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Foreword

Intemationally, business parks are becoming thriving urban centres with activities and
senvices 1o atlract businesses and employees; residential accommodation 1o enliven
places afler hours; and open space for amenily, health and wellbeing.

The NSW Government and the Cily of Ryde Council have recently anncunced a review of
Macquarie Park o assess the right mix of uses in the fulure while mamtaining primacy of
amploymaent.

This Planning Proposal delivers high density residential and major open space while
maintaining a high level of employment on one of the largest sites at Macquarie Park. It
fits the right vision for Macquarie Park’s future. It is an unparalleled opportunity to achieve
a major sports field sized open space for the benefit of local employees as well as the
thousands of new residents planned in the adjacent Herring Road Priority Precinct. The
Planning Proposal also offers a significant amount of key worker/affordable housing 1o
support the social sustainability of the centre.

Located adjacent the Macquarie Park Shopping Centre, a short walk to Macquarie
University and Macquarie Universily Rail Station, and part of one of the largest job
centres in Australia - the site is exceptionally well positioned for the development
proposed and to achieve its part in the greater effective utilisation of Sydney’s urban land.

As an experienced urban planner and urban designer for over 30 years in NSW, |
commend this Planning Proposal for consideration and adoption by the City of Ryde
Council and the NSW Govermnment. When | first saw this unique site, knowing the needs
of Macquarie Park from Archilectus’ recent review of the planning conlrols, | immediately
envisioned a solution that would serve the wider interests of Macquarie Park. This is an
opportunity 1o be grasped.

Michael Harrison
Direclor Urban Design and Urban Planning M City Ping M Arch (UPenn) FPIA FAIA
Architectus

Attachment 1 - Planning Proposal Report 66 - 82 Talavera Road
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Executive summary

This report has been prepared by Architectus on behalf of Holdmark Property Group
Pty Ltd o seek Council support to progress a rezoning of the site at 66-82 Talavera
Road, Macguarie Park. The Planning Proposal is to amend the Ryde LEP 2014 1o
rezone the site to B4 zoning, allowing an FSR of 3.5:1 and maximum building height
of 120m. This rezoning would allow for delivery of a large publicly accessible open
space and a mixed use development, including residential dwellings, Subject 1o
further descussion with Council, the master plan also allows for the delivery of key
worker housing and a childcare centre.

This Planning Proposal has been drafted in accordance with Section 55 of the
Environmental Planning and Assessment Act 1975 (EP&A Act) and A Guide to
Preparing Planning Proposals, NSW Department of Planning and Environment
{2012).

The Site

The site is located within the Macquarie Park Corridor and is bound by the M2
Motorway 10 the northeast, a commercial property 1o the southeast; Talavera Road

1o the southwest; and Alma Road o the northwesl. The subject property is owned
by Macquarie Park Investments P/L and is identfied in Figure 1.

The site is located within Macquarie Park, which is nominated as a Strategic Centre
in the NSW Government's Plan for Growing Sydney. It is 550m from the Macquane
University Ra#iway Station and opposite the Macguarie Regional Shopping Centre.

P
Figure 1 The subject site

Architectus Group Pty L1d | | 66 - 82 Talavera Road, Macguarie Park Planning Proposal - Update 1
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architectus~

The Ryde LEP 2014 zones the site B7 Business Park and allows for a maximum
FSR of 1:1 and maximum building height of 30m. Some incentive FSR and height is
available under the new Ryde LEP 2014 — Amendment No. 1.

Strategic Context

Macquarie Park is a key Strategic Centre in the NSW Government's Plan for
Growing Sydney, and the second larges! office market in NSW behind the Sydney
CBD. The centre has a strong role in the Global Economic Corridor and the success
of Sydney more broadly.

In 2012, the Ryde Integrated Open Space Plan concluded that major new open
spaces were required in Macquarie Park o sufiicently support the residential and
worker population. Since this time, two Priority Precincts have been announced by
the Department of Planning and Environment for land around Herring Road and
North Ryde Station for mixed uses, allowing for more than 12,000 new dwellings in
Macquarie Park. The Priority Precincts do not provide for any new active open
space {only the minor augmentation cf existing spaces and the creation of smaller
spaces), and so the latent demand for cpen space becomes even more significant.

Businesses are increasingly demanding greater amenity in their location to
promoto employee welibeing and satisfaction. Under the current regime, the
planning controls and strategies for Macquarie Park will result in a significant
deficit in open space that will affect the long-term success of the Priority
Precincts and the business park.

Figure 2 Macquarie Park and open space

Proposed Amendments to the Ryde Local Environmental Plan 2014

This report and the supporting documentation set out a preferred master plan for
the site that allows for the delivery of a new 10,000sgm open space, residential land
uses and employment uses on the site, The master plan includes four mixed use
and commercial towers up to a maximum of 120m and a range of lower buikings.
There is also the potential to include approximately 40 apartments for key worker
housing as part of the public benefit package, subject to further discussion with
Council. The master plan incorporates a new 9,000sqm office building, which is
currently under construction.

The following amendments to Ryde Local Environmenta! Plan 2014 (LEP 2014) are

proposed to facilitate the preferred development of the site which will ensure the

adelivery of approximately 10,000sqm of public open space:

*  Amend the land use controls for the site. Currently the land is zoned B7
Business Park. Il is proposed that a B4 Mixed Use Zone be appled to the site,

Architectus Group Pty L1d | | 66 - 82 Talavera Road, Macguarie Park Planning Proposal - Update P
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architectus~

to allow for the site’s development for public open space, residential, retail and
commercial uses. Through the development process, open space would be
dedicated back to Council and rezoned as RE1 Zone at a later stage when the
boundaries of the open space have been dedicated to Coundil;

* Amend the Macquarie Park Corridor Precinct Incentive Height of Buildings Map
- Sheet MHB_004 to reflect an incentive maximum height of buildings of 120m
applicable to the eastem portion of the site through the creation of a new
incentive zone;

»  Amend the Macquarie Park Corridor Precinct Incentive Floor Space Ratio Map
- Sheet MFS_004 10 reflect an incentive floor space ratio of 3.5:1 across the
whole of the site.

Should Council support the Planning Proposal, it is proposed that a Voluntary
Planning Agreement be negotiated between City of Ryde Council and Holdmark
Property Group to ensure the delivery cf the public open space and potentially
childcare and key worker housing.

Amendments 1o the Part 4 5 Macquarie Park Corridor of Ryde Development Control
Plan 2014 (adopted in 2015) would also be required 1o deliver the preferred master
plan and will be developed with Council and Holdmark Property Group in the next
stages of the process.

A summary of the proposed amendments and the concept master plan these
amendments seek to enable is provided bslow:

Table 1 Summary of indicative areas of concept master plan
Indicative Areas

Site area 37,832sqm

Total proposed GFA 132, 500sqm
Proposed FSR 3.5:1

Total dedicated public open space 10,000sqm

Total residential GFA 112,500sqm

‘Number of apartments (average of 100sqm each) 1125

Total non-resicential GFA (incl. new office GFA) 20,000sqm

Number of affordable housing apartments 40

Number of private residential apardments 1,087

Number of car parking spaces 1,526

We note that these figures are indicative only and subject to further development.
This planning propesal does not seek approval for the concept master plan.

Assessment

This Planning Proposal acknowledges and addresses potential impacts of the
rezoning, including employment and economic impact, traffic and open space.
Employment and economics

AEC's report, Macquarie Park — Growth and Sustainability Research Study,
cencludes that the emphasis on worker amenity and employee satisfaction is of
growing importance to businesses in their choice of location. Employees, and

Architectus Group Pty Lid | | 66 - 82 Talavera Road, Macguarie Park Planning Proposal - Update 3

Attachment 1 - Planning Proposal Report 66 - 82 Talavera Road



® City of Ryde
Lifestyle and opportunity

@ your doorstep Planning and Environment Committee Attachments Page 10

ITEM 5 (continued) ATTACHMENT 1

architectus~

consequently businesses, are demanding social infrastructure such as childcare,
open space and public transport easily accessed from their workplaces.

The raport states:

‘While the appropriation of land to public open space and key worker
housing would mean less land avallable to accommodate new employment
floorspace, the provision of items of key social infrastructure would
undoubledly resull in sustaining Macquarne Park's competilive position as
well as increasing its appeal as a business destination, leading fo
increased demand for ficorspace’; and

‘This Research Study concludes that permitfing residential and mixed-use
developmant on selected, appropniate sites in Macquane Park which
comply with the criteria listed in the Architectus strategic planning
framework would have a significant positive impact on the growth and
sustainability of Macquarie Park as a msjor employment zone in
metropolitan Sydney and a key economic engine room for NSW.'

In its subsequent Socio-Economic Impact Assessment, AEC has further concluded
as follows:

‘I is apparent that the Proposal will provide significant benefit fo the jocal
area, delivering strong positive socio-economic impacts comparative {o the
status quo. This builds a strong case for the Proposal from a socio-
economic perspective. As Macquarie Park grows the economic impact
identified in this assessment will become even more significant.”

Traffic

The Traffic Impact Assessment demonstrates that the Planning Proposal would
result in a better iraffic outcome than a development that maximised the current
controls. The report concludes that the proposal has an acceptable outcome on
intersection performance and advantages the area by being a transit oriented
proposal.

Open space

Architectus, AEC, Clouston and Council's Integrated Open Space Plan all provide
evidence that better provision of open space in the Macquarie Park Corridor is
essential to the wellbeing of businesses, employees and residents of the area. In
September 2015, Mayor of City of Ryde Councl nominated addressing housing
aftordability and the lack of open space and parks as two of his three key pricrities’.
This Planning Proposal alleviates both of those issues. Current evidence suggests
that the primary focus for Macguane Park should continue to be for employment
uses, but that improving amenity and activity within the locality and creating nearby
housing opportunities will be an important part of the business park's success and
long term viability.

St ic P

Holdmark and Architectus appreciate the value of the Macquare Park Business
Centre and the importance of avoiding a mixed use precedent. Two Planning
Proposats have been recently lodged with Council 10 achieve residential uses
Whilst both Planning Proposats were refused by Council and the NSW Department
of Planning and Environment at Pre-gateway Review, it is considered that this
proposal provides significant amenity above and beyond those previously
censidered. In addition, the unique locational attributes of the subject site render it
more suitable for mixed-use development compared to the other two. In considering
the proposed land use controls in the broader context of the Macquane Park

' Northem District Times, Labor Wins Mayor Ballol, Wedneeday Seplember 9 2015 page 1.

Architectus Group Pty Ltd | | 66 — 82 Talavera Road, Macquarie Park Pianning Proposal - Update 4
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Business Cenlre, the nexus between rezoning and delivery of substantial public
benefit must be demonstrated clearly.

To guide rezening in the area and continue to support a thriving business centra,
Architectus have prepared a framework for open space and mixed use development
(Attachment A). The public benefit that could be delivered as par of this proposed
rezoning could not be feasibly delivered by more than three existing sites in the
Macquarle Park Business Centre (including the subject site). It is therefore argued
that this site presents a unigue opportunity for Councl, local businesses and the
community, which can be demonstraled 1o manage precedent

The proposal is also consistent with the recent metropolitan planning strategy, A
Pian for Growing Sydney, which nominates a key priority for Macquarie Park as 'fo
concentrate capacity for adkiitional mixed-use development around train stafions,
Including retall, services and housing’ (pg. 126). The significance of this priority to
the success of Macquarie Park is evident in the recent resolution of Council to work
with the Department of Planning and Envirenment in preparing 2 Macquarie Park
Study, Inciuding a consideration of land uses to most appropriately support the
business centre (Attachment G). Specifically, the Department of Planning and
Environment has stated that:

The investigation will look into enhancing the area's existing role as a
major comynercial centre, with the addition of housing, shops and
restaurants within walking distance of three frain stations™.
The impact of rezoning on employment and economics, traffic, open space and
strategic pianning have been carefully assessad and it is considered that, on
balance, these impacts are acceptable.

Section 117 Direction 1.1 Business and Industrial Zones is particulady relevant to
this Planning Proposal, and has been assessed by both AEC in the Socio-Economic
Impact Assessment and Architectus in this report. The Planning Proposal is
consistent with this Direction in that it is likely fo increase the renewal, expansion
and increased efficiency of employment uses on site. The retention of the six storey
AstraZeneca building, cumently under construction, as well as commitment to
deliver 20,000sqm of non-residential floor space to be secured by a VPA,
demonstrates an increase in the number of jobs generated on site compared to the
current use.

Equally, the provision of key social infrastructure in the form of open space,
childcare and affordable housing will support the sustainability of the Macguarie
Park business lands as a whole, achieving this Direcion,

Justification

We consider the proposal for rezoning, increased maximum budding height and
increased maximum FSR to be justified in that:

1. Asubstantial public benefit is provided, including:
a. public open space, local infrastructure in which Macquarie Park is
severely deficient;
b. key worker housing which is in very short supply in the Ryde
municipasty, and
c. potential childcare facilities which are increasingly in demand in
Macquarie Park and generally within Ryde LGA.
2. A framework for the delivery of open space has been prepared by
Architectus o manage the risk of establishing an undesirable precedent. If
adopted as a policy of Council for considering rezoning applications in the

2 NSW Department of Planring and Environment, Frequently Asked Questions - Macquane University Station Precinct, September
2015

Architectus Group Pty L1d | | 66 - 82 Talavera Road, Macquarie Park Planning Proposal - Update 5
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Macquarie Park Business Centre, only two other existing sites could
potentially seek rezoning. These sites could deliver significant open
spaces in line with the Ryde Integrated Open Space Strategy adopted by
Council:

3. The effective mix of uses would improve the vibrancy and sustainability
of the business centre, improving its attractiveness and long-term
sustainability. Without the benefits provided by this Pianning Proposal, it is
considered that the Macquarle Park Business Centre will not offer the
same level of amenity as competing centres in Sydney and intermationally,

4. The sile is in an excellent strategic location for fransport infrastructure and
local services, adjoins the exisling B4 Mixed Use zone. and is currently
effectively isolated from commercial uses by the Macquarie Park shopping
centre;

5. Increased FSR and height will allow for the delivery of additional dwellings,
Including affordable and private dwellings, in a transit oriented and well
serviced location in kne with A Plan for Growing Sydney. These amended
controls will increase the viability of development to allow for the delivery of
a substantial pubic benefit; and

6. The proposed height of 120m will function to concentrate maximum
heights near services, minimise the building footprint while delivering and
FSR in line with nearby sites: allow for slender building forms; and signpost
the entry to this key commercial cantre.

Recommendation

We agree with the conclusions of the AEC report that some residential uses within
the Macquarie Park Business Centre would suppor! the funclicn of the centre,
increasing the supply of good quality housing stock in close proximity to
employment and improving the vitality of the area through out-of-work-hours use
and would also result in a significant economic benefit for the local area.

A key banefit of this Planning Proposal is the certainty of defivery of a large open
space and key worker housing, through rezening of the subject site to a simiar
height, FSR and land use as adjoining sites. The total value of public benefits is
estimated to be in the order of $60 million. This unigue site is one of only a few
opportunities to deliver sorely needed open space to serve the resident and
business community in Macquarie Park.

As noted in the AEC report, there s litthe incentive, under the current contrals, for
the site 10 be redoveloped. In fact, with the current controls in place, there may
possible be some merit in subdividing the site and seting it in smaller parcels, in
which case the oppertunity fo create significant new open space would be lost
forever. Even with the new controls proposed in this Planning Proposal, the
aconcmic cycle has to display the necessary features to facilitate the viable
redevelopment cf this property. The current economic cycle does have these
features so the redevelopment, with its associated public benefits, can be realised
in the short term if this proposal is progressed now. As these econemic cycles are
often 15 to 20 years in duration, this unique opportunity may be lost if not actioned
promptly.

The Planning Proposal is therefore recommended for support by Council

Architectus Group Pty L1d | | 66 - 82 Talavera Road, Macquarie Park Planning Proposal - Update 6
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1.0 Introduction

1.1 Preliminary

This report has been prepared by Architectus on behalf of Holdmark Property Group
Pty Lid fo seek Council support 1o progress a rezoning of the site at 66-82 Talavera
Road, Macquarie Park.

The site is located within Macquarie park and is bound by the M2 Motorway to the
northeast; a commercial property to the southeast; Talavera Road to the southwest;
and Alma Road to the northwest. The subject property is owned by Holdmark
Property Group Pty Ltd. Figure 3 identifies the area affected by the Planning
Proposal, Holdmark Property Group is the owner of the site in its entirety

This Planning Proposal has been drafted in accordance with Section 55 of the
Environmental Planning and Assessment Act 1979 (EP&A Act) and A Guide o
Preparing Planning Proposals, NSW Department of Planning and Environment
(2012).

