
v, AN
BEESE

6.2 Delivering and Funding Infrastructure on Brownfield Sites
As established areas undergo renewal and growth it Is a challenge for policy makers and

planning authorities to ensure that required and social infrastructure not only keeps pace
but is sultable to accommodate changes in infrastructure need.
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The limitations of statutory funding mechanisms (s94 and s94A) are acknowledged, in that
they are mostly designed to provide for new local infrastructure directly associated with
new development, These mechanisms are less suited to providing for infrastructure needed
in urban renewal areas, i.e. where ageing and obsolete infrastructure no longer meets
demand and/or provision requires augmentation due to changing planning standards.

Major drivers of the need for augmentation of social infrastructure (i.e. public open space,
childcare facilities, affordable housing) in Macquarie Park are:

« Contemporary tenant/occupier requirements.
« Anticipated residential growth in the nearby priority precincts,
Thex'e Is presently no mmm t_ofunﬂ the provision of public open space in Macquarie

“Business Park (no provision In s94 butions plar and the Macquarie Park Corridor
'Plannlng Proposal which is still in draft

‘When mmem t%the Ryde LEP-'; 13 is. effected proponenuaf bonusﬂoors

In an environment where tenant/occupier requirements for employee satisfaction and
wellbeing are distinct and substantial residential growth is expected to occur, the need for
additional public open space and other social infrastructure is clear.

Importantly, delivery of these infrastructure items needs to keep pace with said demand.

In line with the analysis in section 5.3.3, cross-subsidisation by residential uses (subject
to environmental and planning capacity) is necessary for large scale delivery of
infrastructure.

In order to address the difficulties associated with delivering infrastructure in a timely
manner, a planning strategy to deliver social infrastructure in Macquarie Park is needed.

Planning Strategy by Architectus

Architectus has developed a strategic planning framework which recommends that Council
permit residential uses in the B3 and B7 Zones in Macquarie Park, but only where certain
open space can be delivered. This should be done by a rezoning, and subject to an
agreement being in place between Council and the owner for the delivery of the new park
to Council’s reascnable requirements.

Under this framework, Council could consider a rezening application for sites that can )
achieve ALL of the following criteria. e

+ Public open space
Provide either new open space shown in the Draft Macquarie Park DCP 2014 or a new
1 hectare minimum public open space, designed to Council’s reasonable requirements.

Where a site proposes to deliver the 1 hectare minimum open space, the site must be
larger than 3 hectares, thereby allowing for a 2 hectare development site for mixed
uses,

The open space must have a frontage to a major road (Waterloo Road, Talavera Road,
Wicks Road or Herring Road) and one secondary street,

The proposed open space should satisfy specified design criteria and be dedicated to
Council on completion.

» Non-residential floorspace
Provide a minimum of 20,000sqm GFA of non-residential floorspace.

» Key worker housing
Detiver key worker housing {or Affordable Housing) at the rate of 3% of total dwellings
provided,

Up to 15% of the open space (1,500sqm) can be used to deliver the required key
worker housing.
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« Childcare facilities
Provide privately run childcare facilities suitable for 80 children.

+ Public domain

Delivery of all other required public domain on the site including roads and through site
links as nominated in the Draft Macquarie Park DCP 2014,

Balancing the Costs and Benefits of Growth

There is currentiy a recognised deficiency of open space in Macquarie Park (Ryde Council,
2012). In addition, there is increasing demand for secial Infrastructure as a result of
population and employment growth but also from evoiving tenant/occupler requirements,

Provision of public open space, childcare facilities and key worker housing (or affordable
housing) will conceivably be at the expense of employment lands. The designation of 1ha
of land to public open space would mean the land no longer has the ability to accommodate
employment.

A large body of literature suggests that in order to attain sustainable economic growth,
consistent attention needs to be paid for the development of social infrastructure, Urban
open space provides a number of valuable services to urban populations, including
recreational opportunities, aesthetic enjoyment and environmental functions.

Qver the past 10 years or more, there is a growing body of evidence that the economic
benefits of providing social infrastructure far outweigh the costs of provision and result in
a net return on investment.

» Economic and social dividends
Research (University of Queensland, 2005) suggest that investment in social
infrastructure has an economic dividend as well as a social one. Put simply, it makes
good economic sense to invest in the provision of social infrastructure. The need to
therefore incorporate socdial infrastructure requirements in ptanning and redevelopment
proposals has become an increasing requisite for both the private and public sectors.

= Better social outcomes
A UK Study {Marmot and Wilkinson, 2001) suggests that for every §1 invested in
95 community networks and services, $10 were saved in costs on poor health, reduced
-G crime and better employment outcomes, amongst other things.

The Washington State Institute for Public Policy (Aos et al, 2004) has calculated a
, benefit-cost ratio of over $2 per dollar of cost for some pre-kindergarten education
programs and benefit-cost ratios of up to $11 per doliar of cost for some youth
Q development programs.

) « Economic and social costs of non-provision

oo’ Research {CABE, University College of London and Department of Environment and
Transport and the Regions, 2001) identified both the economic and soclal costs of
inadequate soclal infrastructure and the opportunities to develop local employment and
enterprise and other community-based service provision and alse to support
communities as they grow.

Evidence suggests the most successful developments generally invoive a partnership
between commercial providers and local government with the private sector taking a
long-term stake in the development. The most high quality and successful schemes
tend to be led by owners/investors who are able to take a longer term view.

e ~t S
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The ultimate delivery of additional jobs (in increased overall employment densities) would
support NSW Government and Council objectives of strengthening Macquarie Park’s
position in the Global Economic Corridor.,

The strategic provision of required and social infrastructure to support Macquarie Park’s
growth would also contribute to supporting surrounding residential growth and uitimately
contribute to sustainability of the Macquarie Park Corridor.

Conclusion

The NSW Bureau of Transport Statistics (BTS) forecasts that the population in Macquarie
Park will increase by 15,358 residents and by 12,872 employees towards 2031. This
represents a phenomenal growth of 770% and 28% respectively, In addition, there are a
number of commercial development applications in the pipeline for Macquarie Park, these
cumulatively proposing a total of some 455,286sqm of commercial floorspace while more
than 3,000 residential units are at various stages of planning and dellvery.

The Importance of Social Infrastructure

Research shows that business parks have transitioned from providing warehousing and

light manufacturing space to include increasing amounts of office uses. As a result of the

Increasing amount of office space {(and office workers) located in business parks, the overall ( ™
composition of business parks has evolved to contain a range of facilities, including
restaurants, banks, medical centres and even travel agencies, These facilities are similar

to those that might be found in a CBD.

As business parks evoive, workers will be attracted to housing options in close proximity
to their place of work (i.e. people will want to live and work locally). This has broader
economic benefits as it promotes self-containment which improves the health of the local
economy

Mdlo n ts mwing and will,
a -glven Just like buildlm‘ gfeen sminabmty’ and ESD
g as employee costs form a major proportion of an

The emphasls on~"wotker ammlty and empso
“conceivably establish itsel

‘standards have. This i
omnlswm's_ o

Many office parks and business parks have declined in appeal as occupiers seek to ensure
their employees are satisfied in their work environment and are consequently able to
achieve high retention rates., There are numerous instances where office buildings have
suffered from high vacancies and declining rents as tenants vacate in search of locations
that offer better worker amenity and employee satisfaction, Examples include Pymble and
Frenchs Forest.

As social infrastructure (e.g. open space, childcare facilities) is increasingly demanded by L
occupiers of business parks, it would appear that open space and social infrastructure h
standards have failed to keep pace with the evolution of business parks and the increase

in requirements of businesses/employees. The delivery of social infrastructure in Macquarie

Park is no exception.

Delivering Social Infrastrucrure in Macquarie Park

There is current unmet demand for open space in Macquarie Park, as identified by the Ryde
Integrated Open Space Plan {Ryde Council, 2012). The Plan indicates that two new major
reserves suitable for active and passive recreation and several smaller cpen space areas
are needed to support planned growth in Macquarie Park. This deficiency is even before
considering future demand generated by an increase in resident and worker population.

Council’s s94 development contributions plan does not provide for public open space by
non-residential development, implicit in this is the presumption that only residential users
demand public open space. As indicated by contemporary tenant/occupier requirements,
this presumption is now outmoded.

Council has recognised the need to fund the delivery of new roads and public open space
and has sought to do this via the Macquarie Park Corridor Planning Proposal (via
Amendment 1 to the Ryde LEP) wherein bonus floorspace can be granted to proponents
who deliver an acceptable package of infrastructure works.
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Still in draft form, when Amendment 1 to the Ryde LEP 2013 s effected, proponents of
bonus floorspace in Macquarie Park will be required to deliver items of infrastructure
including new roads and open space. At current contribution rates ($250/sqm of bonus
FSR), the contributions received and subsequent delivery of identified infrastructure could
conceivably be at a modest pace, given that these are dependent on industry take-up of
bonus commercial floorspace, Unlike in Green Square, where the rapid rate of delivery of
public benefit was driven by development of bonus residential floorspace.

This demonstrates a case for an alternate strategy to deliver required and social
infrastructure to ensure the sustainability of Macquarie Park.

Architectus has developed a strategic framework for the delivery of key items of social
infrastructure in Macquarie Park. As is observed in Green Square Urban Renewal Area and
Green Square Employment Lands, delivery of key infrastructure seeks to leverage the
residential property market. This framework recommends residential permissibility in the
B3 Commercial Core and B7 Business Park zones subject to delivery of acceptable package
of infrastructure works.

Balancing the Costs and Benefits of Growth

A Plan for Growing Sydney identifies that Macquarie Park sits in the Gilobal Economic
Corridor, an area of concentrated employment, economic activity and accommodates a
range of other uses. The Plan also identifies that, in Macquarie Park there should be:

« Additional mixed use development around train stations, including retail, services and
housing.
» Future opportunities for housing in areas within walking distance of train stations.

Already Sydney's second largest commercial market, Macquarie Park is not only important
to the local Ryde economy (accounting for more than 50% of Ryde LGA employment) but
also plays a significant role in Sydney's economic prosperity.

The strategic provision of required social infrastructure to support Macquarie Park’s growth
would ultimately contribute to the sustainability of the Macquarie Park Corridor.,

AECgroup 2

Qutcpme Driven

Attachment 3 - Attachment B - Macquarie Park - Growth and Sustainability -
Research Study



® City of Ryde

L}leslyie and opportunity
@ your doorsiep Planning and Environment Committee Attachments Page 158
ITEM 5 (continued) ATTACHMENT 3

Macquarie Park - Growth and Sustainability
Research Study

References

ABS (2012). Census of Population and Housing, 2011. Cat. No. 2001.0, ABS, Canberra.

