
 

 

 
General Purposes Committee 

AGENDA NO. 1/13 
 
 
 
Meeting Date: Tuesday 30 April 2013 
Location: North Ryde School of Arts Community Centre, 
 201 Cox's Road, North Ryde 
Time:  7.30pm 
 
 

Council Meetings will be recorded on audio tape for minute-taking purposes  
as authorised by the Local Government Act 1993. 

 
 

NOTICE OF BUSINESS 
 

Item Page 
 
2 COXS ROAD MASTERPLANS EXHIBITION OUTCOME................................ 1 
 
 
 
 

AT THE CONCLUSION OF THE COUNCIL MEETING, COUNCIL WILL GO INTO 
AN OPEN FORUM SESSION TO ALLOW MEMBERS OF THE COMMUNITY TO 

ADDRESS COUNCIL ON ANY ISSUES. 
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Agenda of the General Purposes Committee No. 1/13, dated Tuesday 30 April 2013. 
 

2 COXS ROAD MASTERPLANS EXHIBITION OUTCOME  

Report prepared by: City Urban Designer 
       File No.: GRP/09/5/6/4 - BP13/479  
 

REPORT SUMMARY 
 
In 2012 two draft Masterplans for the Coxs Road shopping centre were exhibited for 
six weeks from 9 May to 20 June. One Masterplan was prepared by a number of 
landowners in Coxs Road the other was prepared by Council. The exhibition of two 
master plans was undertaken in accordance with Council’s resolution of its meeting 
on 24 April 2012. 
 
During the exhibition period an allegation was made in the press questioning the 
validity of submissions received as part of the exhibition process. In response to 
these public allegations an independent company Micromex Research was engaged 
to undertake submission verification research. The research found that a significant 
number of submissions could either not be verified or were invalid.  
 
The outcome of the submission verification research is that the exhibition process on 
the draft Masterplans caused confusion in the community. 
 
This report puts forward a number of options for Council’s consideration in relation to 
the Coxs Road Masterplan project. These options were presented at a Councillor 
Workshop on 23 April 2013 and Option 5 was supported. 
 
 
RECOMMENDATION: 
 
That Council defers the development of a new Masterplan for the Coxs Road Centre, 
which would be undertaken in consultation with the community, until the State 
Government Planning Reforms are finalised and effective. 
 
 
ATTACHMENTS 
1  Public Meeting Notes - 30 May 2012 
2  City of Ryde letters - Coxs Road Masterplan Exhibition
 
Report Prepared By: 
 
John Wilson 
City Urban Designer  
 
Report Approved By: 
 
Meryl Bishop 
Manager - Urban Planning 
 
Dominic Johnson 
Group Manager - Environment & Planning 
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Agenda of the General Purposes Committee No. 1/13, dated Tuesday 30 April 2013. 
 

 
History 
 
A detailed background of the Coxs Road Master Plan and Traffic Study was reported 
to Council at the meeting of 24 April 2012. A brief history of the project is provided 
below.  
 
A master plan study of a number of the City’s small centres was undertaken in 2010 
to determine their development potential and their desired future role and character. 
The Coxs Road centre is the final small centre being considered as part of this study. 
The following timeline provides an outline of the preparation of the Cox’s Road 
Masterplan. 
 

Date Action 
3 Aug 2010 Council endorses the Small Centres Study in principle and 

resolves that a Traffic Study is required to address issues relating 
to the development capacity of Cox’s Road 

Feb 2011 Traffic Study which was co-funded by Council and some of the 
landowners was commenced 

1 Nov 2011 The implications of the Traffic Study on the Cox’s Road 
Masterplan presented to a Councillor Workshop 

6 Dec 2011 Several of the landowners at Cox’s Road presented their 
Masterplan to a Councillor Workshop 

24 Apr 2012 Council considered a report that recommended that the Council 
Masterplan be placed on public exhibition.  

 
The draft Coxs Road Masterplan prepared by Council as reported to Council on 24 
April 2012 proposed reinforcing the significance of Cox’s Road as a local centre and 
contributing to a lively streetscape along with increased pedestrian amenity. It 
proposed the existing retail shops be improved and expanded with residential 
apartments above to create mixed use development. The main issues that the 
Masterplan considered are outlined below: 
 
Uses and zoning 

• Retaining and extending the existing B1 zoning in Coxs Road 
 
Built form 

• New development would be built to a consistent alignment along the length of 
Cox’s Road. Building heights are typically four to six storeys with the top storey 
set back to reduce the impact on the streetscape. 