The site is strategically located within easy walking distance to Macquarie University
Train Station and in close proximity to services and infrastructure. The current

Architectus Group Pty Lid | | 66 - 82 Talavera Road, Macguarie Park Planning Proposal - Update
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controls for the site limit land uses o commercial / business / industrial in nature
and do not provide adequate density, or amenity for a site in this location.

The purpose of the Planning Propesal is to amend the maximum buikiing height
conirols, FSR and land use controls to allow for the development of a preferred
master plan option for the site as detailed in Attachment C which allows for the
creation of approximately 10,000sqm public open space and delivery of key worker
housing

The sites close proximity to the Herring Road Priority Precinct and the recognised
shortage of apen space in Macquarie Park support the proposed inclusion of
residential land uses on the site.

1.2 Structure of this report

This report is prepared in accordance with the NSW Government’s 'A Guide fo
Preparing Planning Proposals’, and is set out as follows:

« Section 2: The Site and its context. Provides an overview of the site and key
planning controls which are relevant o the Planning Proposal.

+ Section 3: Objectives and intended outcomes. Provides a concise
statement of the proposal objectives and intended outcomes,

* Section 4: Justification: Provides the urban planning justification to support
the proposal.

« Section 5: Consultation. Outlines the community consultation program that
should be undertaken in respact of the proposal.

« Section 6: Project Timeline. Outlines the expected timeline of the Planning
Proposal.

+ Section 7: Conclusion: Cancludes the report with a summary of findings and
recommendations,

This report should be read in conjunction with attachments A to H.

1.3 Authors

This Planning Proposal has been prepared by Adrian Melo, Sensor Urban Planner,
Rachael Nesbitt, Senior Urban Planner, and Jane Freeman, Associate and Urban
Planner, both of Architectus. Michael Harrison, Director at Architectus, has provided
quality assurance and project direction.

Architectus Group Pty Ld | | 66 - 82 Talavera Road, Macquarie Park Planning Proposal - Update 8
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2.0 The site and its context

21 Local context

The subject site, 66-82 Talavera Road, is located in Macquarie Park which is within
the Ryde Local Government Area (LGA).

Macquarie Park is located approximately 12 kilometres north-west of the Sydney
Central Business District and 13km north-east of the Parramatta Cenlral Business
District.

Itis well connecled by public transport being serviced by the Epping to Chatswood
Rail Line and bus services extending to the Sydney CBD, Parramatta, North Sydnaey
and Castle Hill. It is also in close proximity to Chaiswood and St Leonards which are
easily accessed by the Epping to Chatswood Radl Line, Epping Read, Lane Cove
Tunnel, Pacific Highway and numerous bus routes.

Macquarie Park is located along the Epping Chatswood Radl Line which forms pan
of the North Shore, Nodthern and Western Line, It is bound by the M2 Motorway,
Epping Road Culloden Road and the Lane Cove National Park. Figure 4 identifies
the location and context of Macquarie Park.

2.2 Strategic Context

The NSW Department of Planning and Environment's Plan for Growing Sydney
2036 identifies Macquarie Park as a Strategic Centre, and provides directions to
increase amenity, and densities for employment, education, and residential uses
near train stations. Refer to the metropolitan plan and key directions for Macquarie
Park, overleaf.

Architectus Group Pty L1d | | 66 - 82 Talavera Road, Macquarie Park Planning Proposal - Update 9
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Work with council to retain a commercial

cove in Macquarie Park for long-term
employment growth.

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

* Faciltate delivery of Herring Road,

Macquarnie Park Pricrity Precinct, and

North Ryde Staticn Priority Preanct,

» Support education and health-related land
uses and infrastructure around Macquarie
University and Macquarie University
Arivate Hospital,

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

» Investigate a potential light rail corndor
from Parramatta 1o Macquarne Park via
Catlingford.

o investigate opportunities 10 deliver a fner-
graan road network in Macquane Park.

» ‘rivestgate opportunities to improve bus
interchange arrangements at train stations,

o Work with council to improve walking and
cycling connections tc North Ryde train
station.

Figure 5 An excerpt from A Plan for Growing Sydney with regard to the objectives for Macquarie Park.

Architectus Group Pty Ltd | | 66 — 82 Talavera Road, Macquarie Park Planning Proposal - Update 10
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Macquarie Park is commonly referred 1o as the Macquarie Park Corridor which
includes a range of uses as follows:

Residential development located primarily around Herring Road;

Macquarie University,

Macquarie Shopping Centre; and

A wide variety of commercial / business ! industrial uses dominated by
pharmaceutical, technology, electronics and telecommunication businesses
including Oplus, Foxtel, 3M, CSIRO and Sonic Healthcare,

Macquarie Park Corridor also includes the Herring Road Priority Precinct and the
North Ryde Priority Precinct. Priority Precincts are areas identified for high density
mixed use retail, commercial and residential devalopment by the NSW Department
of Planning and Environment. Both the Herring Road and North Ryde Priority
Precincts are within 800m of existing radway stations and seek to maximise the use
of the Epping to Chatswood Railway Line. These are identified with other
surrounding land uses in Figure 5.

mnempnmpm

The site is well located within Macquarie Park as shown in Figure 6 as the site is:

~  550m, measured along the footpath, from Macguarie University Train Station. A
distance of 300m is generally accepted a comfortable walking distance from a
rail station. The site is also within 400m of the fulure bus interchange on Herring
Road by the Macquarie Shopping Centre {which is owned by AMP).

— on a street corner and opposite the Macquarie Shopping Centre, which is a
major attraction and socn to be the largest shopping centre in NSW., The site is
one block away from Waterloo Road, which is the central spine of Macguarie
Park. The site is 2iso highly visible from the M2 Motorway.

-~ located between the high density residential Herring Road Priority Precinct and
the employment lands. The site is within 800m of many workers and many
existing and planned dwellings.

Architectus Group Pty Lid | | 66 — 82 Talavera Road, Macguarie Park Planning Proposal - Update 11
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/ Py 3 j’ f ]
Figure 7 Subject site - access to public transport and surrounding fand uses

2.3 Site legal description

The subject land is legally identified as Lot 1 in DP 854779 and is commonily
referred to as 66-82 Talavera Road, Macquarie Park,

24 Land ownership

The land is owned by Macquarie Park Investments P/L who hava given permission
{o Architectus to lodge the application. Part of the site has been leased to
AstraZeneca for use of the commercial building which is currently undergoing
construction.,

2.5 Existing development

The existing built form within the site includes:
* A 4-storey office building fronting Alma Road (A);

» A conference cantre, that is occasionally utilised by the employees of the Alma
Road office (B);

* Private tennis cours (C);
* Internal circulation areas and at-grade parking (D).
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These uses would be demolished 1o achieve the concept master plan under the
Planning Proposal.

A 6 storay commercial building fronting Talavera Road which is cumrently under
construction which will contain approximately 15,957sagm of commercial ficor space
once completed (E). This use would be retained under the concept master plan.

Figure 8 Render of Approved AstraZeneca Building
Refer to the Urban Design Report at Attachment C for more details aboul the site
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Figure 9 Su

bject site

existing built form
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2.6 Ryde Local Environmental Plan 2014

Zoning
The site is currently zoned BY Business Park. This zone pemits:

Buitding ientification signs; Business identification signs; Chitd care centres;
Light industries; Neighbourhood shops; Office premises; Passenger transport
faclities; Respite day care centres, Restaurants or cales; Roads, Warehouse or
distribution centres; Any other development not specified in ilem 2 or 4

Prohibited within this zone are the following:

Agricwlture; Air fransport facilities; Airstrips; Amusement centres; Animal boarding
or training establishments; Biosolids freatment facilities; Boat building and repair
facilities; Boat launching ramps; Boal sheds; Camping grounds; Caravan parks;
Cemeterles; Charter and tourism boating facilities; Comectional centres;
Crematoria; Depots; Eco-tounst faci¥lies; Electricity generating works,
Entertainment facilities; Environynental faciities; Exhibition homes; Exhibibion
vitages, Extractive industries, Farm buildings, Forestry, Freight Iransport facilities;
Heavy industrial storage establishments; Helipads, Highway service centres;
Home-based child care; Home businesses; Home occupations {sex services);
industrial training faciities; Industries; Jetties; Marinas; Mooring pens; Moonngs;
Mortuanes; Open cuf mining; Port facilities; Recreation facikbes (indoor);
Recreation facilities (major); Recreation facilities (outdoor); Residential
accommodation; Resource recovery faciities; Restricted premises: Retall
premises; Rural Industries; Service stations; Sewage freatment plants; Sex
services premises; Signage; Slorage premises; Tourist and visitor
accommodation; Transport depots; Truck depols; Vehicle body repair workshops,
Vehicle repaiv stations, Waste disposal facilities; Waler recreation structures;
Waler recyciing faciities; Waler supply systems; Wholesale supplies

The land use map of the site and the surrounding area s illustrated at Figure 10.
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Figure 10Land Use Zoning Plan
The site s zonad BY Business park but Is directly adjacent to B4 Muxed Use and SP2 for the
M2 Motorway.

Building Height

The maximum buikiing height for development on the site is controlled under
Clause 4.3 of the LEP. The LEP currently allows for 2 maximum height of 30m
(U1). The maximum building height plan for the site and the surrounding area is
illustrated at Figure 11 below.

Maximum Bullding Height (m}
Bl s [ =
X e B ns
] »« @l »
M) sz [ es
] s @8 »
n [ ns
“ v
B1] s B «s
ws ] e
©] Il v
s @
m » B
[ »s Bl «
E =2 B o«
G = Bl =
R B »
) retertoClmna 4341)

Figure 1 building height

The site has a maxenum height of 30m without delivery of incentive provisions.
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Under the recently gazetied Amendment 1 fo the Ryde LEP 2014, an incentivised
maximum height of buildings of 45m applies fo the site. Clause 6.9 allows that the
City of Ryde Council may approve development with this increased height of
buildings if they are satisfied that:
a) there will be adequate provision for recreation areas and an access
network, and

b) the configuration and location of the recreation areas will be appropriate
for the recreational purposes of the precinct, and

¢) the configuration and location of the access network will allow a suitable
lavel of connectivity within the precinct.

Further detail on this mechanism and its relaonship to this Planning Proposal is
provided below.

Figure 12 Maximum Building Height under Amendment 1
The site has a maximum buiiding height of 45m under incentive provisions.,
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Floor Space Ratio
The maximum FSR for the site is controlled under Clause 4.4 of the LEP. The LEP
currently allows for a maximum FSR of 1.0:1 (N).
The maximum FSR for the site and the surrounding area is illustrated at Figure 13.
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Figure 13 Maximum floor space ratio map
The sile has a maximum FSR of 1:0.1 FSR limit without delivery of incentive provisions
outlined below,
Under the recently gazetted Amendment 1 to the Ryde LEP 2014, an incentivised
FSR of 0.5:1 applies to the site, with the resulling maximum FSR including base
and incentive being 1.5: 1. Clause 6.9 allows that the City of Ryde Council may
approve development with this increased FSR if they are satisfied that:
a) there will be adequate provision for recreation areas and an access
network, and
b) the configuration and location of the recreation areas will be appropriate
for the recreational purposes of the precinct, and
c) the configuration and location of the access network will allow a suitable
leved of connectivity within the precinct.
Further detail on this mechanism and its relationship to this Planning Propesal is
provided as follows.
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Figure 14 Floor Space Ratio under Amendment 1
Source: Ryde Local Environmental Plan 2014, NSW Legisiation, 2015

Macquarie Park Corridor Incentive Scheme

The incentive FSR and height of buildings provided for within the Ryde LEP 2014
through the recently gazetied Amendment 1 seek 1o provide increased yield in
retum for monetary contributions and / or the defivery of public infrastructure
including access networks and recreation facilities. This infrastructure to be
delivered is identified in the supporting documentation for Amendment 1, and is
expected to be translated into a supporting policy document imminently. Itis
undersiood that these incentive provisicns will apply to only the infrastructure
provided in Figures 14 and 15. The subject site does not contain any of this
infrastructure to be delivered as identified in Figure 14 and Figure 15.
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Figure 15 Access Network under Amendment 1
Source: Ryde Local Environmental Plan 2014, NSW Legislation, 2015
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Figure 16 Open Space under Amendment 1
Source: Ryde Local Environmental Plan 2014, NSW Legislaton, 2015

The supporting policy decument is expecled to establish 2 mechanism for
identification of infrastructure in return for a Voluntary Planning Agreement which
commits to the delivery of infrastructure or monetary contributions.

As this proposal is a rezoning of the subject site, including additional FSR and
increased height, the incentive scheme does not apply. It should be noted that
significant public benefit in the form of recreation facilities has been allowed for in
line with the objectives of the scheme, as well as key worker housing. This would be
considered in VPA negotiation.

2.7 Council Plans and Policies

City of Ryde Development Control Plan 2014

The City of Ryde Development Controf Plan 2014 applies to all sites within the LGA,
however only Part 4.5 Macquarie Park Coeridor has particular relevance 1o 2
Planning Proposal on the subject site

This DCP applies to the wider Macguarie Park Corridor and provides for a range of
controls relating to public domain, built form, access network, other matters.
Achieving the preferred built form as set out in the attached master plan would
require amendment of the DCP, which would be discussed with Council.
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Integrated Open Space Plan 2012

The Infegrated Open Space Plan (IOSP) analyses the City of Ryde's existing public
open space and makes recommendations on how open space can be conserved,
enhanced and extended 1o meet the community's recreation and leisure neads,
both now and into the future.

Of particular importance to Macquarie Park, the I0SP indicated that two major new
open space areas sultable for aclive and passive recreation, as well as several
smaller reserves in goed proximity to the centre, are required to support the
planned commercial and residential growth in Macquarie Park

Specdically, the IOSP identified the need for a variety of different sized open space
areas including:

~ at least one major reserve close to the core of the precinct generally no less
than 1.5 Ha in size {o support passive and informal active recreation;

— @ suite of local parks distributed across the comider of a nominal size no less
than 0.3 Ha; and

~ aseries of small comer meeting places (as litthe as 20sqm)
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Figure 17 Macquarie Park Green Infrastructure Diagram
Source: Integrated Open Space Plan 2012 (Oraft) Coy of Ryde

Since the IOSP was prepared it is noted that two Priority Precincts have been
announced by the Department of Planning and Environment for land around Herring
Road and North Ryde Station for mixed uses, allowing for more than 14,000 new
dwellings in Macquarie Park at full end state.
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The Priority Precincts do not provide for any new significantly sized active open
space (only the minor augmentation of existing spaces and the creation of smaller
spaces), and so the latent demand for open space becomes even more significant.

Section 94 Development Contribution Plan 2007 Interim
Update (2014)

Council adopted the Section 94 Development Contribution Plan 2007 intenm
Updale (2014) for the LGA in December 2014, The interim update applied to the
previous S94 Development Contributions Plan 2007, made effective on 19
December 2007. The objectives of the Plan have not changed and the minor
modifications are designed to make it easier for potential developers fo understand
how the Plan works in relation fo their projects. There are no changes fo the areas
to which the Plan applies.

However, the plan does identify that ' The anlicipated resident population growth
within the LGA will generate additional demand for open space and recrealion
facilities. There will also be demand created by fulure workers for certain open
space faciilies (such as within centres).’ (pg. 36 Section 94 Development
Contributions Plan - 2007 - Interim Update (2014), City of Ryde Council).

Generally, it is considered that the application of Section 84 Contributions to the
future development will need fo be further negotiated with Councill as part of a
detaded discussion on future dedication of the open space and the associated
Voluntary Planning Agreement.

It is noted however that the current contributions which apply to the subject site
sheuld residential dwellings be built includes a contribution which specially applies
10 the delivery of open space. This equates to over 50% of the total contribution per
awelling. This is detalled a1 Figure 18
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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.

However this is not that case as Identified in Macquarie Park - Growth and
Sustainability - Research Study prepared by AEC, dated June 2015. This
study s provided at Attachment B and identifies that access to facilities
which allow for enhancement of employee wellbeing is crucial to the demand
and function of business parks, This includes social infrastructure items such
as childcare, gyms, and public racreation space,

Macquarie Park Floodplain Risk Management Plan

Macquarie Park Floedplain Risk Management Plan has been prepared on behalf of
Council and includes a series of floodplain management measures to be
implemented within the catchments.

Relevant 1o this Planning Proposal. the subject site is identified as being affected by
the 1 in 100 year Flood and the Probable Maximum Flood. These are Identified in
the following figures

,_
NIlRRD
»
s
s

Figure 19 1 in 100 year flood event
Source: Coty of Ryde - Macquarie Park Flcodplain Risk Management Study and Plan
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5\ )
Figure 20 Probable Maximum Flood Event
Source: City of Ryde - Macquarie Park Floodplain Risk Management Study and Plan

However, the site is not identified in Council's Flood Planning Lands map.