Aos, S., Lieb, R., Mayfieid, J., Miller, M. and Pennucci, A. (2004), Benefits and Costs of
Prevention and Early Intervention Programs for Youth, Washington State Institute
for Public Policy, Olympia.

Architectus (2015). 66-82 Talavera Road, Macquarie Park - Planning Strategy (draft).
Sydney,

Area Development (2014). 28" Annual Survey of Corporate Executives: Corporate
Survey 2013, Area Development Corporation, USA.

AstraZeneca (2015). AstraZeneca Website, Accessed from:
http:/fwww astrazeneca.com.au/home/
CABE, University College London and Department of Environment Transport and the
Regions (2001). Poor Design and Lack of Amenities has Long Term Financial and
Social Costs, Accessed from:
http://veww. futurecommunities. net/socialdesign/ 188/poor-design-and-lack-
amenities-has-long-term-financial-and-social-costs (—ﬁ.’

City of Sydney (2015). Employment Lands Affordable Housing Program, 30 March 2015.
Sydney.

Colliers International (2012). Cofliers International Office Tenant Survey 2012,
Alternative Workplace Strategies,

Department of Family and Community Services (2014). Rent and Sales Report. December
quarter 2014. Sydney

Department of Planning (2006). Growth Centres Development Code. Sydney,

Department of Planning (2009). Draft Local Development Contributions Guidelines.
Sydney,

Department of Planning (2010). Recreation and Open Space Planning Guidelines for Local
Government. Sydney.

Department of Planning & Infrastructure (2013). North Ryde Station Precinct Finalisation
Report. Sydney
Department of Planning & Environment (2014a). A Plan for Growing Sydney. Sydney

Department of Planning & Environment (2014b). Herring Road, Macquarie Park Urban
Activation Precinct Proposal. Sydney £

Gilchrist, Brown and Montarzino (2014), Workplace settings and wellbeing: Greenspace

use and views contribute to employee weilbeing at peri-urban business sites. Landscape
and Urban Planning Journal,

Macquarie University (2014). Macquarie University Campus Master Plan 2014. Macquarie
University Property.

Marmot, M & Wilkinson, R.G (2001). Psychosocial and material pathways in the relation
between income and health: a response to Lynch et al, British Medical Journal
322, 1233-1236

Mazulio and Frej (2001). Not Business As Usual, Planning Minnesota Newsletter.

NSW Parliament (2011). History of Development Contributions under the NSW Planning
System, e-brief 3/2011, NSW Parliamentary Library Research Service.

Osland and Pryce (2012). Housing Prices and Muitiple Employment Nodes: Is the
Relationship Nonmonotonic?. Housing Studies Vol. 27, No. 8, 1182-1208,
November 2012

Oxford Properties and Environics Research Group (2013). Commuting times key factor for
job selection, Accessed from: http://www.ctvnews.ca/business/commuting-times-
key-factor-for-job-selection-among-younger-workers-survey-1.1571575

AECgroup s

Outcome Driven

Attachment 3 - Attachment B - Macquarie Park - Growth and Sustainability -
Research Study



® City of Ryde
Lifestyle and opportunity
(@ your doorstep

Planning and Environment Committee Attachments Page 159

ITEM 5 (continued) ATTACHMENT 3

Macquarie Park - Growth and Sustainabilty
Research Study

Papageorgiou, G. 1. & Casetti, E, (1971) Spatial equilibrium residential land values in a
Muiticentric setting, Journal of Regional Science, 11, pp. 385-389.

Property Council of Australia (2000). The Fulf Circle. Written by Geoffrey Booth for the
PCA.

Property Council of Australia (2015). Office Market Report January 2015, PCA.
Ryde Council (2012). Open Space Plan. Ryde Council.
Ryde Councll (2015a). Ryde Council Website — Child Care. Ryde Coundil,

Ryde Council (2015b). Summary of Contributions Rates - City of Ryde Section 94
Development Contribution Plan 2007. March 2015 quarter,

University of Queensland (2005). Establishing Standards for Social Infrastructure.,
University of Queensland.

Urban Land Institute (2001). Business Park and Industrial Development Handbook, ULIL.

AECgroup 56

Outcome Driven

Attachment 3 - Attachment B - Macquarie Park - Growth and Sustainability -
Research Study



® City of Ryde

L'Meslyle and opportunity
@ your doorsiep Planning and Environment Committee Attachments Page 160
ITEM 5 (continued) ATTACHMENT 3

Macquarie Park - Growth and Sustainability
Research Study

Appendix A: Journey-to-Work Analysis

This section analyses more detalled data, such as cross tabulations by industry, by
occupation, by income and by educational attainment, with all data analysed for the
broader Ryde LGA,

The largest source of workers for Ryde LGA inciude, alongside Ryde LGA residents itself,
residents of Hornsby, Parramatta, The Hills Shire, Blacktown, Ku-Ring-Gai, Sydney,
Warringah, Canada Bay, Willoughby LGAs. Approximately 30,970 workers commute to
Ryde LGA from these LGAs (hereinafter referred to as "Top 10 Source LGAs™) implying that
more than 50% of commuters to Ryde LGA (from outside the LGA itself) live in the
abovementioned LGAs, based on the number of total workers across the Ryde LGA.

Industry

Analysis of commuting flows by industry indicate a relatively large proportion of workers
from the Top 10 Source LGAs are employed in white collar businesses in the Ryde LGA
(across Industries such as professional, scientific and technical services, health care and
social assistance and information media and telecommunications).

There appears to be & significantly larger number of workers in information media and ( ™
telecommunications that commute from the Top 10 Source LGAs than those living and Nt
working in Ryde LGA itself across the same industry, By cross referring to the analysis in

section 0, employment in information media and telecommunications are likely to be

located in Macquarie Park.

Figure A.1: Ryde LGA Employment by Industry from Top 10 Source LGAs, 2011
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Occupation

A large number of commauters work in white collar industries, particularly a large proportion
of workers from outside the LGA who are managers and professionals. In particular, more
than one third (36.8%) of workers from the Top 10 Source LGAs are professionals, followed
by managers (19.2%), accentuating the white collar profile of commuting workers.,
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Figure A.2: Ryde LGA Employment by Occupation from Top 10 Source LGAs, 2011
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Income

Personal income data of commuters from the Top 10 Source LGAs highlights a significant
difference between income levels of commuters and those who live and work in Ryde LGA.

Figure A.3: Ryde LGA Employment from Top 10 Source LGAs, Personal Income Distribution,
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26.1% of workers from the Top 10 Source LGAs have an annual income in the top income
bracket, at more than $104,000 per year, while 10.9% of resident workers across Ryde
LGA are in the same income category. As such, average household income Is higher for
those commuting from the Top 10 Source LGAs ($67,516) compared to resident workers
in the LGA {$50,306).
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Appendix B: Commercial Development
Pipeline

Table B.1: Commercial Development Pipeline

Name

Address

Macquarie Business Park

Dascription

Floorspace

Expected

Complgtion

Status

8 (Lot 1)
Khactoum
(DPS82794)

Construction of a new part §/part 7 storey
commercial buikding.

11,731sqm

19/08/2016

Deferred, subject
to pre-tenant
commitment

Herring Road,
Macquarie Park

Unsolicited proposal from AMP & Macquarie
University for @ town centre, called
Macquane Square, in Herring Rd. Under
the plan, Macquanie Centre could expand
by an extra 60,0005 m, whilst there could
alsa be new housing, commercial, retail,
community, education & recreational

60,000sqm

10/09/2021

Early Planning

7
>

Harvey Norman
Mived Use

111 Wicks Rd &
29-35 Epping Rd

2 8 storey element built above the rear
of the exsting Domayne/Harvey
Norman store (no changes are proposed
to the exsting Domayne/Harvey
Norman stove.

» Hotel to be accommoadated within the
tower 10 levels of a new buiiding at 111

levels of new bullding at 111 Wiks Rd.

N/A

16/04/2022

Early - Rezaning
Application

Ryde Garden

27-37 (Lot 160)
Delhi Rd
(DP1136651)

Construction of a miced use development

comprising 3 buldings.

« The development will contain a total of
830 apartments.

60,489sgm

22032019

Macquarie Park
Commerce Centre

356 Lane Cove R,
32-46 Waterico Rd

| & 1 Giffnock Av

B83,368sgm

30/06/2020

Talavera

66-82 Talavera Rd

Construction of new commerdial bullding.

37,830sgm

3112017

Defence Industry
Tedhmoiogy Hub

45-61 {Lot 101)
Waterioo Rd
(DP1130630)

The LPMA plans to fadiiitate this
development opportunity ether: directly
with a private sector lessee or multiple
fessees, or with a Master Developer that
can gemonstrate proven capabifities in the
design, construction, leasing, marketing
and ongoing operational capablibes
needed th manage 8 Defence Industry -
Tech Hub that is expected 1o include major
commercial office space and andillary
faciities within the site in accordance with
permitted planning uses for the site.

NA

30/12/2020

Hatiday Inn

Express Hotel

10 (Lot 31) Byfieid
St (OPS67569)