 
Public domain 

• The draft Masterplan proposed improved public domain including widened 
footpaths and street tree planting which would improve pedestrian amenity in 
the centre and allow more opportunities for outdoor dining and cafes. Two new 
public spaces were proposed,  
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Community facilities  

• The plan proposed mechanisms for funding upgrading community library and 
hall in accordance with the Ryde Cultural Places and Spaces Plan (2011) 

 
Traffic infrastructure  

• An additional left turning lane in Cox’s Road is proposed to assist in 
minimising traffic congestion in Cox’s Road.  

• Retaining off street public parking numbers and proposing an additional 17 
new on-street parking spaces. 

 
At the Council Meeting of Tuesday 24 April 2012, Council resolved: 
 

(a) That Council accepts the Landowner’s draft Masterplan dated 6 December 
2011 for Coxs Road and the draft Coxs Road Masterplan prepared by Council 
to be publicly exhibited by Council for a period of 6 weeks from 9May 2012 to 
20 June 2012. 

 
(b) That a further report be provided to Council following the public exhibition 

period. 
 
The Landowner Masterplan document presented to Council was not available for 
staff to view before the meeting. The main differences between the two Masterplans 
presented to Council on the 24 April were the height and density of potential future 
development allowed under each plan and the provision of additional open space. 
Both plans propose changes to the existing planning controls for Coxs Road. 
 
A comparison of the heights is shown in the following table: 
 
Table 1 Masterplan height comparison 
  Height along Coxs Road  Height along Cooney 

Street 
Council Masterplan 4 – 6 Storeys 3 Storeys 

Landowner 
Masterplan 

5 – 8 Storeys 4 Storeys 

 
Comparison of the density or the amount of development is more complex and varies 
from site to site. Overall the Landowner Masterplan allows for 28% more 
development (floor space) than the Masterplan prepared by Council in Coxs Road. 
That equates approximately to an additional 26,700m² of floor space for the 
Landowner plan.  
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Public Exhibition 
 
This report refers provides an outline of the public exhibition process. 
 
As per Council’s resolution the two draft Masterplans for the Coxs Road shopping 
centre were exhibited for six weeks from 9 May to 20 June. The two Masterplans 
were exhibited on the City of Ryde Website, at Council libraries in the LGA, the Civic 
Centre and the Ryde Planning and Business Centre.  
 
Notification of the exhibition was provided in the local paper and in the City View 
newsletter. Letters dated 9 May 2012 were sent to more than 2000 local landowners 
informing them of the exhibition of the two Masterplans and inviting them to a public 
meeting on 30 May 2012. Early in the exhibition period it became apparent that there 
were some questions in the community regarding the exhibition of the two 
Masterplans and their status. On 23 May 2012 the same landowners were sent a 
second letter and information sheet dated to answer these questions.  
ATTACHMENT 2 contains copies of the letters sent as part of the consultation 
process. 
 
During the exhibition period a public meeting was held on 30 May 2012 where both 
Masterplans were discussed. Over 200 people attended the meeting. The meeting 
was facilitated by Elton Consulting to ensure independence. The minutes of the 
meeting are included in ATTACHMENT 1. 
 
By the close of the exhibition period 1730 submissions had been received. Of these 
415 were received directly by Council either as electronic submissions or letters. The 
remainder were delivered to Council by a representative of the Landowners 
Masterplan.  
 
A letter dated 27 July 2012 was sent thanking those who had made submissions on 
the Masterplans.  
 
The submissions received on the two Masterplans were not summarised or analysed 
as prior to the end of the exhibition period it became evident that there were concerns 
regarding the consultation process as an analysis of the submissions identified a 
large number of anomalies. These concerns resulted in the need for a submission 
verification process.  
 
Verification of the Exhibition Process 
 
During the exhibition period a public allegation was made in the media questioning 
the validity of submissions made as part of the exhibition process. The City of Ryde 
was concerned that the integrity of the consultation process may have been 
compromised and that public confidence in the exhibition process was undermined. 
With this in mind a letter was sent to local landowners on 26 June 2012 
(ATTACHMENT 2). 
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At the close of the exhibition period an independent company Micromex Research 
was engaged to undertake submission verification research to determine the validity 
of the submissions. The verification was carried out prior to reviewing the 
submissions. The research found that a significant number of submissions could 
either not be verified or were invalid. The research was for verification of submissions 
only. There was no suggestion that any particular individual or group was responsible 
for this outcome.  
 
The Micromex report found that the exhibition of two Masterplans caused confusion 
in the community. It is suggested that only one Masterplan is exhibited at a time in 
the future. 
 
Masterplan Exhibition Outcomes and Next Steps 
 
The outcome of the submission verification research is that the Masterplan exhibition 
process is considered invalid. In light of this finding a review of the submissions was 
not undertaken nor was a submission summary table prepared. 
 
The findings of the Micromex research support the public’s concern about the 
exhibition processes and undermine public confidence in both Masterplans. The 
failure in the exhibition process has compromised the current draft Masterplans. The 
following issues need to be addressed:  
 

• The exhibition process has failed to provide a way forward in terms of a 
preferred Masterplan and. 