Figure 21 Ryde LEP Flood Planning Map

An assessment of this Planning Propoasal against Section 117 Direction 4.3 Flood
Prone Land is undertaken in Part 4 of this report

More detailed planning in rekstion 1o flocd risk could provide opportunity for the
proposed open space to play a role in the treatment and management of flood risk.

Architectus Group Pty Lid | | 66 - 82 Talavera Road, Macguarie Park Planning Proposal - Update 23

Attachment 1 - Planning Proposal Report 66 - 82 Talavera Road



® City of Ryde

Lifestyle and opportunity
@ your doorstep Planning and Environment Committee Attachments Page 30
ITEM 5 (continued) ATTACHMENT 1

architectus*

2.8 Draft Plans and Policies

Herring Road Priority Precinct

The Herring Road Priority Precinct is an area in the nerth eastern end of the
Macquarle Park Corridor focused around Hesring Road, Macquarie University and
Macguarie University Station located on the Epping to Chatswood Railway Line,

Priority Precincts include areas selected through the Pricrity Precincts program as
suitable for urban renewal including increased housing. They are generally located
close to a centre or multiple centres and with gocd access (within an B00m walking
catchment) to public transport, shops and services.

By 2031, the Herring Road precinct will be transformed into a walkable transit
oriented centre, vital to the evolution of Macquarie Park. Building on its existing
business, refailing and educational success, Herring Road will attract more people
10 live, study and work in the area,

MPM:M
Source Herring Road, Macquarie Park Urban Activation Precinct Proposal

The supporting documentation for the precinct identifies that it will comprise:
~ amixof land uses to transform the precinct into an active place for living, learing and working
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a quality higher density urban community that utilises excellent transport infrastructure and access to job
markets, educational faciliies, retail, local services and recreational assets

— increased building heights and densities that can improve housing supply and choice

~ a transformation of Herring Road info an active street, with wider pavements, new landscaping and new places
to meet
better connected and finer-grained streets and pedestrian / cycle and networks providing safer, more convenient
and pleasant access
opportunities for new and improved parks, spaces, playgrounds and community faclities

The rezoning proposal for the Herring Road Priority Precinct was finalised in September 2015, with the Priority
Precinct renamed to be the Macquarie University Station {Herring Road) Precinct.

The subject site is located st outside of the Priority Precinct.

120m height
of bulldings

proposal in the contaxt of the Herring Road Priority Precinct
However, it is noted that the planning for the Herring Road Priority Precinct does
not provide for any new significant open space, only linear connections between
existing open spaces. The planned spaces are unable to meet the demand for a
district, 1.5 hectare open space as Identified in the City of Ryde IOSP. The planned
densities in the Heming Road Priority Precinct also require good amenity to mitigate
the impacts of high density ving.

The translation of planning for the Herring Road Priority Precinet into legislative
controls will result in significant uplift for many sites, without alowing Council 10
caplure any additional value of that uplift, beyond the increase in Section 94
confributions that would result from the increased densities. There is no mechanism
proposed as part of the Prionty Precinct report for the delivery of new spaces, new
roads or other community and transport infrastructure required to support the
planned population growth. The Precinct Support Scheme funding is proposed to be
allocated to works on Herring Road only.

Despite an existing shortage of open space within Macquarie Park, the Herring
Road Priority Precinct will provide an additicnal 5,400 dwellings forecasted by the
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Department of Planning and Environment by 2031 (approximately 12,000 end state
should all sites be developed in accordance with draft controls). This is the
aquivalent fo a population of 26,175 additional residents.

With regards to built form, the recommended heights in the Herring Road Priority
Precinct proposal range from 45m to 120m. These heights are considered
appropriate for their context, if the overshadowing impacts are tested and
considered to be acceptable, Generally, the plan may benefit from more variation of
the built form.

Recommended FSRS range between 2.5:1 and 4.5:1. Again, this general range
seems appropriate for a town centre location, based on our experience with similar
projects. The strategy to create a 6-8 storey streat wall height is supported. This will
be important for the quality of the public domain. Achievement of the vision outlined
in the Herring Road Priority Precinct master plan is likely to be frustrated by
complex and fragmented land ownership pattems, particularly for the sites scuth-
west of the train station. The nominated FSR of 4.0 and 4.5:1 will not be achievable
on these small, single lots. Rezoning these small, fragmented land-holdings with
this increased density may generate significant problems for implementation and
assessment of DAs in this precinct. The advantage of the subjed! site is thatitis a
large consolidated lot in single ownership.

Planning Proposals in the area

There have been a number of Planning Propesals lodged within Macquarie Park
which seek to amend the Ryde LEP to B4 Mixed Use. Whilst both Planning
Proposals were refused by Council and the NSW Department of Planning and
Environment at Pre-gateway Review, it is considered that this proposal provides
significant amenity above and beyond those previously considered,

Both Planning Proposals were deemed by Council 1o be inconsistent with the
strategic vision for Macquarnie Park, and pre-emptive of the subregional strategies to
be released by the DPSE. The strategic framework set out in the Macguarie Park:
Framework for open space and mixed use development {Attachment A) addresses
this concem by providing assessment criteria to maintain the employment functions
of Macquarie Park. in line with strategic planning for the centre.

Whilst the subregional strategies have not yet been released, the proposal aligns
with the strategic direction of the Herring Road Priority Precinct and the key
directions for the relevant subregion set out in A Plan for Growing Sydney.

269 - 271 Lane Cove Road
A Planning Propesal for land at 269-271 Lane Cove Road sought 1o amend current

planning controls to allow for residential development. This proposal was refused by
DP&E and Council at a Pre-Gateway Review in December 2014,

It is considered that this proposal did not deliver substantial public benefit or

amenity as the proposed open spaces were intemalised and unlikety o serve the
wider community; and that the development mix was residential with only a small
component of commercial accommodation,

11 Eps xad and 31-35 Ep;
A Planning Proposal for 111 Wicks Road, 29 Epping Road and 31-35 Epping Road

scught 1o amend current planning contrels to permit residential development on the
site. The proposal was refused by both Council and the DP&E in February 2015,

The proposed public domain was unlikely to be utilised due to the size, location and
type cf open space. Therefore, the proposal did not offer significant public benefit or
improved amenity.

§ Ro2d, £9 ad
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3.0 Objectives and intended
outcomes

This section outlines the cbjectives of the Planning Proposal and provides detail on the proposed planning control
provisions to achieve these objecives and outcomes.

31 Intended outcomes

The intended outcome cof the Planning Proposal is to amend the current planning
conirols to allow for the future redevelopment of the site o deliver:

« Public open space: The open space should comprise a large park with a
minimum size of 10,000sqm. The space should have regular dimensions to
allow for a variety of active and passive uses,

+ Koy worker housing/affordable housing: allow for the defvery of
approximately 40 apartments, or arcund 3% of the residential development, as
key worker/affordable housing. The location and management of this housing
should be negotialed between the developer and Council to achieve a positive
social outcome and benefit the sustainability of the Business Park.

« Change of uses: A diverse mix of uses that support the sustainability and
growth of the Macquarle Park Centre by increasing the viability of dekvering
public benefit and deivering social infrastructure that supports the
altractiveness of the centre to business,

* Increased Density: The master plan should provide for a maximum building
height of 120m with a FSR of 3.5:1 which encourages the redevelopment of the
site in accordance with the proposed master plan provided at Figure 24.

* Robust envelopes: Building envelopes in a preferred built form option should
be tested to give Council confidence that future development within those
envelopes can achieve design quality and consistency with SEPP 65 rules of
thumb.

Two concept master plan options have been developed which could deliver the
intended outcomes of the Planning Proposal, as shown in Figure 22 and Figure 23,
Both options deliver a mixed use development, with one oplion (shown in Figure
23) locating the key worker housing on the north wastem boundary of the site and
using some of the open space. Allermatively, the key worker housing could be
delivered as additional density o the mixed use towers proposed in Figure 22.
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3.2 Objectives of the proposed controls

The objectives of the Planning Proposal for the site at 66-82 Talavera Road,
Macquarie Park are to ensure the provision and functionality of public open space
over 10,000sqm 1o support the existing and future community, and encourage geod
urban design by providing for increased height on the site. The specific objectives
are to

1. Ensure that the existing shortage of open space within Macquarie Park
and future Herring Road Priority Precinct are Ived and addressed;

2. Ensure that a contiguous and well-designed large area of open space can
be achieved on the subject site at minimal cost to the wider community;

3. Ensure that the site delivers a high quality open space catering to the
diverse needs of the surrounding community, both existing and future;

4, Provide ongoing amenity (open spaces and retail/residential) for
Macquarie Park to ensure that it remains a competitive;

5. Ensure an appropriate mix of uses on the site to support the
attractiveness of the Business Centre and a vibrant mixed-use
development, including provision of affordable and private housing; and

6. Unlock substantial public benefit on this key site including key
worker/affordable housing by ensuring development feasibility.

3.3 Amendments to planning provisions

This Planning Proposal seeks 1o amend the following provisions of the Ryde Local
Environmental Plan 2014:

* Amend Land Zoning Map Sheet LZN_004 to rezone the site from B7
Business Park to B4 Mixed Use Zone 1o allow for residential develcpment on
the site. The new open space could be rezoned for RE1 Zone at a later stage
once the park has been dedicated to Council through the renewal process.,

*  Amend the Macquarie Park Corridor Precinct Incentive Height of Buildings
Map - Sheet MHB_004 1o reflect an incentive maximum height of buildings of
120m applicable to the eastemn portion of the sile through the creation of a new
incentive zone;

+ Amend the Macquarie Park Corridor Precinct Incentive Floor Space Ratio
Map - Sheet MFS_004 to refiect an incentive floor space ratio of 3.5:1 across
the whole of the site.

The benefits of this proposed amendment for Macquarie Park Corridor and the
wider community have been further identified in Section 5 Justification.

34 Land use zoning

The land use zoning of the site will require amendment to permit residential land
usas on the subject site. As such, the site will need to be rezened from BY Business
Park to B4 Mixed Use. The new open space could be rezoned for RE1 Zone at a
later stage once the park has been dedicated to Council through the renewal
process. Delivery of the open space would be guaranteed through a VPA and
amendments to DCP,
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This will require amendment 1o the Land Use Zoning Map Sheef LZN_004.

*
WA
™

=

P

Figure 26 Proposed amended Ryde LEP 2014 Land Zoning Map

Although this will rezone land currently limited to employment uses only, the
Macquarie Park - Growth and Sustainability Research Report prepared by AEC
(Attachment B) concludes that ‘permitting residential and mixed-use development
on selected, appropriate sites in Macquarie Park which comply with the criteria
fisted in the Architectus strategic planming framework would have a significant
positive impact on the growth and sustainabiiity of Macquane Park as a major
employment zone in metropolitan Sydney and a key economic engine room for

NSW

The mixed use zone Is expected to benefit the Macquarie Park Business Centre by:

+  allowing for the integration of business, office, retail and residential
development lo achieve the most efficient use of land,

*  co-locating residents to highly skilled jobs, generating econemic, social
and environmental benefits by reducing commuting times, congestion and
encouraging active transport. Currently, 33% of residents in the Macquarie
Park suburb work in the Ryde — Hunters Hill area®, and 44% of these
walked only. The proposal is likely to support these transport habits;

e activating the centre throughout the day, including out of work hours.
People are likely to access the sile at a range of times due to
differentiated usage demands for residential, retail, recreation and
commercial space; and

* crealing a community asset and activity hub which supports increased
social interaction among residents and employees of the area.

* Bureau of T

10 Work Explorer, Place of Residence (ncluding TZs 1535, 1537, 1539, 1541, 1542, 1543,

ranspon Stalistics, Joumey
1544, 1545, 1547, 1548, 1550, 1561, 1652), 2015,
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This rezoning allows for the delivery of a significant public open space which
addresses a recognised shortfall in the wider Macquarie Park Corridor which will be
exacerbated by the Herring Road Priority Pracinct. The proposal also allows for the
delivery of key worker housing, which would represent a substantial public benefit
and support to the centre’s employment uses.

3.5 Maximum building height

The maximum buikiing heights for the subject site will need to be amended to allow
the delivery of the built form envisaged for the site as detailed in Figure 24. This will
require the incentive maximum buikling heights to be increased from 45m to 120m
which is in line with the heights in the adjoining Herring Road Priority Precinct.

This will require amendment to the Macquarie Park Corridor Precinct Incentive
Height of Buildings Map - Sheet MHB_004, as shown in Figure 27, The alignment of
the portion of the site zoned for an incentive maximum height of buildings of 120m
is the portion of the site intended for development in the concept master plan,
provided in the Urban Design Report at Attachment C, which excludes only the
public open space for dedication and Alma Road, an area of approximately
10,000sqm,
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Figure 27 Proposed amended Ryde LEP 2014 Macquaria Park Corridor Precinct Incentive Maximum bullding
neight Map
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3.6 Maximum Floor Space Ratio

The maximum FSR for the subject site will need to be amended to allow the
delivery of the built form envisaged for the site as detalled in Figure 24. This wil
require the maximum FSR to be increased from 1.5:1 to 3.5:1 which is in line with
the FSR in the adjoining Herring Road Pricrity Precinct,

This will require amendment 1o the Macquarie Park Corridor Precinct incentive
Floor Space Ralio Map - Sheet MFS_004
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Figure 28 Proposed amended Ryde LEP 2014 Macquarie Park Corridor Precinct Incentive Maximum Floor
Space Ratio Map

3.7 Ryde Development Control Plan 2014

The Ryde Development Control Plan 2014 will require amendment 1o reflect the
preferred built form and public domain envisaged by the concept master plan for the
site.

The DCP amendments will require a detalled Master Plan for the site, which sets
the parameters for each site and will inform the future DCP requirements, This can
be prepared in accordance with the Master Plan, which will require consultation and
discussion with Council.

3.8 Summary

The proposal allows for:
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a) the delivery of public open space which addresses an existing shortfall
within the Macquarie Park Corridor which will be exacerbated by the future
Herring Road Priority Precinct; and

b) key worker housing comprising approximately 40 apartments, which is
substantially undersupplied in the Ryde municipality.

To allow for the delivery of this open space and key worker housing, the Planning
Proposal seeks to allow for the redevelopment of the site for residential through
allowing Lall slender tower forms and lower built form buildings retaining significant
employment use in the site.
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4.0 Justification

This section provides justification of the Planning Propasal in line with the ‘questions {o consider when demonstration
Jjustification’ set out within the NSW Government's ‘A guide to preparing Planning Proposals’.

41 Section A - Need for the Planning
Proposal

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

The Planning Proposal, and the proposed rezoning of the site the site for increased
densities Is In response to directions in the following endorsed strategic planning
studies;

o NSW Department of Planning and Environment's Flan for Growing Sydney
2038, which identifies Macquarie Park as a Strategic Centre, and provides
directions to increase amenity, and densities for empicyment, education,
and residential uses near train stations.

s The City of Ryde's Integrated Open Integrated Open Space Plan 2012,
which identifies the need for new open spaces o support business and

new rasidents.
The Planning Proposal is a result of the following supporting studies, reports and
advice, propared for Holdmark;

- Urban Design Report, prepared by Architectus, dated 13™ November 2015;

- Traffic Impact Assessment, prepared by Bitzios, dated 2°° October 2015;

- Soclo-Economic Impact Assessment, prepared by AEC, dated 2* October
2015; and
Open Space and Lancscape Report, prepared by Clouston, dated 1*
October 2015,

The proposal also considers the following documents (also prepared for Hokimark)
which are studies that provide istic co! of Ma rie Park:

*  Macquarie Park: Framework for open space and mixed use development,
prepared by Architectus, dated 25 June 2015,and

e Macquarie Park - Growth and Sustainability — Research Study prepared by
AEC, dated June 2015

These documents demonsirate the need for a Planning Proposal, as discussed in
more detad below:

Strategic planning framework

The Flan for Growing Sydney fo 2036 is the NSW's State Governments plan for the
future growth and prosperity of the Greater Sydney Region. The Plan includes goals
and directions that should inform the planning controls for sites in Metropolitan
Sydney.