Construction of 3 9 starey building for use

a5 a 192 room hotel,

6,264sqm

5/02/2016
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Description Floorspace  Expected Status
Completion
Samford Grand | 110-114 (Lot 1) Concept Plan for mived use redevelopment | 51,13%am | 27/04/2018 | Early Planning ~
Hotel Site Herring Rd of Stamford Grand North Ryde site, Concept Pian
(DP780134) Including 7 new bulidings ranging from 4- Approval
22 storeys In height, total maximum GFA Submitted
51,139sgm, with an indicative tatal of 593
apartments & minimum non-residential GFA
of 1,210sgm.
Lachlans Line bounded by 1-17 | This prominent site is the first release 6,000sqm 30/12/2019 | Possible
Delhi Rd & Wicks, | UrbanGrowth NSW's significant Lachian's
Epping & Delhi Rd | Line Precingt. B4 mixed-use zone with GFA
& M2 Motorway 73,520sgm. Concept scheme for 860
apartments plus 6,000sgm retail.
Herring Road 120-128 Herring Concept Plan appication for 8 mixed use 45,718sam N/A Early Planning
Mixed Use Road commerdialiretall development.
Development Site
~ Macquarie
Central
Giffrock Avenue | 22 (Lot 12) Construction of a new A grade 7 storey 10, 2%4sam 28/06/2013 | Frm
Office Gffnodk Av office facllity for commercial use,
- (DP711380) -
Links Busiiess )
Park 1
Novartis 52-58 (Lot 5) Construction of a 6 storey commercial 9,B85sqm 8/09/2015 Comemenced
Commercial Waterioo Rd building for Novartis Pharmacueticals.
Building (DP1043041)
197-223 Talavera | Major expansion of existing shopping 31,800sgm | 31/12/2014 | Commenced
Rd centre, The development proposes the
demolition of structures at 55-61 Talavera
Rd & construction of a new S level building
containing a full line David Jones
department store of 14,664sam, a new
supermarket of 3,861sqm, new fresh food
market & approx. 120 specialty shops over
16,396sqm.
The Park -5 S Talavera Road Construction of a new S storey commercial | 28 000sgm 27/05/2014 Construction
Talavera Road office buliding comprising 28,000sq m &
ground floor cafe.
118 Talavera 118 Talavera Road | Construction of a 6 storey commerdal 12,768sarm 13/05/2014 Constructian
Rosd office buiiding with a proposed GFA of
12,768sq m & & NLA of 11,540sq m.
Total: 455,286sqm
Macquarie University
Macquarie Bourwded by « Concept plan for 400,000sqm of 400,000sqm | NJA Early Planning
University Culoden Rd, commercial gross floor area outside of
Concept Plan Epping Rd, Herring the Academic Core
Rd & Tatavera Rd | « Additional 61,200sgm of academic gross
floar ares within the Academic Core
* Addtional 3,450 beds within the
University Housing Precinct for
University purposes onfy
+ Provisiors which allow for senice Iving
devalopment within the Precinct
« Infrastructure upgrading and
Impravements to the road network as
required
+ Establishment of landscaped open
spaces across the campus, integrated
with the pedestrian and cycle network
« Establishment of car parking structures
at key vehicle access points across the
CAmPLS.
Source: Cordell (2015)
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Appendix C: Social Infrastructure Standards

Social Infrastructure Standards in NSW

There are a range of standards which can be used to estimate future demand for
community facilities. These are:

«  Growth Centre Commission - Development Code (2006).

* NSW Department of Planning and Infrastructure - Draft Development Contributions
Guidelines (2009).

It should be noted that the thresholds provided in each of these documents for the provision
of community facilities and open space vary considerably and are not intended to be a
specific definition of need. They do however provide a useful guide when analysing the
generic community facilities that will be required by future population of a proposed
development.

Standards for the Provision of Community Facilities
Table C.2 applies the standards provided by the Growth Centres Commission -~
Development Code (2006) to show the indicative demand for community facilities
generated by the future residents of the proposed development.

Table C.2: Growth Centres Commission Development Code Benchmarks

Type of Facility Benchmark {(number per population)

Education
Public Primary Schools 1 : 1,500 new dwellings (approx)
Public High Schools 1 : 4,500 new dwellings (2pproox)
X Health and Social Weifare
Comnunity Mealth Centre 1 : 20,000 peaple
Hosptal 2 beds : 1000 peopile
Aged care Housing 1:10,000 peopie
Youth Centres 1 : 20,000 peaple
Community Service Centre 1 : 60,000 people
" Childcare faciity 1 place : 5 chikdren 0 - 4 yrs
.'vg After school care facility 1 place : 25 chidren § - 12 y7s
8 Cufture
r/" Branch Lirary 1 : 33,000 people
N District Library _ 1 : 40,000 people
Performing Arts/Cultural Centre 1 : 30,000 people
Community Centre
Local 1:6,000 people
District 1 : 20,000 people
Source- Growth Centre Commission (2006)

The NSW Department of Planning and Infrastructure also provides indicative thresholds for
community facility provision in its Draft Development Contributions Guidelines (200%9).
These threshoids are applied in the context of the proposed development in Table C.3.

Table C.3: Draft Development Contributions Guidelines Benchmarks

Type of Facility Benchmark (number per popuslation)
Parforming arts, cultural centre 1 : 50-120,0000 pecple
Branch library 1: 10,000 people
Central Library 1 : 20-35,000 people
Community/neighbourhood centres

Small 1 ! 3,500-6,000 peopile

AECgroup 0

Outcome Driven
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Yype of Facility Benchmark (number per population)

Lange 1 7 15-20,000 peogie '
Maeeting halls

Smal 1 : 10,000 people

Large 1 2 20-30,000 pecple
Youth centres 1 : 10-30,000 pacple
Children’s services
Long day care centres 1 : 320 chidren aged 0-5 years
Pre-schools § : 4-6,000 people
Occasional care centres 1 : 12-15,000 pecgie
Qutside of school howrs care 13 10-30,000 pecple

Source: NSW Department of PIRNNER G INTastreciune (2009)

AECgroup -

Outcome Driven
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ITEM 5 (continued)

Darwin

Melbourne

Perth

Sydney

Townsville

Bangkok

Shanghsi

A
A A
AECgroup

Ouitcome Driven
Level 5, 131 Leschhardt Street PO Box 942
Spring Hill QLD 4000 Spring FAl QLD 4004
Level 1, Paspalis Centrapoint Budding PO Box 942
48-50 Sryath Street Malt Spring Hll QLD 4002
Darwin NT 0600
Level 13, 200 Gueen Street PO Box 962
Melbourne Vi€ 30090 Spring Hill QLD 4002
Level Z, 530 Hay Street PO Box 942
Peith WA 6000 Spring Hil GLD 4004
Austratia
Lavel 3, 507 Kent Streat PO Box 542
Sydney NSW 2000 Spring Hal QLD £00%
233 Finders Street East PO Box 5804
Townsville QLD £810 Townsville LD 4810
el 11

Glas Haus Buiding
1 Sad Sukthurenit 25, Suikkhumvit Road
Wattsna, Sangkok 19110 Thaikand

46F Hongkong Mew World Tower,

300 Huaha! Road Central
20021 China

www.aecgroupltd.com

ATTACHMENT 3

T+61 7 3831 0577

T 441 8 BY43 D600

T+813 BB 6586

T +61 B 85554940

T +51 29283 840D

T +61 74771 5550

T «46 2 402 8400

T 48421 6135 2310
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ITEM 5 (continued)

Architectus has prepared ths
docurment for the sole use of
Holdmark Pty Lta. No other party
should rely on thie document
without the pnor written consent
of Architectus. Architectus
undertakes no duty, nor accepts
any responsibdity, to any third
party who may refy upon or use
thes document. This document
has been preparad based on
Holdmark Pty Ltd's descnption
of s requirements and
Architectus’ expenence, having
regard to assumptions that
Architactus can reasonably be
expected 1o make in accordance
with sound professional
principies. Archtecius may afso
have refed upon indormation
providad by Holdmark Pty

L and other third parties to
prepare this document, some
of which may not have been
verified, Subject 1o the above
CONGItioNS, this docurment may
e transmited, repeoduced o
dsseminated only in its entirety,

Archectus Group Pty Lig
ABN 90137 245 684

N e Avchimact
Managing Diesctor Sydnay
Ray Boan

NSWRS 834
Aordechs Syrey

Love 3 341 Goorgoe Sreet
Sycney NSW 200
Aurtrady

T +62 2382

Spdneyiarchiscius comay
Arciech s Mebouroe

Love' 7 250 Vicora Porade
East Meboums IC 2002
Aussheshy

T8 20 575

F 613000 8400
matounsddachiscius com.au
Maragng Dector Moboume
Mark Yo

WWW archibecius com o

architectus-
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1.1 Purpose of this report

ATTACHMENT 4

This urtan design repor has been prepared by Architectus on
behalf of Holomark Property Grroup, for land at 66-82 Talavera
Aoad, Macquari Park. Tha primary purpose of this report 15 to
accompany a Flanning Proposal which seeks to

—Amend tha land use controds for the ste. Currently the land is
zoned BY Business Park. It is proposed that a B4 Med Use Zone
be appled to tha site, 10 allow for the site’s development for public
open space, residenbal, retail and commercial uses. Through
ths development procass, open space would be dedcated back
to Council and rezoned as RE1 Zone at a later stage when the
boundanes of the open space are defined as required by Council;

~Amend the currant maximum buikdng height controis from 30m 1o
120m; and

—Amend tha currant maxamum FSA controls from 1.0:110 3.5:1.

This wban design report demonstrates the prefarred master plan

that the Planning Propoeal seeks to enable, includng the design of

tha 10.000sgm public open space to be dedicated to Council and
calivery of kay worker housing.

Aerial view of Macquarie Park showing development proposal in relation to Herring Road Urban Activation Precinct

Souros: Mareng Moad, Manquark Park Uvban Aativaton Freon ot Proposyl

66882 Talareora Aoad, Maoquarie Park | Urban Decign Rapont - Updato 8
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1.2 The site

The subject site has an area of aimos? 3 B hactares (37, 8323qm),
with a frentage of 254 metras to Talavera Road and 153 metres to
Alma Road.

The site is bound by:
~The M2 Motorway to the north-east;

- The Macquare Shopping Centra to the south-aest, on the other
side of Talavera Road;

- A 3-storey cffice/ warehcuse directly adjoning the ste to the
south-east; and

~An B-szorey residential complex 10 the norh-west, which is still
under construciion.

Current uses on the site include (with referencea to sie plan to
the right).

- A d-storey office bullding fronting Aima Road, which
accommodates eppeoimately B, 224sgm of cffice area {Label A);

- A single storey warehouse on Talavera Road with some mezzaning
offica space (Label C);

- A conference centre behind the warehouse, that i occasionally
utlised by the empioyeas of the Alma Road office only (Label D).

Other existing site features comprise (with reference to sie plan
1o the fight):

~ Prwvate ternis couns (Label E)
~ Internal creulation areas and at-grade parking (Label B)

Feter 10 the péan 1o the fight, which identibes cther key teatures of
the ste,

Employment

Part of the sie has been leased to AstraZeneca for use of the
commercial buiding which is currently undergoing construction,

- 5 Boundaey’
—— O et Py

0 aew Ryoe Cowot [XP)
) Fming whice pokron e

Site analysis plan

e Sgarad rérmdon
i Pecawirion Crosung
".“) Propoed new 1208 (kr ichome  weeee RS 26K Zireca Covanal

g brakw spgaona)
T Pood comy

@B ovcnivn

Mobon poiuton bom N2 ecokneesy
Sl soovud sofway
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1.3 Metropolitan Context

1.3.1 A Plan for Growing Sydney

Macouarie Park Is an employment cantre of increasing metropolitan
significance, with the Plan far Growng Sycney dentitying
Maocoquarie Park as a spedaleed centre in the Global Economic
Coenidor,

The Centre has a strong focus on technology and innovation, driven
by Ryde Council and supported by Macquarie University and the
Maoouarie Hospital. Major private tenants, including intemational
brands n Macquarie Centre, are dnving growth In the area.