 
• There is uncertainty about the community’s expectations for the Coxs Road 

area.  
 
• The process undertaken to date has had a negative impact on Council’s 

relationship with the community.  
 
• The community should be given an opportunity to have input into the future 

built form, facilities and infrastructure in the area.  
 
• With no Masterplan in place ad hoc ‘unplanned’ development may occur 

through planning proposals which could affect the long term amenity of the 
area.  

 
• Major infrastructure improvements such as road intersection upgrades will only 

be achieved if a coordinated approach is taken to the Coxs Road area. 
 
• There is pressure from some sectors to allow more growth in the area.  
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OPTIONS FOR NEXT STEPS 
 
Council staff have determined that there are five options available to Council in 
relation to moving forward on the Coxs Road Masterplan. These options will the 
subject of a Councillor Workshop to determine the way forward.  
 
OPTION 1: Back to First Principles 
 
As stated above, the previous process of placing two Masterplans on exhibition has 
been confusing for the community. The confusion and concerns about the process 
has had a negative impact on council and community relations.  
 
At the community workshop held in April 2012 there was strong community sentiment 
against both Masterplans.  
 
For these reasons, Council sees benefit in taking the process of the Masterplan back 
to ‘First Principles’ a process whereby the community would be involved in the initial 
stages of the planning, including articulating a vision for the future of Coxs Road and 
determining key priorities for the area. This community feedback would then be 
incorporated into a draft Masterplan for community consideration. A more detailed 
description of the consultation outcomes and methodology is provided below. 
 
The benefits of this process include:  
 

 Developing a Masterplan that is reflective of community sentiment thereby 
increasing chances of community support throughout the process  
 An opportunity to address the negative impact of the previous process on the 

Council / community relationship through genuine community engagement   
 
Considerations to be made with this option: 
 

 In order to engage community early in the process and address the potential 
risk of community perceiving Council to be conflicted, Council staff 
recommend engaging an external facilitator for this process. This process of 
thorough and transparent community engagement facilitated by an 
independent external party will require funding.  

 
Option 2: Re-exhibition of Council’s Masterplan  
 
An option for Council to consider is the re-exhibition of the Masterplan prepared by 
Council staff.  
 
The benefits of this process include:  
 

 Having a single plan on exhibition will reduce community confusion and 
allow for community members to consider and provide submissions on one 
option.  
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 As Council has identified in this report, the exhibition process is invalid. 

Therefore Council staff are unable to consider submissions made in relation 
to the previous exhibition process and still require community input in the 
proposed Masterplan should Council wish to proceed.  
 Placing Council’s plan on exhibition as opposed to returning to ‘first 

principles’ will incur a lesser additional funding requirement  
 

Considerations to be made with this option: 
 

 Community sentiment at the public meeting demonstrated a strong lack of 
support for Council’s proposed Masterplan. Re-exhibiting the plan without 
taking into consideration known community sentiment could result in further 
damage to the Council/Community relationship  
 

Option 3: Re-exhibition of Landowners Masterplan only  
 
An option for Council to consider is the re-exhibition of the Masterplan prepared by 
the landowners.  
 
The benefits of this process include:  
 

 Having a single plan on exhibition will reduce community confusion and allow 
for community members to consider and provide submissions on one option.  
 As Council has identified in this report, the exhibition process is invalid. 

Therefore Council staff are unable to consider submissions made in relation 
to the previous exhibition process and still require community input in the 
proposed Masterplan should Council wish to proceed.  

 
Considerations to be made with this option: 
 

 Community sentiment at the public meeting demonstrated a strong lack of 
support for the Landowners proposed Masterplan. Re-exhibiting the plan 
without taking into consideration known community sentiment could result in 
further damage to the Council/Community relationship  
 The Masterplan will need to be reviewed for feasibility by an independent 

consultant prior to exhibition. 
 

Option 4: Discontinue the project  
 
Council can consider the option of not continuing with the proposed Masterplan for 
Coxs Road.  
 
The benefits of this process include:  
 

 This approach would be in line with current community sentiment expressed 
at the public meeting.  
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 Placing Council’s plan on exhibition as opposed to returning to ‘first 

principles’ will not incur the additional funding requirements  
 
Considerations to be made with this option: 
 

 Whilst Council staff’s current understanding is that community sentiment may 
support this outcome, it is not possible for Council staff to clearly determine 
whether the community sentiment is based on a clear and thorough 
understanding of the Masterplan as the exhibition process has been 
determined to be invalid.  
 As previously stated the exhibition process has had a negative impact on the 

Council / community relationship. Taking this approach means that this issue 
remains unresolved.  
 Future development of the area and the lodgement of planning proposals 

may take place without an integrated plan in place. Particularly in regards to 
traffic and public open space.  
 