As discussed in more detail in Secticn 4 of this report, the subject Planning
Proposal for higher densities and a B4 Mixed Use Zone is consistent with the
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foliowing overarching objectives for Macquarie Park, as expressed in the Plan for
Growing Sydney:

* Macquarie Park is a Strategic Centre, and an appropriate location for
employment and mixed use intensification, whilst maintaining the primary
role of the centre as a business park.

e« ACTION 1.6.1: Grow high-skilled jobs in the Global Economic Corridor by
expanding employment opportunities and mixed-use activities

e ACTION 1.7.1: Invest in Strategic centres across Sydney to grow jobs and
housing and create vibrant hubs of activity

e ACTION 1.11.3: Undertake long-term planning for sccial infrastructure to
support growing communities

e ACTION 2.1.1: Accelerate housing supply and local housing choices

o ACTION 2.2.2: Underiake urban renewal in transport corridors which are
being transformed by investment, and around strategic centres

* ACTION 2.3.3; Deliver more opportunities for affordable housing

e ACTION 3.1.1: Support Urban Renewal by directing local infrastructure to
centres where there is growth

e ACTION 3.2.1: Deliver The Sydnsey Green Grid Project

The Planning Proposal is a pregression of the following specific directions for
Macquarie Park (Page 127, Plan for Growing Sydney):

«  Work with council 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

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

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

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

Ryde Integrated Open Space Plan 2012

The Ryde Integrated Open Space Plan 2012 (prepared by Clouston Associates and
endorsed by Council in 24 July 2012) indicated that two major new open space
areas suitable for active and passive recreation, as well as several smaller reserves
in goed proximity to the centre, are required to support the planned commerdial and
residential growth in Macquarie Park.

Since this time, two Pricrity Precincts have been announced by the Department of
Planning and Environment for land arcund Herring Road and North Ryde Station for
mixed uses, allowing for more than 14,000 new dwellings in Macquarie Park. The
Priority Precincts do not provide for any new active open space (only the minor
augmentation of existing spaces and the creaticn of smaller spaces), and so the
latent demand for open space becomes even more significant.

T Amhitectus Group Ply Lid | | 66 - 82 Talavera Road, Macquarie Park Planning Proposal - Update 35

Attachment 1 - Planning Proposal Report 66 - 82 Talavera Road



® City of Ryde
Lifestyle and opportunity
(@ your doorstep

Planning and Environment Committee Attachments Page 42

ITEM 5 (continued) ATTACHMENT 1

architectus~

The Planning Proposal enables the delivery of a 10,000sqm open space, which
would supplement open space in the area in line with the recommendations of the
Ryde Integrated Open Space Plan 2012.

Rafer to Section 4 of this report for more details,
Studies for Holdmark considering the broader vision for Macquarie Park

This report was prepared by Architeclus and is provided al Attachment A for
Holdmark in relation to the subject site at 66 - 82 Talavera Road, Macquarie Park.
The report provides support for a rezoning of the site by establishing a framework
for the site tc be rezoned to mixed use whilst maintaining the integrity of the
Macquarie Park employment centre.

It recognises that there is significant pressure for residential development within
Macquarle Park as evidenced by multiple approaches to the City of Ryde Council to
seek permission for residential kand uses within Macguarie Park as well as by the
very high rates of sale for the recent residential developments on land adjacent to
the Macquarie Park B7 zone.

The report identifies that the role and compesition of business parks is evolving,
with an increased emphasis on worker amenity and employee well-being as well as
the provision of a full offer of services and facilities while profecting commercial
uses,

The existing shortfall of open space is identified as having the potential to severely
limit the ab@ity of Macquarie Park to continue to atlract businesses ino the future as
residential, retadl and commercial growth exacerbale the centre's existing concems,

The report finds that Councd has an opportunity lo strategically approach the
problem by permitting mixed use development where substantial public benefit can
be delivered on site by the developer. This strategic approach is formakised into a
framework that provides key criteria and circumstances in which residential floor
space can be permitted. These criteria are as follows:

Public open space

~  Provige either new open space shown in the Draft Macquane Park DCP 20144
or a new 1 hectare minimum public open space, designed to Council's
reasonable requirements.

—~  Where a site proposes o deliver the 1 hectare minimum open space, the site
must be larger than 3 heclares, thereby allowing for a 2 heclare 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

Deliver kay worker housing (or Affordable Housing) at the rate of approxamatety
3% of total dwellings provided.

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

4 The Macquarie Park DCP 2014 has since baen adopled.
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Childcare facilities
- Provide privatefy run chikicare faciliies suitable for 60 chiddren.
Public domain

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

This study was prepared by AEC on behalf of Holdmark and is provided at
Attachment B. The study provides an overview of the background and future of the
Macquarie Park Corridor. Key points identified in the report are as follows:

~ The Macquarie Park Corridor is positioned cn 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.

~ Business parks are beginning o resemble CBDs in many ways, combining
shops, restaurants, and services 10 employees such as banks, travel agencies,
gyms, swimming poots and playing fields.

- Worker amenity and employee wellbeing are critical factors that have come to
the fora for businesses located in Business Parks. This includes:

o Proximity to residences;

o Opportunities for the enhancement of employee wellbeing such as
recreational open space; and

o Access lo social infrastructure items, | e. childcare, gyms, public recreation
space.

~  While the appropriation of land to public open space and affordable housing
would mean less available land to accommodate new employment Roorspace,
the prevision of these items of key social infrastructure result in increased
appeal of Macquarie Park as a business destination, leading to Increased
demand for floorspace.

~ The ultimate delivery of additional jobs (through increased overall employment
densities) would support NSW Government and Council objectives of
sirengthening Macquarie Park's position in the Glebal Economic Corridor,

Studies for Holdmark supporting the Planning Proposal
Urban Design Re d by Architectus, dated 13th November 2015

The Planning Proposal is informed by an Urban Design Report prepared by
Architectus. The Urban Design Review has been provided with this report at
Attachment C,

The Urban Design Report recommends the preferred arrangement of development
parcels and public open space. It provides recommendations on uplift of GFA
through increased building height limits for the site and recommends a total precinct
gross floor area for each use based on detailed massing studies.

The Urban Design report demonstrates that the proposed 120m incentive maximum
height of buildings is supported from an urban design perspective in that:

5 As above.
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The 120m height concentrates maximum heights and densities near the train
station, university and shopping centre. This is intended fo make the most
efficient use of local infrastructure and services:

The 120m height limit minimizes building footprint while delivering an FSR in line
with adjoining Herring Road sites, enabling the delivery of more public domain;
The 120m height is consistent with the Macguarie University Station (Herring
Road) Pricrity Precinct controls which has heights up to 120m for large parnts of
the precingt, but also diversifies building height in the centre, This creates a
distinctive skyline for Macqguarie Park,

The 120m height allows for slender building forms which provide better tower
separation, slender shadows and residential amenity;

The 120m height allows for the delivery of open space while preserving its solar
access and amenity;

The site is located near a key entry and exit point to Macquane Park {from the
M2 Motorway}, and Is larger than the majority of other sites within Macquarie
Park. The site is therefore considered to be appropriate for additional height to
signpost the entry to this key commercial centre through landmark bulldings.
This study has informed the overall heights and FSRs propesed under the
Planning Proposal and will be used 1o inform the appropriate amendments (o the
Ryde DCP 2014 as required

red b October 2015

The Traffic Impact Assessment prepared by Bitzios, provided at Attachment D
concludes that:

A maximum of 1,526 parking spaces Is permissible in accordance with the
relevant LEP and DCP for the development types proposed, although there may
be opportunities to reduce this requirement considering shared usage and high
levels of alterative mode usage,

There are some iraffic accessibility advantages of allowing unrestricted acoess
between the three proposed accesses {i.e. underground) to assist with the
potential for shared parking and reducing the length of iravel of the external road
system;

The development is estimated to generate 480 vehicle trips and 374 vehicle
trips in the AM and PM peak respectively;

The full potential of the existing B7 zoning would be expected to generate much
higher traffic volumes during the peak hours compared 10 the planning proposal
The planning proposal would reduce the traffic generating potential of the site in
both peak pericd, primarily due the transit-orientated, mixed use nature of the
proposal;

The proposed three (3) accesses fo the development were assessed and were
shown 1o operate within acceptable RMS guidelines for intersection
performance;

The exdsting major intersections east of the study area such as Talavera Road/
Khartoum Road and Lane Cove Read/ Talavera Road intersection were found to
be at capacity in peak periods already and would require future upgrades in any
avent, should the intenBion be that these intersection operate under capacity.
This finding is independent of the planning proposal’s impacts particularly
considering that il reduces sile-generated traffic compared to its potential under
its current zoning.

The Traffic Impact Assessment demonstrates that the Planning Proposal would
result in a better traffic outcome than a development that maximised the current
controls. The report concludes that the proposal has an acceptable outcome on
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intersection performance and advantages the area by being a transit oriented
proposal.

The Socio-Economic Impact Assessment, prepared by AEC, provided at
Attachment E finds:

Empiloyment hubs such as business parks are responding 1o demand from
empioyers and employees for amenities such as recreational open space 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;

~ Given the configuration of the site and building layout, the permitted uses are
unlikely to facllitate a more attractive use 1o displace the existing use and
facilitate a comprehensive redevelopment. The highest and best use of the Site
under the existing zoning s likely to already be secured. On that basis,
assuming the Site is not rezoned and remains subject 1o existing planning
controls, comprehensive redevelopment of the Site is unlikely 1o occur;

~  While the appropriation of land to public open space and key worker housing
would mean less land available to accommodate new employment floorspace,
the provisicn of items of key social infrastructure would undoubtedly result in
sustaining Macquarie Park Corridor's competitive position as well as increasing
its appeal as a business destination, leading to increased demand for
floorspace;

Increased demand for employment floorspace in Macquarie Park Corridor would
In tum result in take-up of Council's bonus FSR provisions as envisaged under
the Macquarie Park Corridor Planning Proposal. Development 1o greater FSRs
than provided for under the Ryde LEP 2013 would ultimately result in increased
overall employment densities in Macquarie Business Park;

— The ultimate delivery of additional jobs (in increased overall employment
densities) would support NSW Government and Council objectives of
strengthening Macquarie Park Corridor's positicn in the Global Economic
Corridor; and
Rezoning of the site would deliver a clear, sirong positive economic impact
comparative to the existing case.

An open space and landscape assessment of the Planning Proposal and concept
master plan was underiaken by Clouston, focusing on the proposed open space
and drawing on their experience in the preparation of the Ryde Integrated Open
Space Plan {IOSP). The report forms Attachment F.

The report compares the Strategic Rezoning Assessment Framework prepared by
Architectus in the report Macquarie Park: Framework for Open Space and Mixed
Use Development (provided at Attachment A) to the recommendations of the
I0SP, and the resulling proposed open space as part of this Planning Proposal

Clouston’s assessment dernonsirates that the proposed open space will address

some of the deficiency of open space in Macquane Park. Key benefits of the

proposal from an open space perspective include:

— The proposal will provide certainty in committing to defiver open space;

~ The proposal would address the latent shortfall in open space provision in
Macquarie Park;
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~ The preposal would create a new public open space of significant size north of
Waterloo Road, in the area of least open space provision;

— The propesal has the potential to make a significant contribution towards
ensuring equity of access to public cpen space;

— The proposal would create a new public open space of significant size within
walking distance of the University campus;
The proposal would reduce locai reliance on the University grounds for informal
recreation and access to nature,

~ The proposal would achleve best praclice planning by collocating community
and recreational facilities,

The report concludes that in the changing context of Macquarie Park. the proposal
to rezone the site and deftver a new public open space would deliver significant
public benefit. The proposal is recommended for support by Council from an open
space planning perspective.

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

The objectives and intended cutcomes of the proposal can only be achieved
through an increase in height and FSR beyond those achievable under the current
Ryde Local Environmental Plan 2014,

This is as the current zoning does not allow for residential development which would
financially enable the delivery of the public infrastructure cn the subject site which
would support the ongoing sustainability of Macquarie Park as a business centre, as
demonstrated in the research study prepared by AEC, provided in Attachment B.

Accordingly, the Planning Proposal is considered the only way to amend the
primary built form controls 1o achieve the objectives and intended cutcomes for the
site,

Is there a net community benefit?
The Planning Proposal will result in a wide variety of public benefits including:

~  public cpen space of approximately 10,000sgm;

- provision of residential kand uses in close proximity to Macquarie University
Station and the surrounding amenities located along Herring Road; and
Provision of approxmately 20,000sqm of commercial floor space contained
within the existing AstraZeneca building currently under construction and within
future development.

Additionally, the proposal will allow for the following to be included on site, subject
to further negotiation and discussion with Council as part of a voluntary planning
agreement:
~ Key worker housing to occupy up to 15% of the total area for the open space
(approximately 40 awellings), and
A childcare centre.

Although it is recognised that the proposal will resull in an additional maintenance
burden to Council as a result of the proposed dedication of the open space, it is
noted that the proposal would result in significant increase in rates for the site.

Holdmark and Architectus look forward to discussing the potential public
benefit package in more detail with Council. It is understood that this may be
subjoct to a VPA,
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4.2 Section B - Relationship to strategic planning framework

This section provides a summary of the strategic planning framework within which
the Planning Proposal outcomes for the site have been considered. It should be
noted that only those relevant to the subject site have been identified below.

A Plan for Growing Sydney

A Plan for Growing Sydney is the NSW's State Governments plan for the future
growth and prosperity of the Greater Sydney Region. The Plan inciudes 4 main
goals which are underpinned by several key actions. Each of these goals and the

actions relevant to the Plan have been considered below in Table 1.

Table 2 A Plan for Growing Sydney

A Plan for Growing Sydney: Goals Consistency Comment
Actions

and

GOAL 1 A COMPETITIVE ECONOMY WITH WORLD-CLASS SERVICES AND TRANSPORT

ACTION 1.6.1: Yes This action recognises the importance of the Global Economic Corridor

Grow high-skilied jobs in ) (GEC). Importanty this action recognises a need lo profect the vability of

Emah:;c mpx.m commercial cores but also that resinctve zonings should be targeted,

employment opportuntias and mied- The proposal, although inciuding reskential land uses within the GEC, will

use activities alow and enhance the functionalty of Macquarie Park as a commercial
centre.

This is as:

- The provision of much neaded cpen space wil enhance the appeal of

the wider Macquarie Park Corridor Lo businesses;

« Given that the shie directly adjcins the B4 Mixed Use area, it will not
significantly reduca the wider commeecial / business cfering within
Macquarie Park;

Unikely 1o be a confiict bet the lal / residential land uses

as the Business park characier of Macquarie Park & undkely to contain
‘offensive’ odour and noise genersting land uses.

= The provision of residential land uses will allow for a greater activation

and vibrancy within the Macquane Park Cormidor $hrough peoviding land
uses which function outside of ‘business hours’. This will in turn enhance
the commercial / retad offenng on the site.

= Modern business parks include a variety of land uses, including outdoor
recroation opportunities, retall / commercial components and resdential,
These uses improve the sustalnabiity of the cenlre.

ACTION 1.6.2: Yes Tha propasal will actvely allow for the dedvary of the public open space
I L %0 improve infrastruciure and which is a crucial piece of infrasiruciure which will actively increase the
mmn:wnbdﬂmmmgmé:;mk appeal and functionality of the Macquarne Park Corridor as & key
Activity commercial centra,

This will unlock further economic activity within the precinct.

Direction 1.7: Grow strategic centres - providing more jobs closer to home

W‘-”: . Yes The propasal will sliow for the delivery of a public open space on the site
zW!::‘bS"mQ'CW:m‘W which will actively increasa the appeal and functionality of the widar

yn grow jobs and housing and Macquarie Park Cormidor as coe of Sydney's premier commercial centres.
create vibrant hubs of activity = Sydney's i ol

This is through Increasing the commercial sppesl of the centra through
providing opportunities for recreation wathin the corridor which is a key
atiractor for new businesses.

This will in turn result n further job grawth in the centre

Through the proposal built form controds and the Inclusion of residential on
the site, the public open space is ensured and sddBonal housing in & well
serviced and well located centre is achieved.

The propasal aliows for approximately 1.200 dwellings on site.

Direction 1.9: Support priority i

ACTION 1.3.1: Yes As entified elsewhere, $e proposal will not detract from the ongeing
development of Macquana Park Comdor as a priority location for medical
hnology ind as dentified within the Plan for Growing Sydney
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

A Plan for Growing Sydney: Goals Consistency
and Actions

Comment

Support the growth of priority
dusiries with appeopriate p g
contrals

Importantly, with relationship to this proposal, the inclusion of residential
mumﬂlnunmﬂuullmmmhommmhmd
capacity for growth for these indusines,

This is as:

« Pravision of well designed, high quaity dwellings in close proximity %o
1obs will support the attractiveness of the comidor to employess and

respective employers,
- Provision of open space will enhance appeal of Macguarie Comidor 1o
uwloyuslndwbyn

, medical tect gles 8re unikely 10 be nolse or odour
gomramgandwillnonw.m in a conflict between residential and
commercial uses,

Yes

‘

¥
Q
1

The proposal is in close peaximity 10 key economic infrastructure, being the
key office market of Macquarie Park. The subject site & somewhat
sepamated from the rest of the business park by the Macquarie Park
Shopping Centre.