As at July 2014, the business cantre of North RydeyMacquarie Park
offered & 1otal office stock level of 866,961sqm {Preston Rowe
Paterson, 2014). The North Ryce/Macauarie Park business centre
is curentyy Sydney's sacond largest office market, behind ondy the
Sydney CBD (Urbis, North Sydney Commercial Centre Study, 2015).

Whist it i3 anticipated that the predominant usas within the Camdor
will be CommercialBusinass, the Plan for Grawing Sydney identifies

potentiad for urban renewal In and around centres with improved
public tranepoet links In cross-city cordors batween:

~Macquarie Perk and Parramatta;
- Macquarie Park and Hurstwlle via Sydney Clympic Park;
~ Parramatta andct Hurstille via Bankstown, and

- Parramatta to Sydney CBD via Ryde..." (pg. 72, Pan for Growing
Sydney)

The Centre is within the North Subregion. Key priorties for the State
in thig region &s identified in the plen for Growing Sydney include:

= Waorking with Council to retain a commercial core in Maoguane
Park lor long-tem empioyment growth;

~Waorking with Council to concanirate capacity for additional mixed-
use development around train stations, including retail, services
and housing;

~ Faciitating dedvery of Hermng Road Prionty Precinct, Macquarke
Park Priority Precinct, and North Ryde Station Prioriy Precinct;

- Investigabing potental future cpportunities for housing n areas
within walking distance of train stations;

- Supponting education and health-related land uses and
Infrastructure around Macquarie Univereity and Macquara
University Private Hospital

- Supponting the land use requrements of the Medical Technology
knowledge hub.

- Investigabing opportunities 10 detiver a finer-gran road network n
Macouarie Park.

- Investigating opportunities to improve bus interchange
arrangements a tran siations.

—Werking with council to imgrove walking and cycing connections
to North Ryde train station. (pg. 127, Pian for Growing Sydney)

66882 Talareora Aoad, Maouarie Park | Urban Degign Rapont - Updato
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1.3.2 Dwelling projections

In June 2014, NSW Planning and Envircnment released new
population and dweling projgctions for NSW. The data indicates:

- 62,950 dwedings vl be required to accommodiate the proected
population growth n Ryde, compared to 55,516 projected in 2011
- increasa of 7,434 dwelings.

~ Batwean 2016 and 2031, the projecied demand s 14,950
dwellings for the Ryde Local Government Area.

- Between 2004 and 2011, the City of Ryde averaged 485 aweling
approvals per year. Dweling epprovals in the 12 months to June
2012 was 1,003 dwellings, and in the 12 months to June 2013
was 952 deelings in the 12 months to June 2013. This indicates
an average slightly under 1,000 dweling aporovals per year since
2012

Based on the projacted cdweling demand of 14,950 new dwellings
batween 2016 and 2031 for the Ryde LGA, and assuming that:

~In the year 1o June 2014, Councll wil approve an additional 1,000
dwellings,

~3.000 new dwellings are 10 be previded in the North Ryde Urban
Actvation Preonct,

- 5400 new dwellings are 10 be provided in the Herring Road Urban
Actvation Precinct,

There would be an underlying further demand for an additional
5.550 dwelings in the forecast period for the Ryde Local
Government Area.

The subect site has the potentisl to accommodate approkdmatedy
1,200 cwelings,

€622 Tokarera Road, Macquarie Park | Usban Design Report - Update a
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1.4 Regional context

The subject site is located adjacent to the Herring Road Priorty
Pracinct within Macquane Park.

The cbjectives of A Plan for Growing Sydney include the
Intersfcaton of Macquarie Park for spaciatsad business usas,
and the delivery of infrastructure to support that growth. The
maintenance of emngpioyment lands In Macquane Park, and its
SUCCEss as an employment cantre are pricdties for both State
govemment and tha City of Ryde Council.

Macouarie Park is extremety well serviced by pubiic transport and
ireeway connections to the City and a regional shopping centre (the
Maocouarne Shopping Centre, owned by AMP, adjoins the subject
she).

Looking at the nearoy centres, Macguane Park is unique becausa
of its employment functicn. Stratagicaly, State Government and
Council need to ensure that Macquarie Park has the nght senices
and infrastructure, including open space, to ansure that Macquane
Park can continue to compata with Central Sydnay and Parramatta
as a place to locate busness.

My Fegont Corded P
B N2 My
U Artered Moace
ol TRomwond 1 EDpwg fol e
o e Sy T, el oitaced.
Lane Cove Mot Mok
—-—
Motopoliar Sebmpural Sletagy b Sycnmy 2061
®  von s P
Vasgm
T Cootres
Nopor Cores

. Spockimos Conyes
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1.5 Local context

The Cay of Ryde Council has recently amended the controls for
Macquare Park 10 alow for addtional incentve buiding height and
FSR on all of the employment and in Macguarie Park. Simitarly, the
recent Macquane University Master Plan has resulted n increased
long term capacity for employment on the university site. Thesa
nitlatives wil go a long way to taciitate significant empioyment
growth in Macquane Park.

The subect site adjoins the indented noth-eastern comer of the
Hernng Road Pricirty Pracinct, which i identified for future hgh
density mxed use development. The recently approved report
recommends FSRS of up to 4.5:1 and maximum bulding heights of
120m for sites near Hernng Read.

The subgect site has the following imponant iccational attributes:

~ Proximity to transport: The site 5 550m, measwred along the
footpath, from Macquarie University Train Station. A distance
of B0Om Is genarally accapted a comforiable walkng distance
from a rall station. The site Is also within 400m of the future bus
nterchange on Heming Road by the Macquane Shopping Centre o <P Walking Routes
(which is cwnad by AMP).
i“r'.' Residential
~ Highly-visible site: The site 15 on & street comer and oppoeite “ua
the Macguarne Shopping Centre, which i & major attraction
and s0on to be the largeet shopoing cantre in NSW. The ste is
one block away from Waterloo Road, which is the central spine
of Macquarie Park. The site is also highly visible from the M2
Maotorway.

SEAL Retail

wwen

m Commercial

2555 University

~ Proximity to residential and employment uses: [ne cile 18

L) N
located betwean the high density residential Herring Road Pricirty % o u s Hering Road Priarky
Pracinct and the employmen: lands. The site i within 800m of Precinct Boundary
many workers and many existing and planned awelings. [ : Subject Site

2" Natre Resenve
LA LA J

= $ Raiway Line

Local context plan
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1.6 Strategic need for open space
Evidenca continues to buld acroes the world that the qualty of — Ingpinng work environments atiracting fop personne! and X
tha public domain in our parks and open spaces is central to our enicouragiig high productinty g MACLAR I PARK ROV
indtddual and colective heatth and wel-being. Acoassible, sale ) ) ) pre GRegN "MW“ ' i o7
and appeaing publc open space directly affects our sense of the - Raised corporate profle associated with benchmark design and an & Ukas masae £ )‘ 7
attractive business envionment ' ’

Iveabrity of our working and home emironment; it also nfluencas our

decisions on where we want to live and work

1.6.1 Why open space is important for business

Tracitionally, open space planning did not consider that
employment land uses wouk] generate any significant demand

for recreation curing the workeng day and In that same vein Lecal
Gavernments weuld not generaty levy Section 94 Contnbutions for
Public Open Space for business precincts.

However, progressive trends in the planning and design of working
anvronments over tha last twenty years responcing to employee
damands, as wel as more recant shifts in the times at which

many in the working community are choosing to take exarcise
(increasingly esrly moming, lunchbmes and early evenings) s
requinng a commeansuwate move in planning to match this demand.
In the casa of nationally significant speciaised cantres such as
Macouarne Park, this response bacomes all the more critical, 8s
axplainad below.

In preparing the Ryde Intagrated Opan Space Plan (IOSP) in

2012 CLOUSTON Associates wae askad by Ryde City Council

10 promde an overview of Meely requirements for public cpen

space in the Macquarke Park Precinct (see Macquarie Park Grean
Infrastructure diagram). The following is a direct quote from that
raport, with raspect to open spaca neads for major high technology
employments areas:

Mast major intermational Comaaions seek osvelopment
amrcrvnents in wivch Bndscape and aper Spacs (Nay a cove roke
in sife selaction cntevia - high-end fechnology and science parks
arownd the wonid haws hasted major camporahons and research
organvsabons since the advent of businass parks such as Siicon
Vatay in the 1980s. For these organisabions a high quantum and
quaiily of Bndscape and open space has a range of benefls that
meet their corporate goals:

e Nurvir owimel b - }l '0
b N
- Cammitment to 8D principles and high Green Star rabngs in the AT R ‘/ o

\IA_.\AK'

buit form end landscape [l ot o T e J i
L u-whf- ¥ Hasnie
~ Promotion of healthy Meshydes for staff through prowsion of | B 80 RO Sl Y
recreation facines and open spece mope e V)
LR X4 AL, 3
- Opportunites to Hostispansos major events withi the pubic Pt e & .'
domain. e e Y .
TN "f' it Ry

e .v»\ u»--A 5

Wpicaly, high-end business envwonments in conlexts such as
Macquane Park genevate nesds for pubic open space auwing
weakdsys and working hours that cater for lsiswre and recraation
uses such &s!

S --&.--:.“.:‘
a 3

— Lunchiime team spovis (e.g. fouch foofbal, haskelbal elc., offen
vith infer-business compedtions)

~Fitness fraining arsas/fackines for pevsanal iraining and Aness
equipmentitrals

- Shaded airculs and routes sultsbie for jogaing. waking and
cycing (not on major roeds)

- Play spaces (espacially associsted with or adioining créches)

- Informal apen space with frees, shade and sheller for kinchtime,
Dreais and wovking sessions (plonic tables, sheters, BEQ, -
wglass comectivily &ic.) Bt —

i :.f'-'-r---—‘h-.-,‘:.“’

— Natural creexs and formna! or nafura! warler bodles X S A 1

- Covpovate event and promobion spaces (oflen catering for
significant umbers)

Nocguario Park Geeon Irashucture dlageam, Souste: Intograted Open Space Plan 2012
{Drit), Cly of Ryow

6882 Talreera A0ad, Madquirie Park | Lvban Degign Rapont - Updato
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The recommendalions répon went on to obearve that whara such
opan space provision was inadaquataty supphed the impacts cn
the local Council and the community could be significant and might
typicaly include

~ Magor corporations choosing other locations offering a more
extansive publc doman

~Ovear-use of existing open space In tha adjoning neighbourhoods
wih resuking cost impacts and negative communty pecoaptions

~ Lack of fiedbilty for opan space provded for waorking
communites to abecrb addtonal resdantial demand by being
avallable for use outside working hours

The nat effect of such impacts can be a dspunction in soclal and
economic integration batween the working and adjoning residential
neighbourhoods.