Option 5 
 
Council defers progressing work on the development of a Masterplan for Coxs Road 
until after the draft State Government Planning Reforms (as outlined in the White 
Paper) are finalised. Once the legislation is effective, Council would commence a 
masterplanning process for the Centre in consultation with the community (in line with 
Option 1 Back to First Principles).  
 
The benefits of this process include: 
 

 Allows for Council to develop a set of revised planning controls in accordance 
with the new State Government Planning framework. 
 The delay in discussing a new masterplanning process with the community is 

considered a positive given the community sentiment on the draft 
masterplans as illustrated at the public meeting. 
 Working with the community in developing the Masterplan will assist in 

achieving community support for any change within the Centre. 
 
Considerations to be made with this option: 
 

 While the State Government Planning legislation is finalised, future 
development may occur in the Centre without an integrated plan in place -  in 
particular in relation to traffic and open space. 
 The costs to employ consultants to undertake consultation with the 

community on the vision for the Centre and on the development of viable 
planning controls. 



 
 
 
 Community Council Reports  Page 9 
 
ITEM 2 (continued) 

Agenda of the General Purposes Committee No. 1/13, dated Tuesday 30 April 2013. 
 

 
Proposed Community Consultation Outcomes and Methodology (Option 1 only) 
 
The community consultation will achieve the following: 
 

• Obtain the communities views on what future amenity, built form and 
infrastructure is needed in Coxs Road. Note the discussion will include 

o Traffic  
o Parking 
o Overshadowing 
o Size and types of buildings 
o Services  
o Footpaths and pedestrian use 
o Community facilities 
 

• Establish the opportunities and constraints that exist in Coxs Road based on 
community input.  

 
• Establish a formal and transparent process that has the support of the local 

community.  
 
• Define the scope of a future Masterplan (if any). 
 

The suggested consultation methodology includes: 
 

• The appointment of an external consultant.  
 
• Allowing the consultant to develop an independent community consultation 

program.  
 
• The program will include consultation with residents, shopowners, landlords, 

community groups and other parties interested in the future of the Coxs Road 
Shopping Centre.  

 
• A consultation program that will consider the following: 

o A walk around with the community 
o Public meeting(s)  
o Meetings with community representatives/ focus groups 
o Establishing a resident and landowner reference group 
o Workshops with resident and landowner reference group 
o Letters, brochures and other presentation materials  
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Financial Implications 
 
The total project budget for the Cox’s Road Masterplan was $20,000. Council’s 
contribution to the traffic study was $10,000 
 
Option 1: 
Community Consultation: Should Council resolve to undertake additional work it will 
result in a financial impact of $30,000 and this requires additional funding.  
Option 1 Current approved 

budget
Estimated  

cost 
Surplus/(Deficit)

Community 
Consultation/ 
Preparation of 
Masterplan 

$0 $30,000  ($ 30,000)
 

 
Option 2: 
Exhibition of Council Masterplan: Should Council resolve to undertake additional 
work it will result in a financial impact of $15,000 and this requires additional funding. 
This will include costs for exhibition consultation and verification of submissions to 
ensure transparency of the exhibition process.  
Option 2 Current approved 

budget
Estimated  

cost 
Surplus/(Deficit)

Exhibition of 
Council Masterplan 

$0 $15,000 ($ 15,000)

 
Option 3: 
Exhibition of Landowner Masterplan: Should Council resolve to undertake additional 
work it will result in a financial impact of $30,000 and this requires additional funding. 
This will include costs for verification of submissions to ensure transparency of the 
exhibition process, and independent consultant review of the Masterplan design to 
determine the outcomes of the exhibition process.  
Option 3 Current approved 

budget
Estimated  

cost 
Surplus/(Deficit)

Exhibition of 
Landowner 
Masterplan  

$0 $30,000  ($ 30,000)
 

 
Option 4:  
No further action: No additional funding is required. 
Option 4 Current approved 

budget
Estimated  

cost 
Surplus/(Deficit)

No further action  $0 $0 $0
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Option 5:  
Defer the development of a new Masterplan for the Centre, undertaken in 
consultation with the community, until the State Government Planning Reforms are 
finalised and effective. 
Option 5 Current approved 

budget
Estimated  

cost 
Surplus/(Deficit)

No further action  $0 $30,000 ($30,000)
 
It is proposed to fund the project from General Revenue. 
 
Conclusion 
 
The Micromex report found that the exhibition process is invalidated. The exhibition 
process has failed to provide a preferred Masterplan option and has undermined the 
existing masterplanning process. To move forward a number of options have been 
suggested for Council’s consideration. These options were discussed at a Councillor 
Workshop on 23 April 2013. At this workshop, support was given to Option 5. 
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