While the site currently contributes 1o the Macguarie Park Busipess Centre
by hasting the AstraZeneca bullding and at-grade car parking. the proposal
seekslolmmheaﬂhlmameﬂmmmmmammm
alow 2 1o delver supporling residential accomemodation
Wkwmumg)mlmudowwwwnm
while maintaining the use of the site by AstraZeneca.

The rezoning of the sie 1o 84 Mixed Use would allow the partial use of the
site for residential uses. However, this does not preciude the use of the site
for industrial or ial uses as demanded by the markeat, Importantly,
a lotal of 20,000sgm is proposed to be delivered on site,

Tha proposal is considered to be critical to meeting the nesd for an
aternative purpose in the Business Park, in line with A Plan for Growing

P

Sydney and the Ryde 10SP.

Direction 1.11: Deliver infrastructure

TACTION 1.11.3:
Undertake long-term plaming for
social nfrastructure 10 support
growing communities

Yes

Thap | represants an cpp i) lommsanmmgwm
smnhlnopmmwimnmowm

This shortfall is a signficant threat 1o the ongoing funcionality and future
success of the Macquarie Park Comidor as a crucial par of the GEC,
The proposal adequately responds 1o this action through resotving a
ncognbadsoddﬁnmodmnud

I this need s not resotved, the attractiveness of Maoguare Park as a
commevtial cantre is likely to be negatively impacted upon.

GOAL2ACl"OFWWCﬁmMESWATHEETOURmMDL‘EMS

Direction 2.1: A ing supply Sydney

ACTION 21.1: Yes mpmwm.nww. A NP
Accelarate housing supgly and local with within the Ryde LGA 10 comm to and
housing choices ptwueaodnmalnousm

As such, this responds effectively % this action.

Direction 2.2: Accelerate urban renewal across Sydney — providing homes closer 1o jobs

TACTION 22.2;

Yes

The proposal saeks 10 aliow for the urban renews! of the subject s2e 0
Geliver public open spaca and housing which wik:

« Connect new homes to the northem section of the Sydney Rapid Transit,
- Recognise an opportunty 1o connect new homes 10 a job-rich sirategic

centres canwe,
= Provide new housing and much needed open space which will support
the ongoing developmant of the Macquarie Park Corridor,
Direction 2.3: Imgx h '_mwmmmmm
ACTION 23.3: - Yes Subject to further d with Council under & Voluntary Planning
Deliver more apporunities for nqm.m(vmmmmm ignif 10 p opportunities
affordable housing wMMWMmMOOWM

GOAL 3 A GREAT PLACE TO LIVE WITH COMMUNITIES THAT ARE STRONG, HEALTHY AND WELL CONNECTED

Direction 3.1: Revitalise existing suburbs

TACTION 3.1.1:

Yes

Thapmposummma 100m:wnpublcopanspaoeho
the A e Park B Centre and the
Horngoudemmednd As stated in A Plan for Growing Sydney.
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

A Plan for Growing Sydney: Goals
and Actions

Consistency Comment

Support Urban Renewal by directing

this invesiment in the amenily and provision of infrastruciure n the centre

local infrastructire 1o centres where will altract development and busi The prap g y responds
there is grawth ) ) ) to this acsion through resolving a recognised local infrastructune need.
Direction 3.2: Create a rk of interlinked, multipurpose open and green sp Sydney
ACTION 3.2.1: Yes The S’)’dl\ﬂ G 2 3 J
y Green Grid Project seeks 1o delver flexible open space that
Delver The Sydnay Green Grid meets the needs of the local community, The Proposat seeks 10 deliver 3
Project large, flexible, multipurpose and high-guality open space that wit go
towards meeling the needs of the local residential and business
community.
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ITEM 5 (continued) ATTACHMENT 1

architectus~

Is the Planning Proposal consistent with the objectives and actions of the applicable regional or sub-regional
strategy (including the Sydney Metropolitan Strategy and exhibited draft strategies)?

Subregional Planning

Subregional plans are intended to set cut how A Plan for Growing Sydney applies to
local areas.

Whiist the Draft North Subregional Strategy is no longer publicly avaiable, the draft
subregional plans are expected 1o be released late 2015. In the interim, priorities for
the north subregion have been established, including specific priorities for the
Macquarie Park Strategic Centre.

This Planning Proposal supports the pricrities for the Macquarie Park centre as part
of the North Subregion as set out below:

Table 3 _Priorities for Strategic Cantres in the North Subregion

Priority Consi y C
Work with counct o retain 2 commercal core in Yes m%ﬁwﬁiwmmmlm
Macquarie Park for long-term employment growth, through provision of open space, commercial and retall uses.

A strong framework for razening which supports the retantion
of the commercial core has been proposed.

Work with counci 1o concentrate capacily for Yes The Planning Proposal seeks 10 delver mixed use

additicnal mixed-use development around train development on a strategic site in close proximity 10 the
stations, including retaf, services and housng. Macquane University station.

Facileate celivery of Hermng Road, Macquare Park Yes The Pianning Proposal will ensure the delivery of open spacs
Priorty Precinct, and Noeth Ryde Station Priority 10 support the nearby Prority Precincis.

Pracinct.

Investigate polential future oppertunities for housing  Yes The Planning Proposal seeks (o subsiantially increase

In areas within walking distance of train stations, housing supply wethin 550m walk of the Macquarie Unhversity

Train Station, measured along footpaths. There Is
opportunity to deliver some key worker housing on the site.

Support education and health-relaled land uses and  Yes The Planning Proposal does not preciude these uses. The
infrastructire arcund Macgquarie University and ptcpoul :wponstheuudths&hbym‘hnou. an
Macquarie University Private Hospital. q gutcal pany.
Suppon the land Use requirements of he Medical NA
Technology knowledge hub.
Investigate 3 potemwl light rail comridor from NA
Par quarie Park via Caringford
Investigate cpportunies Lo deliver a finer-grain rcad  NA
network in Macquarie Park.
Investigate cpportundas to improve bus interchange WA
s at train stab

o

Work with counc 10 improve walking and cycling NA
connectons 1o North Ryde train stabon.

8|
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ITEM 5 (continued) ATTACHMENT 1

architectus~

Is the Planning Proposal consistent with a Council's local strategy or other
focal strategic plan?

Ryde | n e Plan 2012

The Planning Proposal enables the delivery of a 10,000sqm open space, which
would supplement open space in the area in line with the recommendations of the
Ryde Integrated Open Space Plan 2012.

The Ryde Integrated Open Space Plan 2012 indicated that two major new open
space areas suitable for active and passive recreation, as well s several smaller
resenves in good proximity to the centre, are required 10 support the planned
commercial and residential growth in Macquarie Park,

Speciically, the IOSP identified the need for a variety of different sized open space

areas induding:

~ at least one major resarve close to the core of the pracinct generally no less
than 1.5 Ha in size to support passive and informal active recreation;

~ asuite of lecal parks distributed across the corridor of a nominal size no less
than 0.3 Ha; and

~- @ series of small comer meeting places (as little as 20sqm)

Since this time, two Pricrity Precincts have been announced by the Department of
Planning and Environment for land around Herring Road and North Ryde Station for
mixed uses, allowing for more than 14,000 new dwellings in Macquarie Park. The
Priority Pracincts do not provide for any new active open space (only the minor
augmentation of existing spaces and the creation of smaller spacas), and so the
latent demand for open space becomes even more significant.

The Planning Proposal for Macquarie Park Corndor (City of Ryde, 2013)

acknowledges a body of work that has established an open space deficiency that
wiil be exacerbated by planned growth,

i | P 1

The City of Ryde Local Planning Study 2010, intended {o guide the future growth of
Ryde LGA for 10 years through the comprehensive LEP, establishes the desired
future character of the Macquarie Park Corridor through the following statement:

‘Macquarie Park wil mature info a premium location for globally competitive
businesses with strong links to the university and research institutions and an
enhanced sense of identily.

The Comridor will be characterised by a high quality, well-designed, safe and liveable
environment that reflects the nalural selting, with three accessible and vibrant
raiiway stalion areas providing focal points,

Residential and business areas will be better integrated and an improved Hfestyle
will be forged for all those who live, work and study in the area.”

The Planning Proposal is considered to be consistent with this desired future
character in that it will improve amenity in the business park, attracting business
investment.

The Planning Proposal wouk deliver a well-integrated mixed use development and
substantial public benefit to improve the lifestyle of local residents, students and
empioyees.
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ITEM 5 (continued) ATTACHMENT 1

architectus~

Is the Planning Proposal consistent with applicable State Environmental
Pianning Policies?

The consistency of the Planning Proposal with the applicable State Environmental
Planning Policies is discussed at Table 4 below.

Table 4 Response to State Environmental Planning Policies
State Environmental Planning Policy Consistency  Comment

SEPP 55 — Remediation of Land Yes There s no knowiedge of prior contaminaling use on
te land. The sie is currently in use as a commercial
office buikding and acioins residential uses.

A search of the NSW Contaminated Land Register
led no rds of notices in the City of Ryde LGA.
The City of Ryde & undertaking two fon
projects at 2 - 14 Wellington Road, Ryde and the
Fommer Parsonage Street Depol, which are nct in
praximity 1o the subject site.
A Prefiminary Environmental Assessment will be
required supporting any development application 1o
identify whether there is any polential for contamination
on the site. If there is, a Phase Two Environmental
- and & Remediation Action Plan wil need o
be prepared. This may occur before the approval of
resdential uses.

SEPP 64 — Advertising and Signage Yes The Planning Proposal will not contradict or hinder the
application of this SEPP ¥ and when signage is
proposed undar fulure development,

SEPP 65 - Design Quality of Residential Flat Yes The Urban Design Study for the site has been informed

Development by SEPP 65 Principias, The Planning Propasal Is not
considered to hinder the application of thia SEPP or the
accompanying Apariment Design Guide.

SEPP (Building Sustainabifity Index: BASIX) 2004 Yes The Planning Proposal will be consistent with the
application of this SEPP.

Fulure residental use on the she will be required 1o
achieve minimum BASIX requirements {lighting,
heating, cooling, and ventilation) 1o qualify for a BASIX
Certficate and compliance with SEPP BASIX.

SEPP (Exempt and Complying Development Codes) Yes The Planning Proposal will not contradict or hinder the

2008 applcation of this SEPP.

SEPP (Infrastructure) 2007 Yes The Planning Proposal will not contradict or hinder the
appication of this SEPP.

Is the Planning Proposal consistent with applicable Ministerial Directions
(s.117 directions)?

A raview of the consistency of the Planning Proposal with the Ministerial Directions
for LEPs under Section 117 of the EP&A Act 1979 is discussed at Table 5 below.
Where the Section 117 Direction does not apply, the application trigger has been
provided. Where the Direction does apply, the relevant controls have been
provided.

Table 5§ Response to Section 117 Directi

No. Diraction Application / Controls Consistency Commant
1 Employ and R
1.1 Business and  Application Yes The Planning Proposal is consistent with this
"‘z"“‘”"‘ This direction applies when a relavant Direction in that it is likely 1o increase the
planning authcrity prepares a planning I, axp on and inc d efficiency
proposal that will afect land within an of emnployment uses on site. The resention of
isting or proposed busi or industrial the six storey AstraZeneca building,
zone (including the alteration of any currently uncer construction, as wel as
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

Application / Controks

Comment

existing business or industnal zone
boundary).

Controls

A planning peoposal must:

(a) give effect fo the cbjectives of this

direction,

(b) retain the areas and locations of
ssting busi and indusirial zones,

{c) not reduce the total potential floor
space anaa for employment uses and

refaled pubkic

senvices in business zones,

{d) not raduce the total potential floor

space araa for industrial uses in industrial

20nes, and

(8) ensure that proposed naw emplayment

areas are in accordance with a strategy
that is approved by the Director-G | of

the Depariment of Planning.

commitmant to delvar 20,000sgm of non-

residential flcor space 1o be secured by &

VPA, demonstrates an increase in the

number of jobs gl i on site parad

10 the current use.

Directicn 1.1 specifically seeks 10 not
reduce the total potential floor space area for
pioyment uses and public
services in business zones”. The Planning
Propesal addresses this by seeking fo
commit to the dedvery of 20.000sgm of non-

rasidential uses on the sie, with

investigation into the wviability of providing &

1:1 FSR of non-residential uses (n line with

the axisting zoning potential) being

undertaken in discussion with Council.

The provision of key social infrastructure in

the form of cpen space, childcare and

affordable housing will support tha
sustainability of the Macquarie Park
business lands as a whole, achieving this

Diraction,

Land Use Confict

Ore planning concem for the introduction of

mixed uses in 10 employment ansas s the

potentiaf for land use conflic. In this case,
tha impacts of mixed uses on the nominated
she s unikely 1o generate any land use

conflict because:

- The nearby empioyment usas are
generally commercial office and high
tachnology uses that do not generate
adverse impacts for residential uses.

= The site is large enough so that
resicential uses can be designed %o
respond %0 the mixed land use
conGtions

= Further, it is envisaged that some
mixed use davelopmant in the
employment area would support 8
wider variety of food and crink cptions,
and provide some activation of the area
In the evenings.

Precedant

A Framework for the delivery of open space
has been prepared by Architectus in
Attachment A. This Framework ensures the
peoposed rezoning doss not sel an
undesirable precedent by establishing nine
critonia for the assessment of rezoning
applications that eslablish the need 10
delver substantial public banefil to achieve
razoning.

The primary strength of the Framework is
he clear naxus between public benelits and
the ability to rezone land for mixed uses.
Architectus and Holkdmark are aware that 8
study is being undertaken by the NSW
Depariment of Pianning and Environment in
pannership with the City of Ryde into and
uses in Macquarie Park. Due %0 the firm
nexus betwesn public benefil and rezoning,
it is not considered that this Planning
Proposal prechudes the outcomes of this
study in any way.
Cerlainty and orderly planning
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

Application / Controks

Comment

The on-going roke of Macquare Park as an
employment cenlre is a critical part of the
overarching strategy of A Plan for Growing
Syd [ should

The proposed framework for open space
and mixed uses for Macquane Park supports
this vision by alowing for essential open
apace and other public banefits 1o be
dekverad by the private market. Importantiy.
the provision of cpen space will enhance
function and rcle of Macquarie Park as 8

mwn;manmmnm
This direclicn is addressed in furlber detail
mpaqlseafmSoooEommkhwa

prepared by AEC, provided at
N!wfmodE.

1.2 Rural Zones

Apphcafion

This Grection applies when 3 relevant
phanning authority prepares a planning
proposal that will affact land within an
existing of proposed rural zone (including
the alteration of any existing rural zone
boundary).

NA

The Planning Proposal doas not affect kand
within an existing or proposed rural zone.

1.3 Mining,

Applcation

This direction applies when a relevant
planning authority prepares a planning
proposal that would have the eflect of:
(a)pml:b'mgthomi:mgdoonlorow

N p or
winning or obtaining of extractive
materiais, or
{b) ing the p of
fotouuoo(eoal otm«m
petroleun or extractive materials which
are of Stase or regional significance by

permitting & land use that Is likely to be
Incompatitis with such development.

NA

The Planning Proposal does not relate to the
mining of coal or ather matedals, production
of petroleum or ak

Aquaculture

Applcation

This direction applies 1o Priority Oysler
Aquaculture Areas and oysler aquaculture
outside such an area as identfiad in the
NSW Oyster Industry Sustainable
Aquaculiure Strategy (2006} (“the
Strategy”).

NA

The Planning Proposal does pot relate to
oyster aquaculture.

15 Rural Lands

Application

This direction applies whan:

{a) a relevant planning authority prepares
a planning proposal that will affect land
within an existing or propased ruead or
emdronment protection zone (including the
alteration of any existing rural or
environment protection zone boundary) of
{b) a relevant planning autharity p
aphmmwmlmudmgosm
axisting minimum lot size on kand within a
rural or envi 1 protection zone,

NA

ThePhnmngposddmmlapptyhan
g O prop
protection zone.

2 Environment and Heritage

21 Emdronment  Controls

al Protection
Zones

4) A planning proposal must include
provisions that facilitase the profection and
conservation of envircnmantally sensitive
areas.

Yes

The Planning Proposal compiies with this
direction in that does not apply 16 land within
an environmental profection zone or
Mentified for environmental prodection
PUIDOSES.
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

Application / Controks

5) A planning proposal that applies 1o land
within an emiroament protection 2one or
land otherwise identified for environment
protection purpases in a LEP must not
reduce the environmental protection
mnhdsmwmmhu(mm
by medifying development standards

apply 1o the iand). This requimmemdoee
not apply 10 & change 10 a development
standard for minimum lot size for a
dwelling in accordance with clausa (5) of
Direction 1.5 “Rural Lands”,

22 Coastal
Protection

Application
This direction applies when a relavant

phanning authority prepares a planning
propasal that apphes to land in the coastal
2008,

NA

The Planning Proposal doaes not apply to
land within the coastal Zone.