Current best practice in open space planning acknowiadges that
there = no sngle formula for the amount of open spaca required
1o meet the needs of a given working poputation; those needs
vary greatty according to the mix of employmert type, the local
peography and the prawmity and capacity of axisting opan space
in the localty. Accordingly. any estimation of the quantumn required
must be based on site spacific analyss of these and other faciors

The brief analysis undartaken for the Ryde IOSP recommended at
minimum the foliowing open space quantum for the emplayment
area over and above any existing open space natwork (2.9
raserves on the Steimptons Creek ano Kikkaya Cresk riparian
comdors)

- A 2 Ha multi-use resane closa to the core of the employmant
area {whera constraints on acquisition pravaded this couki be a
minimum of 1.5 Ha)

- A suite of local open spaces of 0.3-0.5 Ha in size evenly
distrbuted across the locality (seven such reserves wera
flustrated for the whaote Macquarie Park area)

-3 plaza spaces, one near the core of the employment area
and one on - or closa to -tha Herring Acad and Waterloo Read

€622 Tolavera Road, Macquare Park | Usban Design Report - Updie

Jurction and one north-west of Blenhaim Park

- A number of street comer meeting placas {typically 10-20m2 in
siza). None were |llustrated for the whole Macouarie Park area

- Continuous green web connections integrating racreation
commicdors on al east-west creaks

~ District and Local Green Grid streets, &s ilustrated below.

It should be noted heve that this suggested provision was solely
arented 10 employment needs and did not address the needs of
any aaditional recidental population, such as may be ganarated by
the Heering Road Prionty Precnd, an nitiative that post-dated the
10SP

e Dockiancks

architectus-

Delned, Indscaned inlamal srots: Wist Eng, Brishane
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162 Why open space is important for residential
areas

The benefits to residential cormmunities of a well-planned,
accessivie, safe and engaging pubic domain ncude
ermvronmenta, cullural, social and econormic vaues, In panticutar,
the memal and physical health and well-being cutcomes derved
from the presence ol a high quaity pubiic domain is being
increasingly demonstrated by national and inlernabional research

The NSW Department of Planning and Envircnment's guideine
docurnent, Open Space Planning Guideines for Lecal Govemment,
2011 (0SAG 2011) provices research-based guidance on planning
$or cpen space in resdential comerunities Trom rural to inner wban
contexts with these vales in mind. The folowing analysis draws on
hose guidelines,

For dense inner urban apartment 1ving, such as will prevai in the
Hering Road Pricirty Pracingt the quantum, qualty and accessility
of such apen space becomes critical 1o seGal cohesion in such
communities, pamcuianny n the absence of privale gargdens and
around level living.

The generally acoepted norm of B0Om masimum distance (10-15
minutes siow walk) between any resdential dweling and some local
open space becomas tesied lor thosa who may Ive on upper flooes
of @ high nse apatment tlocks, whare the frst 5 minules may be
1@an up in leaving the building, much less crossing major roads.

Consaquently, local open space or at minimum olf-raad comicons
(e.g. creek lines) which give access 10 such open Soace need 1o

be easly accessed. In such environments the size (preferably 0.5
hectares n size but at minimum 0.3 hectares) and multi-use nature
of such spaces s also important, as & the need for farger district
level spacas for unstructured recreation within at least 2kms of most
reskiences.

The OSPG 2011 recommends that the dedeult provision for local
and regienal open Space in any new or redevaloping commurety
Is 9% of total development area {Inchuding district cpen space
this nises 1o 16%) rather than a per cagovta quantum. Howeaver, the
guidelines stress the need to evaiuate the ste itsalf in terms of the
distribution and accessitility of such space.

The propeeals for open spaca In the Haring Road Pricaty Precinct
make referance to the I0SP 2102 (a document that pre-dated

the Priocirty Precinct) and suggested the need for additional open
space, but providas no analysis of the quantum required for the
signfcant additional poputation (at least 11,000 new residants).
Tha Pricirty Precinct does not specifically identify the total amount
of open space 10 be providad for the life of the developmeant

and thus it is not possible to assess what percemage of the total
dewalopment area is dedicated 10 public open space

Rather, the opan space provision appears to ba principally based
on the embedishment of three smal existing reserves (Wiiga,
Elowsra and Cuandong) and the enhancing of the Shrimptons and
Kildeaya Craek cornidors, as well as the notional locations of some
addticnal open spaces of unspacified size and settng type

The largest of the axisting spaces 1o be embelished is Wiga
Resenve at approximately 0.3 hectares (when the creek area is
deducted) and this also the only level space that would apooar
to ba suited o easy access and muti-use for kecal recreation
The total amount of resene space specifically wentified for
such embellishrmant appears to be in the order of 1.41 hactares
(exciuding the creek coridors) over three separate locations

Thera is no provision identified for any larger district level rasenves
in the Priokty Pracinct, as such provision is generally deamed to be
anvailable within an 800m radius of the Pricirty Precinct boundavies

The Prioirty Precinct report doas not however dascribe, identify

or anafyse the settings and recreational functions of these

neartyy spaces nor does it state whether such space is currently
below, & or over capacity from existing community use in those
neighbourhoods, The Prioity Precinct finalised report identifies four
nNew open spaces, however delvery of these Spaces s unoeran
as hey ave subjpedt to future development and offseting against
Section 94 contributions

66882 Talareora Aoad, Maoouarie Park | Lvban Decign Rapont - Updato
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ITEM 5 (continued)

1.6.3 Supply analysis

Whie recognizing that the longstanding banchmark of 2.83
hactares of open space per 1000 perscns is ganerally recognised
as being simplstic and unsubstantiated {for the ultimate population
of the Pricirty Precinct this woukd suggest the nead for up to 30
hectares of new open space), the level of provision proposad at
1.41 hectares/1000 future population appears to fall wel below the
average existing loced and district keved provision across the whole
Ryde LGA at 3.41 hectares/1000 parsons and for the Macquarnsa
Park planning precinct at 2.95 hactares/1000 parsons.

From this beief overview, it appears thevefore that there is defintealy
a significant under-provision of both kocal and district level open
space for tha quantum of population.

The pian to the nght shows all of the esting and planned open
spaces wathin BOOm of the Macquarnie University Trein Stabon,
highighting this under-provigion.

1.64 Proposed open space

The proposed 1ha public open space at 66-82 Talavera Road
would meet the definition of a district level multi-use space
and, given that it lles 550 metres away from the Macquarie
University Train Station and less than 800 metres from the
heart of the Herring Road Prioirty Precinct, it would materially
assist in meeting some of the apparent under-provision of
open space In that precinct, as well as serving the adjoining
employment precinct.

While the master plan provides corvanent on-straet parking for
public ugs, the main access to the proposad park wil be from the
walking catchment.,

£6-52 Tokaveea Road, Macquarie Pork | Usban Design Feport - Update
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1.7 Current and proposed planning controls

ATTACHMENT 4

The primary planning nstrument for the subject ste is Ryde LEP
2014. This section of the report outines the key iand use and built
form provisions dor the site, from Ryde LEP 2014.

Ryde LEP 2014 - Draft Amendment No. 1 (Macquarie Park) was
recantly gazetted. This Amendmant provides an increasa in haight
and FSR controls for the site and the reamainder of Macouarie Park
as part of an incentive scheme.

The proposed Herring Road Pricirty Precinct controls have also
teen noted to contextualise the ske. The Herring Road Priovty
Pracinct Plan has bean finakisad but nat yat translated into
legislative controls.

1.7.1 Land use/zoning

Ayde LEP 2014 currently zones the Site, and a large area of
Macguarie Pack, B7 - Business Park, This 2ones allows for a range
of commercial and ndusirial uses, as wel as some supporting relal
and business uses. Residential uses and larger retail uses ae
peohibited in the zone

The proposed Herring Read Pricirty Precinct controls would zone
he land adjoning the subject ste on two boundianes, B4 - Mixed
Uses.

255

4
124

Composns plan shomng HMrng Roes Priginy Precntt and cumant bnd use 20nng. Ryde LEP 2014

6682 Talareora A0ad, Maocduirie Park | Lvban Decign Rapont - Update
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ITEM 5 (continued)

architectus"

§

1.7.2 Floor Space Ratio (FSR)

Ryae LEP 2014 currently allows a maximum FSR on the subject ste
of 1:1.

f
i
f
!

ciiewnNzEbtEteds

As shown in the lower plan to the rghet, a maxsmum FSA o 1.5:1
applies to the site &s part of an ncantive schame where new pudlic
domain, or & monetary contribution In beu of publc domain is
provided.

FRRERFESENINEYS

The proposed Hering Road Pricirty Precinct controls aliows for y S | . e Sof o=
FSRsofupto 4.5:1, N L o N

€622 Tokarera Road, Macquarie Park | Usban Design Report - Update 1
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M b g kg
Current controls E N ! N
Ayde LEP 2014 cuerently akiows a maximum building height cn the
subyect site of 30 matres. . . -
[
As shawn 0 the lower plan to the nght, a masimum heght of . B -
buikings of 45m also applies 1o the site as part of an incantive ! M ! -
schems in the Macquaire Park Corndor. S B - -_:
and [ £ e ommia
The proposed Herring Read Priciy Precinct controls aliow for
maximum bulding neights of up to 120 metres. e
' Cuvert s kg Pesght conols, Ry LEP 2018
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ITEM 5 (continued)

1.7.4 Approved Commercial Office Building

A commercial office building «
2015, The buikdng is currently under ¢o

w Counci in June

~ 8 982sgm commercial office GFA;
-6 storeys

178 total parking spaces, including vehicle and bicycle spaces

€682 Tolavera Road, Macquarie Park | Usban Design Report - Updie

Iruction and comprises:

architectus-
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ITEM 5 (continued)

architectus-

2.1 Design principles

2.1.1 Public domain and streets

~The new internal street should align with the new proposed street
south of Talavera Road

- Internal streets should be designed as publicly accessble
streets with smilar dmensions, and sacticn to public streets, and

matarials should gve the streats more cf a shared character

~Naw vehiche access ponts shoukd be minimised, paticularty near
existing intarsections and off Talavera Road.

- A suite of integrated and Inkad open spacas surrounding
bulldngs that provide clear dafinftion betwean putlic open space
and residental communty use

Create amenity (cptimal solar accass, sheiter from winds) and
privacy for residents

- .)?Slgﬁ greund kvel 1o enhance sense of human scake

-~ Dasgign walkabie and cyce-frendy shared zone sireetls

2.1.2 Built form

- Generaly, the bullt form shoulc comprisa street walls with tall,
slender, wel-spaced towers

- Architectus’ Tower slendemess study (see Appendx A) indcates
the folowing floorplate sizes, incusive of balconies;

~Up %0 25 storeys - B00sgm GBA maximum
- 26-35 storeys - 950eqm GBA maximum
- Above 35 storeys - 1,100sgm GBA maximum

- Maximum building heights simelar to the madmum heights in the
Priceity Pracinct should be avadable

- All ervelopes must be capabie of achikving SEPF 65 standards,
in particular

- 70% apanmments with mnimum 2-3 hrs mid-winter solar
aAcoess

- 80% apartmeants with natural ventilation
- 24m separation between tall buldings

- 18m maximum bulding depth for residantial uses (excluding
balconies)

~ Minimise the visual bulk of the buildngs from tha new open
space. Buiklinges should appear slendar and maintain low-
angle views to the sky between tuikings

ority of jobs on the site and Create

for new jobs where appropriate

yark and cther

adpoining

moortant pubic

Maximise residential densities in this well-senaced locaton

6682 Talreora Aoad, Madouarie Park | Urtan Degign Raport - Updato
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ATTACHMENT 4

ITEM 5 (continued)

214 Openspace

The dasign, usability. orentation and location of the new district
open space has been given priorty for this master plan. The
plarning and design principles foe the pregosed open space should
include:

~ A consofidated form to a total of Tha (this may ndude terracng)

~A northisouth orentation for optimal solar acoess (generally two
hours between 11am and 3pm on 21June)

~ Ready padestrian access from adjoining streats and buidings in
fine with AS1428

~High visibilty from adioining streets, minimum two adicining street
frontages to ensure & has a pubbc character

~High lewals of passivae sunwilance from residential dwellings and
other public domain

- Actva fagades fronting the space (e.g. communty uses, cafds,
amantios)

~Multi use layout and design to aliow for general day to day
recreation, fitness, special event field sports, community events,
celabrations and perormances

—Seating, shade {structures and trees) and play areas
- Layout and design for day and avening use, nciuding events
stage area

- 'Back-of-house’ event support space and senicas

Given the high levels of potential use and the permeaaltie nature of
walking routes to and across the space, the central green space
may bast be constructed as a synthetic grass surface. There area
number of succassful examples which usa this surface.

architectus"

Landscape Principles diagram

€622 Talarera Road, Macquare Park | Usban Design Raport - Updie
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2.2 The master plan

ATTACHMENT 4

Site area

Total proposed GFA

FSR

Total public open space

Total residential GFA

Number of apartments {average of 100 m2 each)
Total non-residential GFA (inci. naw office GFA)
New office (approved) GFA

6682 Talreora Aoad, Maoduanie Park | Lrban Decign Rapont - Update 24
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ITEM 5 (continued)

Key worker housing / affordable housing

Consultation with Counci identfiad an oppertunity 1o detiver
key worker housing on site. The proposal aliows for the use of
some of the 1 hectare space for this purpose (less than 15% of
the ste), whilst retaning a usable open space for a varnety of
active sports uses. This allows for some flaxibility for additional
community usas in the 1 hactare zone, at Counct's discretion.

Alternativaly, key worker housing could be accommodated
warhin the proposed towers in addeion to the nomnated
donsity.

The plan te the right damonstrates how a single-loaded

key worker housing development could be accommodated
on the north west boundary of the site, and still @low for a
competition-sized soccer field (45m x S0m, with 10m run ot
on all sides) should Council wish to pursue this option

The key worker housing shown in this option is in two buidings
with 2 footprint of 12m x 35m, separated by a 6m through

site Ink. The total GFA of these buildings at 6 storeys would

be 3,780sqm, or approdmately 40 apariments at 100sqm/
apartment. This is 3.5% of the 1,125 dwellings proposed, which
excoeds the requrements set out in Architecius's Strategc
Framework for the Rezoning of Land (Atfachment A)

This oplion resuls in the loss of the on-street public Ca
parking This car parking could be relocated 1o either the
hasement, or on-street parking on Arna Road and Talavera
Road,

€652 Tokaveea Road, Macquarie Pork | Usban Design Feport - Update
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ITEM 5 (continued)

221 Basement car park

The cir park 16 suppon the concept master plan would be located
below grade and comgxise thiee (3} levels, It would acoommeodate
atotal of 1,526 parking spaces, including spaces for non-residential
uses. A breakdown of parking Spaces is shown Delow:

~1,173 resicential spaces

~ 132 visiter spaces

~ 221 spaces for non-residential development

The basement woukd contan loading docks for retal and
commercal tenancies and accommodate senioe vehvclkes. The plan
10 the fight shows an ndicative basement Tootprint and ponts of

entry, Further design development will be required 10 further test the
ci park layoul.
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ATTACHMENT 4

ITEM 5 (continued)

222 Ground fioor level

The ndicative ground ficar plan to the right shows the indicative
placament of retall uses glong Talavera Road. Addiiong retail kicek
style tenancies have been located adjacant to the proposed open

apace 10 provide & new active edge.

The chiacare centre is located cantrally within the site and is co-
located where extensive cpen space is avallable. Each bullding is
afforded a bulding antry which is on-streat or in close proximity.

Detailed pianning would further considar and respond to site lavels.

@owzo

50m
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The pian to the rght shows an indicabive layout of the four tower

224 Typical Tower Level
fiooe plates that comprise an al residential component.
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225 Height of Buildings

The plan 1o the fight shows the building heights represented in
storeys. The tuikding envelopes indicate 1our towers which may
suppon 38 storeys n height inclusave of all mechanica plam and
services, with adjacent pedium bullding envelopes ranging from 5 -
7 storeys across the site. Bulding ermelopes that contan retail uses
would have a 4.5m ficor to ficor haight & ground level 1o maximisa
its flesitly of use.
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ITEM 5 (continued)
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2.3 The public domain

2.3.1 New public park

The proposed open space, tetaling 1ha, comprigas the following
alemants:

~-A singie, level, open mul use green space (turf of synthedic
surface) of approximately 8,250m2, including an event stage and
support area to be dedicated to Councll;

~ Four linked terrace spaces of approximately 3,000 m2 in tota
overooking the central grean space, with each terrace offering
arange of uses such as publc seating under trees, play,
outdoor café seating, bouies courts etc. R I8 intended that these
open spaces be protected for public use through right-of-way
easemeant

- Oft-streed pedestrian access from Talawera Road, Inked to it
access on the tulldng perimeters 1o ensure unversal access to
all areas of the public open space

~Tree and sheub planting on streets and terraces, offering amenity
and shade

~Amenity night lighting and spedial event lighting and secvice
infrastructure (three phase power, water etc.)

Off streat parking bays on the northemn side of the green space
compnea approximately S00m2 and are excludad from the total
open space caicuations. The bulit form facing the central green
space wil have active fagadas.

Puskatve view of new putiio padk, View Doking norh tosards Alma Road

lustrative view of proposed new public park

66882 Talareora Aoad, Maocuarie Park | Lvban Decign Rapont - Updato »”
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2.3.2 Open space design

Archiectus' master ptanning for the site provided for a minimum
tha open space. Clouston were Invoived in the location and
dimensions of the open space, with a view to create the bast, most
fiedble space for Macquane Park. Clouston weve then requested
by Holdmark Proparty Group to prepare a peeliminary design
concept for the 1ha space.

The design prnciples for the open space are:

- Provide & large, leved playing fieid;

~Ensure that the park has a good relationship with the public
domain by minimising level changes and provicing level acoass
wih the public foatpath where poesitie.

- Provide some at-grace parking to service the park;

- Proide commercial and community space at the edge of the

Tha solution was to ntroduce terrace bulldings. to provide for &
transtioned kevel change with terracad publc open space above.
Tha terraces provide for more passive recreahon and places to st
and watch the activy in tha main area of the park. Tha lower level
of thasa buldings could be used for community, chidcare and retall
uses, which would actwate the park. The upper avel of buildings B8
and BY is earmarkad for residential use, and a small proportion of
tha terraced area at this level wil be designed as private courtyards.
Tha terraca which bes atop the uppar, residantial level will be entiraly
for pubkc use.

Whilst tha terraces are included within the 1ha open space, they
ara spatialy appropriate because thay improve the quality and
opecation of the open space whilst successfully nagotiatng the
topagraphy.

Clouston have also assisted with a design concapt for the common

open spaca areas. The focus for these areas was 10 create spaces
for gathering and interaction. The terraced dasign ensuras that

architectus"

park. open spacas are private and usadle, without the need to pronde
high fences. P
- Foous planting around the edge of the park 1o alow for active R PR | T
198s In the park. pnb pri iyt
The leved change over the ste is a challenge for the design of open
space. In early options, 1he cpen space extendad to the base of Saction west to 00zt Brough new pubic park and lenoces looking rodh-east towaeds the M2
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buildngs 81, BS and B7, but ths was not consicered to be an
approprigiely scaied interface for the open space.

Section north-east 10 south-mest though e dedicaled ot i; park 002G et owends e devsopmant

£6-22 Tokavera Road, Macquarie Park | Usban Design Report - Update
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architectus-

2.3.3 Communal open spaces and streets

The layout and design of open spaces assocated wih the
ouikings and streets on the easiemn part of the site recognises the
need for a mix of community and more private spaces iIndudag:

- Shared uge streets designed for low vehicke speeds;

- Definad and easily recognised entry landscapes for each
buildng,

-~ Community space adjoinng each bulldng:
~A ground level local play space,
=~ Swimming peols for use of residents; and
Slreet trees and seating along all access roads
It is expecied that the definition between public open space and
he community spaces for residential users wil be dearly defned

by planting and/or peemeable lencing, which estabishes the
rincipal uses whidst oplimising casual survedlance.

Groen Inbomal and esdemal shoods: Fark Lane, Contry Pask, Sydrey Comanunal grow garcing: Seplant Pac, Conva! London

1 is proposed to have all-movements veehicle acoess at the
smmost entry to the buit-up area of the site, with a signalised
intersection on Talavera Road at this point. The locabion of tis
access point wil align with the future Coundl road connecting
Taavera Read and Waterico Road

The second vehicie entry-point 1o the site off Talavera Road (o the
west, and the Ama Road  ntersection are proposed as eft-ind left-
Ul 0CESs,

A oneway link between the two nternal circulation reads is
proposed 1o improve oppoduntes for velickes 1o circutate and
avoid usng the external road netwark. This link would be a share-
2002 10 salely accommodate pedestrans

66882 Talreora Aoad, Maocuarie Park | Uvban Decign Raport - Updato 2
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ITEM 5 (continued)

architectus-

3.1 SEPP65 and Apartment Design Guide compliance

3.1.1 Master Plan Option
Suniight/ daylight access to bulldings

Daylight access to the indicative built feem of the master plan
oroposd has been assessed for mickwinter {21 June) between
the hours of batween 9 am and 3 pin. With an FSR ot 35, itis
racommended that the proposed development be considerad a
dense urban area. The proposad master plan achweves SEPP 65
drect sunlight access (2 hrs) to approxdmately 70% of apartmeants.