23 Heritage
Conservation

Controls

A planning peopeeal must condain
provisicns that facilitade the consecvation
of:

(8) hems, places, buildings, works, relics,
moveable chjects or precincts of
emironmental heritage 5 toan
area, In relation to the historical, sclentific,
cullural, social,

archilectural, rututloruslhnc value of
the item, area, object or place, identified in
a study of the environmental hentage of
the area,

{b) Abongi bgects or A
mewmtmw
Parks and Wildite Act 1974, and

{c) Aboriginal areas, Aboriginal objects,
Aborginal places or landscapes identified

Yes

La
Councl, Aboriginal body or public authority
and provided to the ralevant planning
avthority, which identifies the area, cbyact,
place or landscape as being of heritage
significance to Aboriginal culture and
peaple.

The Planning Proposal does pot relate to

24 Recreation
Vehicia

Cantrals

A planning propeeal must nol enadle fand
10 be developed for the purpose of a
rocreation vehicio area (within the
meaning of the Recreation Vehicles Act
1683):

(@) where the land i within an
emironmaental protection zone,

(b} where the land comprises a beach or a
dune adiacent 1o or adoining a beach,
{c) where the land is not within an area or
zone refermed 10 In paragraphs (4)(a) or
{4Xb) unless the refevant planning
authority has taken into consideration:

{i) the provisions of the guidelines entitied
Guldalines for Selection, Establshment
and Maintenance of Recreation Vehicle
Areas, Soil Conservation Service of Now
South Wales. Segtember, 1985, and

{il) the provisions of the guideines entitied
Recreation Vehicles Act, 1983, Guidelines

Yos

The Planning Proposal does not seek to
enable land 1o be daveloped for the
purposas of a recreation vehicle area.

for Selecton, Design, and Op of
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

No. Direction Application { Controls Consistency Comment
Recraation venicle Aras, Stale Poaution
Control Comenission, Seplember 1985.

3 Housing, Infrastructure and Urban Development

3 Residentiad Controls Yeos The Planning Proposal will improve varety
Zones A planni m@ include and choice of housing types by encouraging

no m":l.,,.y ision of high density residential development with a
hoostngm\ul mix of sizes,
{a) broaden the choice of building lypes The Planning Proposal will make efficent
and locations available in the housing use of exisfing fransport infrastructure as the
market, and sibsbcuddos:‘shme-
(b) make more efficient usa of existing mmsmswmr:“cmw at
infrastructure and services, and L ) .

The site is also close 10 relal uses, services

(¢} reduce the consumption of kand for and M rio Undversiy.
housing and assockated urban
development on the urban tinge, and mmos:pmwwdﬁraw. —
{d) be of good design. ”M'“‘*’“"_ pace to suppONt reside
{5) A planning proposal must, in refation to
fand to which this direction applles:
(a) contain & requirernent thal residential
development is not permitied until land is
adequately servicad {or amangements
salisfactory to the council, or other
aporopriate authority, have been made to
service it), and
{b) not o which will reck
the pemnissible residential density of kand.

32 Caravan Cantrols Yes mma?womn«mmbm
Parks and I identifying suitabie zones, locations and 1 ¢ pravision for parks of
v 9 provisions for parks in a planning manufactured homes.

Home pmoowﬂ:emavamolauﬂngaumomy
(u)rdnnptmuwpoﬂm
development for the purposes of a caravan
park 10 be camied out on land, and
(b) retain the zonings of existing caravan
parks, or in the case of a new principal
LEP zone the land in accordance with an
appropriate zone under the Standand
Instrumant [Local Environmental Plans)
Order 2006 that would facildate the
retention of the existing caravan park.

33 Home Caontrols Yas The Planning Proposal doas not so0ek to
Qcoupalions  planning proposals must pemit home change the pammissibdity of home

occupaons 1o be carred out in dwelling cecupations in dwelling houses.
houses without the need for development
consant,

34 Integrated Caontrols Yos The site is located close to the Macquaria
Land Usa A planning peoposal must locate zones for University Station and bus interchange at
and urdan punrgosaand inchude provisions Macquarie Shopping Centre. The site is also
Transport that give effect to and are consistent with chose 1o retal uses, senices and Macquane

the aims, objectives and principles of: Wmﬂv-'

{a) Improving Transport Choice ~ The Planning Proposal will enable the

Guidetines for planning and development delmnanl-

{DUAP 2001}, and s gng
i active and public ransport while

(b) The Right Place for Business and !

Services - Planning Policy (DUAP 2001). discouraging car traffic, kip generation, and

as Development  Applicafion N/A The Planning Proposal does not relate 1o
Near This direction applies when a relevant land in proximity to an acrodrome.
Liconced planning authorlty prepares a pianning
Aerodiomes  sranneal that will create, alter of remove a

mmnrapmvmnmhinqlolandnm
vicinity of a b d
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ITEM 5 (continued)

ATTACHMENT 1

architectus~

Application / Controks

Comment

Application NIA

36 Shooting
Ranges This direction applies whan a relavant

The Planning Proposal doas not seeks to
affect, create, M«mmamor

planning authority prepares a planning s to land adjacent to or
propasal that will affect, create, alter or adjpining an existing shooting range.
a zone o 3 provi g o

w-d;aoonuoandloradpmngan
axisting shooting range.

4 Hazard and Risk

41 Accaswaa Application NA The Planning Proposal doas not apply to
This direction applies whan a relavant 1and identified as having a probability of acid
planning authority sulfale solls.

prepares a planning
proposal that will apply to land having &
prabability of containing ackl sulfate sols

as shown on the Acid Sulfate Sois
Planning Maps.

42 Mine Application NA The Planning Proposal does not apply o
Subsdence is direction apoli s tand that is within a mine subsidence district
and Unstable | vocton applies o land that: o that has boen dentfied as beng
Land {a) s within a Mine Subsidence District unstavle.

pursuant 10 section 15 of the
Mine Subsid Comp on Act 1861,

or
{b) has been Identifiad as unstable land,

43 Flood Prone  Application Yes
Land This direction applies when a relevant
g suthorily prepares a pianning

pfopochcrnbs removes or allers a
Zona or @ provision that affects Sood prone
fand.

Caontrols
A planning proposal must include
provisions that give effect 1o and are
consistent with the NSW Flood Prone
LmdPolwaMlMpmclpludw
Development Manual 2005
{inciuding the Gudeline on
Controls on Low Flood Risk Areas),
(5) A planning proposal must not rezone
fand within the flood planning areas from
Special Use, Special Purpose, Recreation,
Rural or Environmental Protection Zones
10 a Residential, Business, Indusiral,
Special Use or Special Purpose Zone,
{6} A ptanning proposal must not contan
provisions that apply to the flood planning
aress which:

(@) permit development in floodway areas,
(b) permit development that will result in
sagnificant flood impacts to other
properties,

{c) permit a significant increase in the
devalopmeant of that land,
(d):mnkmloresullnnumnhny

aomonﬁoodmmwtonmooum
infrastructure of services, or

{e) permit development 1o be carred out
withau! dovelopment consent excapt for
the purposes of agricullure (not including
dams, drainage canals, levees, buidings

Tha site 15 not Icenidied as flood planning
land on the Ficod Pianning Map Sheet
FLD_004, as demonslrated by Figure 24.
Therefore, in cur view, this Planning
Proposal does not engage Direction 4.3,
clause B, which resiricts intensification of
uss on the sile.

H ) g the dafini for
ﬂoodplmmngamnmman
Deveiopment Manual 2005, areas impacted
by PMF or 100 year ARI flood may also be
desmed flood planning areas if an endorsed
flood management plan nominates a specific
event. The Ryde Flood and Floodplain Risk
Management Study and Plan do not.
Considering flooding issues generally, the
area of the ste impactsd by PMF and 100
year AR| flood evert is in the location of the
proposed open space. This could be
managed through appropriate site design at
Deveiopment Application stage, and does
not fundamentally impact the scheme or the
suitability of the site for med uses, ¥ this
wememelmnmwobmcmube
dertaken as the Planning P

PIOQresses.

AmmeHyuolles-QTaa;nRood.lboouavloPMFlammPropoeal'-WGato 5
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No. Direction Application | Controls Consistency Comment

(7) A planning proposal must not impose
Tlood related development controks above
the resicential ficod planning level for
resdential developmant on land, uniess a
redavant planning authority provides
adequate justification for those controls o
the satstaction of the Director-General {or
an officar of ihe Department nominated by
the Direcior-General).

\

44 Plamning for Application N/A The Planning Proposal does not affect fand
Bushfire This direction applies whan a relavant mapped as bushfee prone land. The site is
Protection planning authority prepares a planning adjoined by an areas nomnated as Bushfire

proposal that will affect, or i in proximity Prong Land — Vegetation Buffer — 100m &
1o land mapped as bushfire prone fand. 30m.

This Plamning Proposal does not contravena

51 implementatl  This direction applies 1o land o which the N/A The Planning Proposal does not apply to
_onof oltowing regional strategies apply: . land subject to regional strategies.
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No. Direction Application / Controls Consistency Comment
Regional -
Strateds (a) Far North Coast Regional Stralegy
e (b) Lower Hunter Regianal Strategy

(c) lawara Regional Strategy
{0) South Coast Regional Strategy
{e) Sytney-Canberra Corridor Regional
Strategy
{f} Centrad Coast Regional Strategy, and
{g) Mid Norih Coast Regional Stralegy.

52 Sydnay Application NA The Planning Proposeal doas not apply to
Drinking This Direction sppiles 1o the Sydney fand in the Sydney drinking waler
Water drinking water caschmant in the following cachmont.

Catchment  joza) government areas:

- Blue Mountains

- Campbellioan

- Cooma Maonaro

- Eurobodsiia
Goulhum Mulwaree

- Kiama

- Lithgow

- Oberon
Palorang
Shoalhaven
Sutheviand

- Upper Lachian

- Wingecaribae

- Wolondily

- Wollongoey.

53 Famniand of  Application NiA The Planning Proposal does not apply lo
State and This direction applies ko: tand in the nominated Council areas.
e ance  {8)Balina Shirs Gouncll,
on the NSW  (b) Byron Shire Council,

E:fa':"" (€} Kyogle Shire Council,
{d) Lismere City Councll,
{e) Richmond Valley Counci, and
{f} Tweed Shire Council,
oxcept within araas contained by a “town
and village growih boundary” in the Far
North Coast Regional Strategy.

54 Commercial  Applicafion NIA The Planning Proposal doses not apply to
and Retall This Dection appiies 1o thase council tand in Council aseas on the norh Coast,
Dewelopment  argas on the North Caast that the Packc
along the Highway traverses, baing those counci
Pacific areas batween Port Stephens Shire
Highway, Counci and Tweed Shire Council,

North Coast  jrocive.

58 Second Applcation N/A The Planning Proposal does not apply o
Sydnay This direction applies to land shown within 1and in the vicinity of Badgerys Creek
Aiport: the boundaries of the proposed aport sita
Badgerys and within the 20 ANEF contour as shown
Creek on the map entitied *Badgerys Creck-

& kan Noise E Fi 1
Proposed Alignmeat-Worst Case
Assurnptions”, this being fourd in
Appendix U of the Second Sydnay Airport
Site Sefection Program Draft
Envircnmental Impact Statement within
Fairfield City Council, Liverpool City
Counct, Penrith City Council and
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Application { Controts

Consistency

Wolondily Shire Counc Iocal government
areas,

59

North West
Rail Link

Apphicaion

; This Direction applies 1o Homsby Shire
Corridor Counci, The Hits Shire Counci and
Strategy Blacktown City Council.

NA

The Planning Proposal does not apply to
kand within the Homsby Shire, Hills Shire or
Blackiown Council areas.

Local Plan Making

81

Approval and  Controls

Redorral .

Requ Amlmwwmdmw. '

s (a) minimise the inciusion of provisions
or rafarral of development applications 10 a
Minister or public authority, and
(b) not contain pravisions requining o

Kation or refemal of
Ministar or publc authority uniess the
redevant planaing authority has obtained
the approval of:
(i) the appropriate Minister or public
authority, and
(ii) the Director-G | of the Department
of Planning (o an officer of the
Departmant

nominated by the Director-Generai), prior
o undertaking community consultation in
satisfaction of section 57 of the Act, and
{c) not identify deveiopment as designated
development unless the rel planning
austhority:

(I) can satisty the Direcior-General of the
Depantment of Planning {oc an officar of
the Depariment nominated by the Director-
Ganeral) that tha class of development is
likety 10 have a significant iImpact on the
emvironment, and

{ii) has obtained the approval of the
Director-General of the Daparimant of

ndertaking
satisfaction of section 57 of the Act,

Yes

This is a matier for consideration by City of
Ryde and NSW Departiment of Planning and
Envi L during the Lof the
Planning Proposal. This Pt g Proposal
doos not contravene the objectives of this
Direction.

6.2

Controls

A planning propoeal must not create, aiter
of reduce existing 2onings of reservations
of land for public purpesas without the
approval of the relevant putlic authority
and the Director-General of the
Departmant of Planning (or an officer of
the Depariment nominated by the Director-
Genaral).
(5) When a Minister or public authority
roquests a relevant planning authority to
resarve and for a pubkc pupose In a
planning proposal and the kand would be
required to be acquired under Division 3 of
Part 2 of the Land Acquisition (Just Terms
Compensation) Act 1991, the relevant
planning authority must:
(a) reserve the land in accordance with the
request, and
{b) include the land in a Zone appropriate
o its intended fulure use or a zone

dvised by the Direcior-Gi of the
Departmant of Planning (o an officar of

Land for

Purposes

Subjact o
discussion

The Planning Proposal seeks to defver
10,000sqm of public open space on the she
through dedication to Councd. This will not
impact land resarved for public purposas
under the current LEP, but may trigger the
Wentification of the land as reserved for
public purpose o increase certainty.
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ITEM 5 (continued) ATTACHMENT 1
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No. Direction Application / Controls Consistency Comment

the Department nominated by tha Director-
General), and
{c) identiy the relevant acquiring authority
for the land,
{B) When a Minister or public
requests a refevant planning authorty o
include provisions in a
planning proposal redating to the use of
any fand reserved for a public purpose
before that land & acquired, the ralavant
planning authority must:
(@) include the tad provisions, of
(b)mwmmumw
clor-G of the Depar of
Pwmu\g(ormomcordmeoopammn
noeninaled by the Director-General) with
mspect to the use of the land before it is
acquired.
(7) When a Minister or public authority
requests a refevant planning authority to
include provisions in a planning proposal
10 reZone andior remaove a reservation of
any land that is resenved for public
purposes because the land is no longer
designated by that public authority for
acguisition, the relevant planning authority
mus! rezone andlor remove the relevant
reservation in accordance with the
requast.

63 Ste Specific Candrols Yaos The Planning Proposal does not propose
A l propcsalthalmﬂm any unnacessarly restriciive sita spacific
.m"“ " planning condrols. Alterations 1o the DCP
nurdertodowapmcwrdmbpm would be required to achieve the propased
proposal 10 be camed out must either: W'W-Mw"'ﬁb;ﬂw%&oqd
(@) aliow that land use 1o be carried out in hegotiston upon approval of the Planning
the zone the land & situated on, or

(b) rezone the stie 1o an gxdsting zone
alraady applying In the envircnmental
planning instrument that allows that land
use without imposing any devedopment
standards or requirements In addrion 10
those already contained in that zone, or
{c) allow that land use on the relevant land
without impasing any development
Mawuhmb
those tained in the p
mronmmalphmlngmmmbehg
amended.

(5) A planning proposal must not contain
or refer 1o drawings that show details of
the development proposal.

7 Metropolitan P ]
71 Implementati  Controls Yes The Pianmg Proposal will enable
on of the Plann " 1l be consi cpment that is istont with the key
MetropoMan - g prop shallta directions of the Metropolitan Strategy. 8s
?M“. (8) the NSW Gor 's A Plan for WmmSmndzdm
yoney Growing Sytney published in December
2014,

Ammcmmmuw 82 Talavera Road, Maowauol’arkﬁamthropoeal Update 55

Attachment 1 - Planning Proposal Report 66 - 82 Talavera Road



® City of Ryde
Lifestyle and opportunity
(@ your doorstep

Planning and Environment Committee Attachments Page 62

ITEM 5 (continued) ATTACHMENT 1

architectus~

4.3 Section C - Environmental, social and
economic impact

Is there any likelihood that critical habitat or threatened species, populations,
or ecological communities, or their habitats, will be adversely affected as a
result of the proposal?

There are no impacts envisaged. The Planning Proposal site is located in a built up
area with existing development. Future Development Applications will be reguired to
be accompanied by Arborist Reports assessing the significance of vegetation on the

site.

Are there any other likely environmental effects as a result of the Planning
Proposal and how are they proposed to be managed?