Solar-access promoting leatures of the proposed develcpment
include:

~Efiptical tower fom optimises the number of apartments recening
daylight access 10 habitable rooms and princpal windows

- Prevision of high calings and window-heads 10 alow deep
sunlight penetration

- Provigion of external horzontal shading to noth-facing windows,
and vestical shading to east andd west- 1acing windows

Overshadowing

Potential overshadoaing impacts of the indicative built form of the
master plan proposal have been assessed tor mid-winter (21 June)
The 21st June is the shorest day of the yesr day, and has the
longest shadows. For each of these days, an overshadowing study
i prosided for 9.00am, 12.00pm midday, and 2.00pm.

The groposal concantrates 1he talies) buldings away kom the
1ha park to mnimise overshadowng and maximise amendy o
this public space. There s no overshadowing impact on adjacent
residentia areas, with shadows faling on commercial buddings
wheve they have the least impact.

Ovarshadowing af 2pm on 21at June Eact Asria) \Sow - Sundghy Daytoht aconss, to pak 215t June

6882 Talreera A0ad, Madduirie Park | Lrban Decign Rapont - Updato 38
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architectus*
N q - o J,
~ ’ ofF 5 & Y 3 " (S s e,
Nodh Aerial Vew - Sunight! Dunoht acoess, to buidngs 25t Jume West Asnal Vow - Sunkgnt’ Cinf ght acoess, 10 bsidegs 216t June South Aerad View - Sund gt/ Dodight accees, 10 buidegs 216t June
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ITEM 5 (continued)

3.1.2 Cross Ventilation
Cross Ventilation to bulldings

Testing of the built form has demonstrated that the envelopes of
capable of achieving the 60% natural ventilaton requirement of
SEPP 65 in lina with the Apartment Design Guide. It is considered
that with further detailed design davelopment other natural
ventilaion methods may ba infrocduced to imgrove performance.

ftis intended that apartments above 9 storeys will have balcores
that are not fully enclosad. Louwes or other such architoctural
davices could be used to manage airfiow at these heights.

architectus-

o

GO

Croms Vo isson of apaiments [0 ypical iower evw's

66882 Talreora Aoad, Macuarie Park | Lrtan Decign Rapant - Updato
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313 Master Plan Option Including Key Worker Housing
Location

The location of the key workar housing is subgact to negotiation between Holdmark and
Council. Holdmark proposas two options:

ATTACHMENT 4

a) the key worker housing is located to the north weet of the open space;

D) tha key worker housing is located vathin the mixad use towers as ncreasad
dansity

It is Architactus's recomandation that the apprormately 40 apartrmant dwedings be
located within the mixed usa towears as addtonal cansty to the proposal.

Qur recomendation i basad on a consscaration of the best function of the opan space
and the relabionshyp batween housing and the M2, which may result in the isolation of the
key werker housing.

A

Adrisd - viw i0king East Sunighty Dind i siceas 10 boddings 218l Jum  Asrial - wew ochng North Sussght! D

bl acoass 10 buidngs 215t June
In addition, the integration of ke worker housing into the mixed use towers s likely to
achieve bettar social outcomes by enswring that it is not as easily distinguishable from
private housng, reducing the perception and liketyhood of social exclusion,

Solar Access

Solar access tasting has bean undertaken for the kay worker housing located 1o the north
west of the opan space, beng option & The testing demonstrates that good solar access
is achievaabia to the key worker housing and the public open space in ths option.

SEPP 65 Compliance

The key worker housing envelopes are considered ety to ba able to achieve SEPP 65
complance through datailed design, based on the envelope wiath and solar accass
testing

= 4 (S < S . o
Ageial - wow oking Wist Sunigh) Dapighe sccess 1o buloings 2t Jun  Asrial - view 100king South Sucignt! Daydght acoess 1o buddngs 218t Juno

LEGEND

-

e ———————————————————— LAl - viow ookog el Sucight! Dinkont acceis b gpen apaon 219 June —
€622 Tolavera Road, Macquarie Park | Usban Design Report - Updie 4
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architectus-

3.2 Options tested

Prior (o arving at the propased master plan, Architecius tested a
number of aitemative master plan options.

321 Option 01 Variable heights

Str

‘Woaknessos

Conclusions

« Complies with SEPP
€5 separation,
SO00F J0CeNS, 0055
ventiation, bukting
deprha

- Park lecaten &
excelont - good
wsbéiny publo
character and can be
generaty fiat.

= Vaned heignes provde
Iineres] and brook up
besichng buk.

= Al pukdngs have
good street addeess.

= Good intertace
between balidngs and
the opon space.

= Maximises views for
towers

= Ovakshaped fowers
mnmise vsuy
bedic and snsue
towers achiove 24m

« Loas separation
batween xwers when
standing In the park
than Cption 2 and 4.

- Expoects 120m
madmum buldng
Peight

~ Vaned fower heghts
prowde an exoekent
ot form cutcama,
b roguires butiding
heaght in excess of
120m (the masmum

ey

A . 'Q-.l
Oiption 07 Vst hesghvls: Varw from M2 Molorwny

Option 01 Yiriabw helohts Ve fom Tokresrs Posd sost. duwnmb

6882 Tolreera Road, Macouarie Park | Lrban Decign Raport - Updato
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ITEM 5 (continued)

3.22 Option 02 East-west park

323 Option 03 Westem park

architectus"

3.24 Option 04 Centralised open space

Strengths Weaknesses C: _Strengths W Conclusk Strengths Wi Conclusi
- Expptiont lower - Opan space MBI Da  — Does not achieve « Complas wih SEFP - Doas not achiovwa « Buk form neods « Coenglios with SEPP - Opon space feols - Opan space has oy
SEpATEON Wrraced becase of abpctves Yor dstrct &5 soar access and SEPP G5 tower turther corsideration in 65 soparation, ntemabsed and one sireet edge and
Bwlchange and Joes  JpeN SPAce ventiation separalion dsancos this corfigueaton S0 ACO0SS, COss privae. Povdas Kess pubiso
- Complies with SEPP oo adow 1 @ large, vumsiation. beficing amanity than peoderred
€5 saparntion Tia OPeN SPAcs 100 ~ Park looation is ~ Towors ara 100 buky depts ~ Foor interface between  pron
S04 BCONSH, 01055 actve play wxockent - gocd whon wirwod ¥om the budings and the open
vertigtion. buicng wisivity, pubvio open space = Intemal park provkdes space
depis ~ Towers 100 ckse 1 characior and can bo accoss fom both
MCeway Ropatising gonoraily o ~ Poor s¥reot adcress sides of dovocpment -~ Fark centved an
= Open 3pace olectively  sosident amanity steepest dope of she
redans 10 dranage - Open space offechvety ~ Buidngs arc 100 long which woukd causo
channgi west of Ama relales to drainage sgniicant carfmorks
Road channe west of Ama N 10 ba reguied
Road
~ Reduced views Yom
fomors
« Fark owershadowed Dy
wosten owers
- 7’ ' P = Sy - — T C —————
: | =
| 5 |
i '
1 1!I Ll
| 8 |
! )
. | |
|| | = i
§
| i S
: { ] | R S S 2
S < - HO' o =

Opibn

L ’

Y e— e Mg i Ol»moﬂ V&:;ﬂﬁﬁwk Master glan

[T

e U4 Cortrivaind (20 spscy; Mstee

O

pon
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3.25 Option 05 Looped intemnal road 326 Preferred scheme
Strength Weak Conclusions Strengths W C -
- Park locaton is ~ Road paltem & « Neod 10 further resche « Comples wth SEFP « Lass sopaaton ~ Recommand as bass
excelent - good ineticent and docs oad patiern and buit 65 sepasadon, betaoon townrs when tor the masier plan as
vty publc not peanide good form solar azcess, Cro6s sanding 0 tha park. this schema peovides
charager and can be oddinss dor inchndial ventixon, buidng than Qpton 2 and 4. meee puble and
gereraly butkdngs. depths private amently than
any cther apticn
= MNew interra road = Low-rge shb bubicing - Park looatian is
adoring the M2 adpinng the M2 5 %00 exoedien! - good
Povides good access  long. Wsibity, pUShC
0 the park and the character and can bo
comman basemont gener iy S,
= Opan space ctoctively « Al bufcings have
robanios 1o dranage peod wrect address.
channal west of Alma
Boad - Geed imerfaco
betwsen buldrgs and
tho open space.
= Maemizos wews for
fawers
= Owad - shaped towers
mnimise vasl
P _— - — buk and ensure
= G e e e Tawers achiewe 24m
P = Open space a¥ectvely ’ -
- relates to dranage Preterrod Scheme: View Yom now park (Ama Sroet]
! E channel west of Ama
3 d R
il
3 £ H
O,
oo 06 Locped eherml mad: Miser pin
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ITEM 5 (continued)

architectus-

4.1 Proposed Local Environmental Plan controls

4.1.1 Land use zoning

1 is recommended that the subgect site be zoned B4 Mixed Uses,
as per gl cther non-recreational and subject to the Prioity Precinct
This wil aliow 1or the development of the new commercial builking
on Talavera Aoad, the new pubic open space and the residental
usas proposed in the preferred master plan. Impaortantly, this

200e will also faciltate actves uses at ground levels, which will be
impadant for the success of the park.

This allaws for the delivery of key worker housing to Councll in a
location to be agreead.