The Planning Proposal is not likely to result in development that will create any
significant adverse environmental effects.

Solar Access and Overshadowing

The increased of height and FSR cn the sfte will increase the need to carefully
manage solar access and overshadowing. The masler plan for the site has been
subject to solar access testing for both the open space and building forms (see
Attachment C). Itis considered that more delaied design could improve the solar
access of the buikfing forms in compliance with SEPP 65. The site's orientation and
placament of the public open space means that solar access to the park is good.

Further solar access and overshadowing analysis can be underiaken post-gateway
determination in the development of a master plan and site spacific DCP controls.

Noise and Alr Quality

Development Applications will be required to take into consideration the noise
impacts of the M2 Motorway, and it is anticipated that Conditions of Consent will be
imposed on fulure applications requiring compliance with acceptable air quality
standards and recommended noise mitigation measures for the detaded
architectural design of the buildings.

Environmental Sustainability

The proposal seeks to maximise the use and accessibility of the existing railway
infrastructure within Sydney through locating high density housing within close
proximity of the Macquarie University Station. In addition, the site is well located
within the Macguane Park Business Centre and in proximity to the Macgquarie Park
Shopping Centre, This is expecled 1o reduce reliance on the use of private motor
vehicles as a primary method of transpent and encourage active and public
fransport o local services, education and employment

It is noted that SEPP BASIX would apply to future residential development on the
site.

Has the Planning Proposal adequately addressed any social and economic
effects?

AEC group has preparad a socio-economic impact assessment for the Planning
Proposal (Attachment E), as well as a supporting research study Into the
Macquarie Park Centre. These reporls demonstrate the importance of open space
1o the growth and sustainability of Macquarie Park and surrounding residential
areas.
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ITEM 5 (continued) ATTACHMENT 1
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An analysis of local demegraphic trends can be undertaken post-galeway o ensure
future unit mix is informed by identified population and housing trends.

4.4 Section D - State and Commonwealth
interests

Is there adequate public infrastructure for the Planning Proposal?

The Planning Proposal will result in higher densities on the site. Accordingly,
consultation will be required with Council, Transport for NSW and the RMS In
relation 1o roads, traffic and transport, Being located in Macquarie Park, the site is
already well serviced by a full range of public utiities inclkuding electricity,
telecommunications, waler, sewer and stormwater, Where required at detailed
planning stage, it is expected that these services would be upgraded by the
developer at the construction stage.

As part of fulure DAs, consultation will occur with utifities providers to ensure that
sufficient capacity exists in water, sewer, gas, telecommunications, and all other
utilities.

The impact of the Planning Proposal on traffic and social and economic
infrastructure has been undertaken (see Attachment D, Attachment E and
Attachment F),

Traffic and road infrastructure

The Traffic Impact Assessment, prepared by Bitzios, concludes that the Planning
Proposal is expected to reduce the traffic generating potential of the site in both
peak periods, and that the Planning Proposal will make effective use of public and
active transport infrastructure including the Macquarie University Train Station and
bus services.

The internal road network required 10 service new buildings would be provided by
the developer at construction stage.

Socia! Infrastructure

The new residents would create a demand for chilicare spaces and open space.
Development under the new controls could pravide a childcare centre, as shown in
the concept plan, and substantial open space.

It is likely that the new population will generate demand for primary and secondary
school piaces, It is the responsibility of the NSW Department of Education and
Communities to moniter and respond to increased demand. It is noted that the NSW
Depariment of Education and Communities has been consulted on the Priority
Precincts and has advised that ‘the exisling schools in the area will have sufficient
capacity in the short 1o mid-lerm’ and that "A number of redevelopment projects lo
increase existing school capacities have already been included within DEC's 10
year Total Asset Managemant Plan'.

Open Space Infrastructure

The Open Space and Landscape Report assesses the existing deficiency of open
space within Macquarie Park and demonstrates that the open space proposed as
part of this Planning Proposal would substantially address this deficency. The
Planning Proposal seeks to improve the provision of open space in the centre,
supporting not only the increased density on the site, but increased density in
adjoining Priority Precincts,

Section 94 Contribubions
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architectus*

While they address local public infrastructure, Section 94 contributions will also
provide for the delivery of additional facilities to accommodate demand generated
by the sife's increased residential and employment capacity, including community
and cultural facilities, open space and recreation facilibes, civic and urban
improvements, roads and traffic management facilities, cycleways, and storm
management facilities

Importantly, we note that the open sp proposed to be included in a VPA to
accompany development is in addition to Section 94 contributions.,

What are the views of State and Commonweaith public authorities consuited
in accordance with the Gateway determination?

The NSW Department of Planning and Environment have been consulted on the
proposal, and support ils subméssion to Council for further consideration.
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5.0 Consultation

51 City of Ryde Council

Holdmark and Architectus have engaged with City of Ryde Council throughout the
development of this Planning Proposal, Key aspects of this consultation are
summarsed as follows:

- Meeling of February 2014, in which Council officers advised residential
development would not be supported on the site due to the loss of
commercialifemployment lands and new Priority Precincis;

Councillor Workshop November 2014, attended by three Councillors, at
which the concept and preferred master plan was presented;

Meeting with Councll held August 2015 to present the Macquarie Park:
Framework for Open Space and Mixed Use Development and Macquare
Park - Growth and Sustainability Research Study (Attachment A and
Attachment B).

5.2 NSW Department of Planning and
Environment

Holdmark and Architectus have engaged with the DP&E throughout the
development of this Planning Proposal, Key aspects of this consultation are
summarised as follows

- Subrnission to public exhibition of Herring Road Priority Precinct by
Architactus in August 2014,

- A meeting of 22" Oclober 2014, including presentation of concept and
agreement to meet again following discussicns with Ryde Councillors;

Communication in December 2014, with representatives of the DP&E
advising that it was considered inappropriate to consider the site in the
Herring Road Priority Pracinct;

Meeting between Holdmark, Carolyn McNally of the NSW DP&E, Gail
Connolly and Dominic Johnson from City of Ryde Ceuncil, in February
2015;

Communication in July, 2015, in which the NSW DP&E advisad that the
Department was not in a position fo consider the proposal as part of the
Herring Road Pricrity Precinct, but advising Holdmark to put forward a
Planning Proposal to Council or await subregional planning.
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5.3 Community

Consultation likely to be prescribed by Gatoway Determination

Consultation with the local community will be undertaken in accordance with the
Gateway determination made by the Minister for Planning, in accordance with
Sections 56 and 57 of the EP&A Act.

It Is anticipated that the Gateway Determination issued by the Department of
Planning & Environment will require this minimum consultation:

on the City of Ryde website,

in newspapers that circulate widely in the City of Ryde local government
area, and

- in letters delivered to the surrounding community in the immediate vicinity
of the site.

It is requested that the planning proposal be publicly exhibited for a period of 28
days to coincide with the exhibition of an accompanying draft DCP amendment.

Additional community consultation

A crop in session could be held during the formal exhibition period to
answer residents and businesses questions about the Planning Proposal,
The project team's planners, urban designers, traffic, social and economic
and open space experts would be avaidable to answer detailed questions.
This information would be captured and fed back into the Planning
Proposal.

Notification of the Planning Propcsal could be directed specifically to the
Macquarie Park Business Forum, Connect Macquarie Park, local
community housing providers and Macquarie University.

Community consultaticn regarding open space needs was undertaken in 2012 to
support the Ryde Integrated Open Space Plan, Prior 10 and informing this study, a
range of leisure and recreation needs studies were undertaken with and on behalf
of Council. The Open Space and Landscape Report, prapared by Clousten and
provided at Attachment F, demonstrates that this consullation has informed the
public open space proposed in this Planning Proposal. Further consuiltation
regarding the function and amenities required for the open space may be
undertaken 1o support the detalled design of the park and a Voluntary Planning
Agreement at a later stage. The park would be subject to a detailed DA, which
would providge further opportunities for engagement,

Simifarty, consultation with community and community housing organisations will be
required to ensure that the proposed key worker housing provides the facilities and
design required lo support its residents. This is expected to take place fo support a
Voluntary Planning Agreement at a later stage.

5.4 Agencies

The Gateway Determination will determine the authorities with whom consultation is
required. It is anticipated that agencies would include:
- Sydney Water; and
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6.0 Project timeline

This Planning Proposal is expected 1o be put to the December meeting of the City of Ryde
Councll for their consideration.

The anticipated timeframe for the completion of the Planning Propoesal is therefore as
follows:

Table 6 Project Timeline _
Milestono Timeframe andlor date
Anticipated commencemant dale - January 2016
Submit for Gateway Determination
Recaive G y Dedor ] Fobruary 2016
Submission of Draft DCP Amencment February 2018
Council resolution 1o axhibit 3 Draft DCP Amandment Apni 2016
Submit revised Planning Proposal adaressing Galewsy Apni 2016
requirements
Public Exhibition of Planning Proposal (and Orafl OGP May 2016
amendment)

Consideration of C June 2016
Submit revised Planning Proposal and response to July 2016
submissions

" Post exhibition repon to Council- seeking resciution 1o Saplomber 2016
endarse the Planning Proposal and adogt the
ameandment to the DCP.
Council resolve % endorse the Planning Proposal and Septamber 2016
submit to the NSW Deparimant of Planning and
Environment for legal drafting and o -
Draftng. review, gazettal of the LEP. January 2017

The preparation of the Macquadie Park Study by the NSW Department of Planning and
Environment and the City of Ryde Council may impact this imeframe. This is timeline may
be updated following receipt about timing of the study,
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7.0 Conclusion

This Planning Prcposal has been prepared in accordance with Section 55 of the
Environmental Planning and Assesament Act 1978 and the Department of Planning
publication ‘A Guide to Preparing Planning Proposals’ dated July 2012,

The objective of this proposal is to provide a substantial increase in public open
space on the site along with increased development capacity, better urban amenity,
and high quality building design

To achieve this, it is scught that the following City of Ryde LEP provisions be
amended:

- Land use zoning — Rezone the site to B4 Mixad Use to allow for a range of
uses, including residential, retail and commercial space;
- Maximum incentive building height — Increased maximum incentive bullding

height to provide cpportunity for taller, more consolidated development on the
eastern portion of the site up to a height of 120m; and

- Maximum incentive floor space ratio - Akgn development capacity with
increased open space by increasing maximum incentive FSR 10 3.5.1 across
the site

It is considered that this Planning Propesal report is sufficient for Gateway

Determination. It is recommended Council support this Proposal to enhance the

provision of public open space and accelarate the provision of housing (including

much needed key worker housing) in a well serviced and connected locality, in
accordance with the recently released A Plan for Growing Sydney.

Architectus has considered the impact of the rezoning proposal on employment
uses and the function of Macquarnie Park as a Specialised Centre. In short,
Architectus, AEC and Clouston consider that a significant open space, such as that
proposed, is essential lo the long ferm success of Maoguarie Park for employment
uses. On balance, the loss of a small area of land for employment uses is justifiable
on the grounds that it would result in:

- much needed open space;

- key worker/affordable housing which is in critically short supply;
- potential childcare facities which are in high demand;

- significant short and long term economic uphft for the local area

In addition, the mastar plan submitted in this report allows for an increase of jobs on
sile compared to the existing use.

The total value of public benefits which can be delivered by this proposal is
estimated 1o be in the order of $80 million.

It is considered that the Planning Proposal will deliver essential open space and key
worker housing infrastructure to the Macquarie Park centre, supporting the growth
and sustainability of the business park and adjoining Priority Precincls. A framework
for the delivery of open space has been proposed 1o establish a strong nexus
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between the offer of substantial public benefit and rezoning of land i the Macquarie
Park centre. Through the application of this framework. the Planning Proposal is
considered to be justified and recommended for support.

Recommendation

Architectus recommends that Council support this Planning Proposal and resolve to
submit it to the Department of Planning and Environment for Gateway
Determination.
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Attachment 2 - Attachment A - Framework for open space and mixed use
development




ATTACHMENT 2

Planning and Environment Committee Attachments Page 71

@® City of Ryde

Lifestyle and opportunity

@ your doorstep
ITEM 5 (continued)

+
-
s S o

4
. N
™
. ’
..? ", e

JFramework for open- .
space and mixed use
development

~ In support of a mixed use development for 66-82 TalaveraRoad 4 |
Macquarie Park ,

Prepared for Holdmark
25 June 2018
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ATTACHMENT 2

ITEM 5 (continued)

Executive summary

architectus-

Purpose of this report

This report has been prepared by Acchitectus for Holdmark in
relation to their site at €6 - 82 Talavera Road, Macquarie Park, The
site is to the north of the Macquarie Park centre, and 550m from
the Macguarie University Station. The repart provides support for
& rezoning of the site by estatlishing a framework for the site to
be rezoned 10 mixed use whist mantaining the integrity of the
Macguarie Park employment centre,

There is signficant pressure for residential development within
Macquarie Park as evidenced by multipie approaches fo the Ciry
of Ryde Council 10 seek permission for residental land uses within
Maocguarne Park as well as by the very high rates of saie for the
recent residential developments on land adacent to the Macquarie
Park B7 zone. This réport presents a unique opporunity for Councl
10 leverage off strong residential denmand whilst delivenng critical
infrastructure within Macquarie Park.

The site and its context

The site is localed al 68 - 62 Talavera Aoad, Macquarie Park, and is
curently zonad B7 Business Park, The planning controis that apply
10 the site are cumently in a state of consideration, wih the Ryde
LEP 2014 having recently come Into force and the Ryde LEP 2014
- Deaft Amendment No. 1 (Macquarie Park) having been on public
exhibition n late 2014,

Addsiongly, the sile adjoing the Herring Road Priority Precingt
boundary, an area identitiad by the Deganment of Planning and
Envircnment for future high density mixad use development.
Amended pianning conrols 1o achieve this cbjective hive been
Crafted.

The site currently acoommodates a four storey office buiding,

a single siorey wiwehouse with mezzaning office space, and a
conference centre that is utilised by the on-ste offices, A new office
building is under construction in the south east comer of the site.

From a strategic planning parspective, Macquarie Park is a crucial
part of the Global Economic Carmidor that extends from the Sydney
CBD to Parramatta CBO and Norwest.

05 - !MMWM IWMWMWMMUMMWM

There has been significant pressure for residential development
within Macquarie Park due to housing pressun within greater
Sydney and the high levels of amenity afforded by Macquarie Park,

W consider that the primary focus for Macquarke Park should
continue to be for ermploymant uses, but that impeoving amenity and
activity and the provision of housing on appropriate key sites within
the locality wit be an important part of the busnass park's success
and long teem wiability.

Key findings

The role and compesition of business parks is evoling, with an
ncreased emphasis on worker amengy and employes well-baing
as wal as the provigion of & full offer of servicas end faciities while
protecting commarcial uses.

There Is a racogrised shortfall of open space within Macquarie Park
(s2e the Ryde Cpen Specs Strategy, 2012) but no clear mechansm
1o allow for the delvary of open space 10 e exent required to
support resdental dwellings within tha Prionty Precinct and the wider
businass park.

This shortfall has the potential 1o saveraly limit the abiity of Macquana
Park to continua to attract businesses into the future as residential,
retall and commercial growth exacerbate the centra's existing
concams, However, it is difficult for Council to purchase new sites for
open space due to the prevalence of private ownership in the area.

Council have an opportunity to strategically approach the probiem by
panmmittng mxad use davelopment where substantial public benett
can be delivered on site by the developer.

This strategic approach shoukd be formalsed In a framewcek that
cleerly damonsirates decision making logic and provides cartainty for
Council, developers and business.

Next steps

While a rezoning 1o B4 Mixed Use is supported for the Subject Site,
Acchilectus and Holdmark fecognise the challenge of mantaining
e nlegrity of Macguarie Park’s commercial core while providing
sufficient cpen space and social nfrastructure 10 Support the area’s
gromth,

Itis therefore recommended hat a framework to support rezoning o
B4 is implemented in the centre to faciftate decision making.

Under this Framework, Council could consider rezoning appications
for stes that can achieve ALL of the following nine criteria.
Putiic open space

1. Provide ether new cpen space shown in the Draft Macguarie
Park DCP 2014 or a new 1 hactare minimum public open space,
designad to Council's reasonable requiremants.

2. Where a site proposag 1o desiver the 1 hectare minimum open
space, the site must be larger than 3 hectares, thereby alowing for
a 2 hectare development site for mbed uses.

3. The open space must have a frontage to a major road (Waterdoo
Fioed. Telavera Road, Wicks Road or Herring Road) and one

secondary street.