It is recommendied that once tha development i occupled and the
park dedicated 1o Council, then the LEP be amended to RE1 Zone
-~ Public Recreation - 'or the park areas

4.1.2 Building heights

It & recommendad thal the ste have a maximum building height
of 120m. The FSR contral and DCP provisions would restnct
devetopment on the site to a maemum of four towers

From an urban design perspectve, it & aopvopnate o have the
maxemum Duiking height on the perdphary of the Hering Road
Pricirty Precinct because the ste will be a gateway for the precing,
markng the entrance 1o Macquarne Park from the M2 motorway, and
also visualy locating the new park. In practical 1erms, the acaditional
height on the subjact site is required commercialy to aliow for 1ha
of the site to be dedicated 1o Council for public open space at no
cost to Council

4.1.3 Floor space ratio

The preferred master plan for the site results inan FSR of 3.5:1
This is within the range of FSR controls for the Herring Read Prigirty
Precinct

6882 Talreora Aoad, Madouirie Park | Urtan Degign Raport - Updato
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ITEM 5 (continued)

architectus-

4.2 Development Control Plan and VPA

421 DCP controls

Should the Department of Planning and Emdronment suppoct some
residential usee on the site, detaled DCP provisions will need o

be amended. Architectus can aesst Councl and the Department
of Planning and Ervronment in the preparanon of these controls n
consultation wh the lanc-ownar.

The folowing DCP controle are tkealy to be requied:

- The prefered built ioem, which shows ground plane RLs, a block
plan showing heights in storeys and buiidng footprints,

~The public domain - epecific requirements for the design of
streats and the naw 1ha open space

~Acive fromages and land use plan - idenidying where non-
residential uses are raquired.

4,22 Voluntary Planning Agreement

Itis recommended that there is a binding Heads of Agresment

n place (between Holdmark Property Group and Council or the
Department of Planring and Environment] for the construction anc
dedication of the new 1ha open space befora the site is formaly
rezoned

It is proposed that the key worker housing could be ncluded within
the same, or as part of a saperate, VPA through a similar procass

The appropriate mechanism for the dedication of the park to
Council is a voluntary planning agreement. Holdmark is willing to
enter nto a planning agreement for the dedicaticn of this cpen
space. The Agreement should identify development stages, and
quire that the park be dedicated to Councit prior to the release
of an Occupation Cartificate for the final stage of the developrment
(which should refade to the remaining 35% of unats on the sie)

The keved of ermibalbshment to the new park is to be agreed with
Council. Holdmark is also wiling to agree that the cost of providing
the new open space would not be offsel aganst Section 84
contributions

wéﬁwaﬁ@.vmemklwowwiw

Attachment 4 - Attachment C - Urban Design Report



ATTACHMENT 4

Planning and Environment Committee Attachments Page 218

your doorstep

y

® City of Ryde
ITEM 5 (continued)

Lifestyle and opportunity

@

4.3 Conclusion and recommendations

The rezoning for B4 Mwed Usas and increased maximum FSR and
henxght woukd result in the provision of a 1ha open space on the site
and, if agreed with Council, approximatety 40 key worker dwelings
at no cost to the public purse - a significant and important
opporunity for Macouarie Park and City of Ryde

This report provides an indicative buikdng anwelope plan for the
redevelopmant of tha remainder of the site for residential uses. In
surmmary, the master plan prioritises the locakion and design of

tha open space. In the proposed northern location tha park will be
visible, have excellent solar access and can ba designad to ba level
{which has baen a chalange on this sita which has a fall of over
18m from the south to the north of the site). The prediminary design
concept for the park, prepared by Clouston, ensures that it will have
active edges, passive survedlance opportunities and a significant
grassed arca for a wide variety of active and passive recreation
uses,

Koy worker housing would achieve the same lavel of amenity and
complaince with SEPP €5 as the proposed private residential
awelings. The proposed dwelings could atso achieve complance

with the definition of affordable housing under the NSW Affordabile
Housing Guidelines. The location and management of these
dwedings would be negotiated batween Coundll and Holdmark

to enswre a postive sccial outcome and a benefit to the Business
Park

The buit form provided n this report shows indicative envelopes
that would be refned through detailed design. consutation and
tasting. The plan has demonstrated atelity to compty with SEPPES.

On tha basis of the publc benedit to ba delverad, Architectus
recomend thet the planning proposal ks supported.

66882 Talareora Aoad, Maocuarie Park | Urban Decign Rapont - Updato
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Tower slenderness study

Architactus has researchad methods to achieve tower slendemess
0 provide good urban design, intarmal amandy and address
impacts of tower buk on surroundings. The aim of this research is
10 develop ‘rules of thumb' for appropnate tower proportions.

Benefits of siender towers

As urban densities increase the siandermess of tall towars ane
pecoming an imponant considaration — aspecialy for resudential
towears and thair separabion.

Benefits of slendec towers include:

- Qvercomas the sanse of tower bulkiness and overanelming of the
public comain.

~Opportunities for views of sky betwean buldings and a feeting of
opanness.

- Mnimising overshadowing, particuary extended periods of
overshadowing in comparison to long elevations of lower scale
cavelopment.

~Enables a good sunight and daylight to the pubic domain.

- Creatng better separaticn between bulldings and better vews -
impeaves the amenity, peivacy and cutlook of apartments

- Increased rescential amenity, as the flooe-plates are more likey 1o
achleve good solar accaes and ventiation requirements.

~ Limits the nurmiber of apartments per level and the length of
Comdore

~ Ensures that apartiments are not toa deep and rooms don't rely on
‘borrowed” light and aic

Local examples of floorpiate controls
New South Wales

SEPP 65 and the Residential Flat Design Code provde design
controls far &l resicdantial fiat buiikdngs in NSW. The Cade has
controts for bulding depth and separaben and amenity. Together
with fire regulations, the proper apphcation of the Code should have
the effect of imiting fioorplates in residential bulldings.

Howener, in the early master planning stages of a project, tis
difficult 1o test all of thase detalled design provisions. As a result,
rraster plans, and planning controls can resuk in envelopes for
large floor-piates that are acceptable from a dasign and amenity
perspactive.

There are no state-wick foor-plate controls for tall buildings in NSW.

Green Square, City of Sydney Counci

In the South Dowfing St Precinct within Victona Park, Zettand (part
of Green Square) detaled consideration has been gven to the
slendemess of towers. The resuitng controls aliow for 22-starey
towers (apprawmately 70m in haight) 1o @ masmum of 750sgm of
foor area Including baiconies (referred to here as 750sgm Gross
Building Ares floor-plate).

A significant separation dstance between towers (60m) is also
proviced as this precinct is an lnner city area bat is not withn a
designated wban centre.

Central Sydney

In Central Sydney, & 1.000sgm Gross Floor Area madmum is
apphad to residantial tower bulldings. This would equate 0
1,3333qm GBA. A mairmum honzonts dmensicn of the buliding
facade of 40m is @so applied. Towers in Central Sydney have
maximum buikding hesghts ranging from 60m 1o 235m.

International exampies of floorplate controls
Calgary, Canada

The mavirmum Sicarplate size is 650 square medres of net resicential
flooe area (1.e. not Including elevator cores, baiconies &6c.). This
would equate to 953sam GBA.

Chicago, USA

There Is no lima to ficarpiate size, but upper storeys are required to
be smaler 1o give the towers a sculpiural appearance.

New York, USA

Floarpiate size is reguiated using a site coverage contral. Towers
must cover 40% or less of a site area, with specid exceptions vp 10
507 for smaller sites,

San Francisco, USA

The floorplate of towers in San Francisco must ncrementaly
decrease as height ncraases. Lower pans of a tower must not
excead 1.800sgm GBA and the upper tower floopiates must not
excead 1,100sqm GBA.

Vancouver, Canada

The madmum ficorplate size is 604sqm of net resigential floor
area (this equates to BaBsgm GAA) and the maximum horizontal
dimensgion of a tower is 27.5m.

Open baiconies may extend beyond this provided they are less
than 1/3 the overall facade length.
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Design examples
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Victoria Square North: 20 Gadigal Avenue, Zetland, NSW, Australia

- Ficorplate: 700=0m nduding balkcory

- Ficorpiate dimeneions: 46m x 15.2m = 700sqm.

~ Bulding Heght: B

- Slenderness ratio: 1:6 {using the narrow side of the bulkding)

€622 Todavera Road, Macquarie Park | Usban Design Raport - Updie

One Madison Park: East 23rd Straet, Naw

~ Slendemess rabo: 1:12 (Depth:Height)

S0 Floors plus cellary 621 1t (189.28m)

York, NY

architectus-
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Findings

There are a vaniety of different floorpiate contrels in other clies
around the woeld, Uimalely, 1he controis are a function of different
priorities for a city — whether the aspiraions are access 10 suniight,
views, of dengification and consolidation. Generaly, it seems that
Karger cities have more relaxed flocrplate controls, while smalier
cities seek simmer lowers and More separation DEWEen towers,

A lloorplate control that is simply a percentage of the site area can
produce very buly bulldings on large sites of amalgamated stes

Reducing the size of upper loorplates is a soktion 1o reducng
wigisal bulk for very 1al builkdngs (say, over 50 storeys). In Syaney's
chmate, & is usually preferabile 10 have a podumAower form of
develcpment where the podium relates 10 the alignmant and scale
of the street and the 1ower relates 1o a wider contexd of towers. Itis
usualy preferabie to not hawve “wedding cakeor stepped bult foms
in favour of simpicy of bult farm.

1 is now commanly acknowledged that the Green Square
provisions (700sqm fcarpiate, 22-25 siofeys) procuce a tlower with
sendear proportions:

Taller buildngs can accommodate larger ootprints, and sl achieve
aood inernal amenity, as more floor space is dedicated 10 B cores!
services.

Architectus’ recommendations

In order to achieve siender tower the following rules-af-thumd are
recommended:

- Flooe-plate sizes shoukd be related to height as loliows:
- Up 10 25 storeys ~ 800sgm GBA maximum
- 26-35 storeys - 960sgm GBA maximum
- Above 35 storeys ~ 1,100sqm GBA maximum

- The length {horizontal dimension) of a residential tower should not
axcead 40m.

- A tower slendemaess ratio (depth:height) should be at least 1:4.

Tha above recommendation is subject 1o detaded testing for each
site, and in considaration of the site's contaxt and constraints.
Towers might not be able to achiave the above maximum floorplates
if they cannot meat SEPP 85 standards for imernal amenity.

architectus-

Sources:
Extract frem a study for the City of Toromo: www i forento,calCity
of_torontovcity,, Tall-buikings-Fnalpts paf

Program for the ‘Slenderness: New Yorkl, Hong Kong' exhibition,
Skyscraper Museun, New York: hitp:/fewn Skyscripernong/
PROGRAMS/slender_grogram him
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Important note

This document is conlidential and may contain legally
privileged information. Distribution, disclosure or copying
any pan of this document is strictly prohibited without
written approval from Holdmark Property Group which
owns all of the intellectual property.

The information, drawings and artist's perspectives
prawvded within are indicative only and should not be relied
upen. This document does net constitute an offer of any
kind and in no way binds Holdmark Preperty Group or any
of thew respective officers, employees, agents or related
entities,

Septemiber 2015
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