4. The proposed open space should satisty specified design
critana (refer to Section 4.1 of this report) and be dedicated o

Counci on compietion.
Non-resicdential foorspace

5. Provide a minimum of 20,0008gm GFA of non-residential
floorspace,

Kay worker housing

6. Delver key worker housing (or Affordabie Housing) at the rate of
3% of total dwelings provided.

7. Up 10 15% of the cpen space (1,5005qm) can be used to
celiver the required key worker housing.

Chidcave facidies

8, Provide privatety run childcare faciities suitable for 60 children.
Public domain

9. Delvery of &l othar required public domain on the site Including

roads and through skte links as nominated In tha Draft Macquarie
Park DCP 2014,

Attachment 2 - Attachment A - Framework for open space and mixed use

development
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frarmework and have been identified by Architectus as sutable for open space and mixed uses
inciuding the Subject Site Tz
Recommandation
On the basis of this framework, Architectus recommends that the subject site be rezoned
to B4 Mixed Use with an increased maximum bullding height and Floor Space Ratlo (FSR).
This could be implemented simply and effectively through inclusion as part of the Herring
Road Priority Pracinct or, alternatively, through a Planning Proposal through City of Ryde
Council.
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ATTACHMENT 2

ITEM 5 (continued)

architectus-

1.1 Introduction

This repon has been prepared by Architectus for Holdrmark in
raiation to their site at 66 - 82 Talavera Road, Macquane Park. The
site is to the north of the Macquarie Park centre, and 550m from the
Macquane University Station.

The raport provides support for a rezoning of the site by
establishing a frarmawork for the site to be rezoned to mixed use
whiist maintaining the iregnty of the Macquarie Park employment
centre.

The framawaork is designed to provide a garuinely positive
outcome for Macquarie Park, a cantre of metropolitan sigrificance,
by drawing on Architactus’s extensive and unique expenence

in the localty. This experience spans both government and
private stakeholdars, providing a balanced view 1o the delivery of
nfrastructure and public domain works in the centre.

Macquarie Park is one of the pramier businass centres of Sydney,
with a growing metropalitan significance as part of the Giobal
Econormic Corridor. In 2014, the North RydeMacquarie Park centre
overtook North Sydney as Sydney’s second largast office market
with over 858,000sgm of commercial office space.

Thera is significant pressure for residential development within
Macquarie Park as evidenced by rultiple approaches to the
City of Ryde Council to seek permission for residential land uses
within Macquarie Park as well as by the very high rates of sale

for the recent residential deveiopments on land adjacent to the
Macquarie Park B7 empioyment 20ne. This report presents & unicque
oppartunity for Council 1o leverage off strang residential demand
whis! delivering critical infrastructure within Macquare Park.

Existing situation

The site 3 currently zoned B7 Busness Park under the Ryde LEP
2014, allowing for a range of commercial and industrial uses, with
an FSR of 1:1 and a maximum buiding height of 30m. Under the
proposed planning amsndment Ryde LEP 2014 - Drait Amendment
No. 1 (Macquarie Park) the site would be subject 10 an increase in
the parmissbie FER and heaght of the site.

The site currently accommodates a four storey office building,

a single storey warehousa with mezzanine office space, and

a conference cantre that i utikisad by the on-site offices. This
represants a significant underutilsation of a well located, largs site.

Council has recently approved a development for & six storey
commercial office buildng which is curently under construction on
the site.

The opportunity

Architectus was engaged by Holdmark to investigate the site's
development potential. Architectus and Holdmark see an
opportunity 10 provide a district open space on the site as patof a
high density mived use rezonng and redeveiopment.

The subject site provides a unique opportunity Yo provide this cpen
space and potentially key worker housing in close proximity 1o the
commercial core, key transport nodes and Macauarne redail centre,
and at no oost to Council,

Architectus worked closely with Clouston Associates Landscape
Acchitects to master plan a site that would provide the optimal open
space oucome for Macquane Park

The proposal

Tha new open space is propoeed to ba located on the intarsection
of Aima Road and Talawvara Road, where it wil be highly visitle and
will nave & relabonship with the Macquarke Shopping Centre, and
be one block away from Waterloo Road. Tha park is 550m from
Macquarie University Train Station and within a comfortable walking
distance of many busnesses and new dwellings in the Herring
Road Priorty Precinct.

Tha open space would maka up 1 hectare at the comer of Talavera
Road and Alma Road, the westem sacton of the site.

Tha remalning part of the site Is proposad to be daveloped for
mixed usas, with an option 1o include key worker housing on the
north-west boundary of the site replacing a portion of the open
spaca. The proposed built form s designed to madmise solar
accass to the park and public domain. The master plan achieves
an FSR of 3.5:1, with maxdmum buiiding height of 120m, which is
consistent with the maxmum proposed Priority Precinct controls.

The proposal allows for approximately 128,000sgm of residental

GFA, or 1,280 apartments (excluding key worker accommodation)

at an average of 100sam per apartment. The plan also allows for

the approved commercial buliding on site, which has commenced
construction and wil accommodate the offices of AstraZeneca N
pharmaceuticals, who have a manutacturing facility opposte the (:_.’
site,

It is worth noting that if the site was developed for commercial

uses at the current FSR of 1.5:1, the peak moming traffic volume

would be 2 2 times greater than that generated by the proposed,
predorminately residential scheme,

To allow for the delivery of an open space on the site through
provision of residential development, a rezoning from B7 Busness
Park to B4 Mived Use is required.

08 - 82 Tatsorien Rosd, Macy i Pack: F
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ATTACHMENT 2

ITEM 5 (continued)

Py

Koy worker housing / affordable housing

Consuftation with Council identified an cpportiunity 1o use same
of the open space area for key worker housing. The proposal
allows for the use of some of the 1 hectare space for this
purpase (less than 15% of the site), whist retaining a usable
open space for a varety of active sports uses, This is inline
with the Framewock criteria, and alows for sorme fleadbility fo
additional community uses i the 1 hectare zone, at Council's
ckscration,

The plan to the right demonstrates how a single-Joaded key
worker housing development could be accammodated on the
site, and stif allow for a compatition-sized soccer fekd (45m

x S0m, with 10m run owt on all sides) shoukd Council wish to
pursue this option. Aernativedy, key worker housing could be
accommaodated within the proposed 1owers in addition 1o the
nominated cersty.

Thie kery weorker housing shown in this cption is in two buldings
with a footprint of 12m x 35m, separated by a 6m rough

site fnk. The 1013 GFA of these buikings at 6 storeys woukd
be 3,780sam, or approximately 38 apartments at 100sgmy
apanment, This is 3% of the 1,280 dwallings proposed, in fne
with the crileria set out in this framework.

This option results in the ioss of the on-street public car
parking, This car parddng coukd be relocated 10 gither the
basement, ¢ on-streat parking on Ama Road and Talavera
Read,

architectus-

Attachment 2 - Attachment A - Framework for open space and mixed use
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architectus-

2.1 The role of Macquarie Park

2.1.1 Metropolitan context

Macquare Park is an employment centre of increasing metropaitan
significance, with the Plan for Growing Sydney identifying
Maoquarne Park as a specialised cenlre in the Global Economic
Comndor

The Centre has a strong focus on technelogy and innovation, driven
by Ryde Councl and supponed by Macquarne Uninersity and the
Macquarne Hospital. Major private tenants, including international
brands in Macguarne Centre, are driving growth in the area.

As at July 2014, the business centre of North RydeMacquarie Park
oflered a total office stock keved of 868,961sqm (Preston Rowe
Paterson, 2014). The North AydeMacguarie Park business centre
is currently Sydney’s sacond largest office market, behind only the
Sydney C8D (Urbis, North Sydney Commercial Cantre Study, 2015).

Whiist it is anticipated thal the predominant uses within the Comidor
wil be Commercial/Business, the Plan for Growng Sydney identifies
‘potential for urban renewal in and around centres with improved
public transport inks In cross-city cormdors batween:

—Macquane Park and Parramatia;
—Macquarne Park and Hurstvile via Sydney Ofympic Park;
~ Paramatta and Hurstville via Bankstown; and

- Pamamatia to Sydnay CBO via Ryde..." (pg. 72, Plan for Groming
Sydney)

The Centre is within the North Subregion. Key prcrities for the State
in this region include:

~Working with Council to retain a commercial core in
Macquarie Park for long-lerm employment growth;

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

~ Facilitating delivery of Herring Road Priority Precinct,
Macquarie Park Priority Precinct, and North Ryde Station
Priority Precinct;

~Investigating potential future opportunities for housing in
areas within walking distance of train stations;
~ Supporting education and heaith-related land uses and

infrastructure around Macquarie University and Macquarie
University Private Hospital.

~Supporting the land use requirements of the Medical
Technology knowledge hub.

- Investigating oppomml!huodoﬁmnﬂmr—gnlnmod
network in Macquarie Pa

~ Investigating opportunities to improve bus interchange
arrangements at train stations.

~ Working with council to improve walking and cycling
connections to North Ryde traln station. (pg. 127, Plan for

Growing Sydney)

21.2 Local context

The pianning, polcy and strategy work of Ryde Counct has
fostared the Macquarne Park cantre 10 its current situation as the
second fargest commevcial office market In NSW. The Council
has leveraged the competitive advantages of tha cantre, ncluding
its proximidy to Macquarie University and position in the Global
Economic Coridor.

In the past, planning controls in Macquarie Park have attracted
business invesiment by aliowing mare atfordable, campus style
bulldings with surrcunding at-grade car parking. The Councll has
sought to position the cantre as a technolcgy and innovation hub
through branding and support of these kinds of businesses.

Cumently, the Macquarie Park business cantre provides
spproximately 40,000 jobs, forecast to doubie ty 2031, and 32,500
student places, expected to increasa to mare than 50,000 studants
by 20G31.

Ryde Council recognisas that there are a number of chalengas for
the cantra in the contaxt of this espected growth. The provision of
open spacs, raffic management, increased padestnan permesabiity,
and additional senvices and amenities are idertéed as key areas of
focus in the Ryde 20256 Community Strategic Plan

In 2013, Ryde Council soughtt to amend the Ryde LEP 2014 to
amend the FSR and height controls apphying to the Macquarne
Park Corridior to ancourage development that provides new roads
and parks. This planring proposal has been exhibited but not yet
gazetted
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ATTACHMENT 2

ITEM 5 (continued)

2.2 The need for open space

architectus-

221 The need for open space in Macquarie Park

The Ryde Integrated Open Space Plan (JOSP) 2012 indicated that
two major new opon space areas suitable for active and passive
recreation, as well as several smalier resenves i good prosdmity
to the centre, are required o support the plarned commercial and
residential growth in Macquarie Park.

Specifically, the ICSP identified the need for a variaty of different
sized open space areas ncluding:

~ ot least one major reserve clase 1o the core of the pracinct
generally no less than 1.5 Ha in size to suppon passive and
informal active recreation;

—a sute of local parks distributed across the comidor of a nominal
size no less than 0.3 Ha; and

- a series of small cormer meeting places (as ittle as 20sgm)

Since this time, two Priority Precincts have bean announced by
the Department of Planning and Environment for land around
Herring Road and North Ryde Station for mived uses, afowing for
more than 14,000 new dwelings in Macquare Park, The Priority
Pracincts do not provide for any new active open space (ondy the
minor augrmentation of existing spaces and the creation of smaller
spaces), and 50 the latent demand for open spaoce becomes even

While the Ryde Local Ervironmental Plan 2014 (Amendment No. 1)
and the néw dralt DCP for Macquarie Park identify one signicant
new open space for Macquarie Park (a park of 7000sqm), the
Planning Proposa for Maooguarie Park Corridor (City of Ryde, 2013)
acknowiedges & body of work thal has established an open space
deficiency that wil be exacerbated by plarnes growth

Under the curment regime, the planning conlrols and strategies for
Macquarie Park will result in a significant deficit in open space that
will affect the long-term success of the Priority Precincts and the
business park,

222 Why open space is important for business

Evidence continues 10 bulld across the workd that the quality of
the public domain in our parks and open spaces is central to our
individual and collecive health and well-being. Accassible, safe
and appealing public open space directly affects our sensa of the
biaabtiity of cur werking and home environment; it also infuences
our decisions on whare we want to Ive and work.

Progressive trands in the planning and design of working
environments over the last twenty years responding to employes
demands is requiring a commengurate move n planning to match.
These demands include more recent shifts in the times at which
many in the working community ars choosing 1o take exercise
(increasingly early morming, lunchtimes and earty evenings). In the
case of natonally significant speciaised centres such as Macquarie
Park, this response becomes all the more critical, as explained
below.

The dedication of high quality cpen spaces in Macguane Park wil
help to ensure an atfractive place for residents, workers and visitors
1o take part in heality, sustainable and socialy cohesive acthitios,

Clouston Associates identify the following open space requirements
for high technology employment areas in their IOSP:

~ Inspiring work emironments attracting top perscnned and
encouraging high productivity,

- Raised corporate profle associaled with benchmark design and
an aliractive busness environment;

- Commitrment to ESD principles and high Green Star ratings in the
buit form and Rndscape;

- Promotion of healthy lifestyles for staff theough provision of
recreation faciities and open space; and

- Opportuntios 1o host/sponsor majer events within the public
doman,

Typicalty, high-end business environments In contexts such a3
Macquarie Park ganarata needs for public open space during
weekaays and workng hours that cater for lsisure and recraation
uses such as:

~Lunchtime team sports {e.g. touch footbet, basketball etc., often
with inter-business competitions),

~Fitness training areas/fachities for personal tralning and fitness
equipment/rails;

-Shaded circuts and routes sultable for jogging, walking and
cycling {not on major roads);

- Play spaces (especially associated with or adjoining créches),

~informal opan space with trees, shade and shelter for lunchtime,
breaks and working sassions (picnic tables, shelters, BSQ,
wireless connectivity eic); and

~Natural creeks and jormal or naturel watar bodies Corporate event
and promotion spaces (often cataring for significant numbers).

The benefits to residential communites of a well-planned,
accessble, safe and engaging public domain include
envronmeantal, cuttural, social and econcmic vaiues. In particulss,
the mental and physical health and wel-being outcomes derved
from the presenca of a high quality public domain is being
ncreasingly demonstrated by national and international resaarch.

Examples of successful open space areas within Businass Parks
are provided in the folowing pages.

69 - 52 Tolrwera Road, Park | Park: F
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Channel Cantre, Fort Point Channe! District, Boston

MR (st L SO LN

Open Space The 2 406 Ajtiim Pack is & putiic park et biy Bewn bt
wove 0 Canasy Whiar! Tute Suson, actiog us & ot gerdien,
The park laciRanes makcly passh secreation

Cates. The gk is Comrusted over o el mal

Mass Transit The southom hal of the park & 2onslucied ower 1o Aiiigs Line

Underground Sa%

Open Space Tew 1 506 pude fark ' DLl v ha Vache Noe shopping
Contre and wist proviciedd da pact of @ lge wban egencaton
Program noLdeg retal. nouses and ofices. The vast man
cantral 30300 15 tiat 0nd sashy accessitie fom Ine nelghboureg
reas

CaMla Tra park & conayucied over @ 50,000sam shopping conbe.

Mass Transit 650m walking G5(2nc0 10 2 3 Sation

Open Space More than 3 2ha of new DuhaZ 00005 ONVGOoNed &6 an “Urban
Uhing oo™
The COaN SOECe Vaion 500 the charactor of PO relm phopeces
mplemontation Tudes SU00WOLEes
apocket pork. Stroet Fork, ang Charnel Cartre Park
Cafés Thive 300 8 vnge of cafes and resacrants o1 tha ste
Nass Transit Logs than 100m walkdng ance 10 a bus stelion

200m walking cieance 10 a travn station
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Anchor tenants

Key anchor tanants define the focus of the business park and
attract complementary and ancilary business.

These tenants, and the direction thay provida, are not static. Rathar,
thery respond 1o changes in broader trends over bme. In the case
of Macquarie Park, Ryde Council has historically driven the focus
of the park towards innovation and technology through rastrictive
zoning.

More recently, the centre has divarsdied, with Macquarie Shopping
Cantre hosting a concantration of major interational brands and
the Macquarne Park business park accommaodating headquarters of
major companies such as Optus and Johnson and Johnson

Key businessas in the Macquarnie Park centra currantly include
Macquarie Shopping Centre (AMP Capital), Macquarie University,
Panasonic, Onx, Johnson and Johnson, Novartis Pharmaceuticals,
Foxtel, Toshiba, CSIRO, Komatsu, AstraZeneca, Seiko and Optus.

Public investment

Tha peovision of transpon, educational, community and haakth
infrastructure in business parks drives growth through improved
connectivity, amanity and sanices.

Moreover, governmant investment demonstrates commitment to the
success of the businass park.

For Macquane Park, this is evident in the State Govemment
nvestment in ralway stations senvicing the precnct that ink to
Epping and the Cantral Sydney.

Central location with access to skilled workforce

A cantral location with good transport infrastructure and close
provamity to housing centres will offer businesses accessto a
highly skilled, knowledgeable workdorce and aflow them to attract
employeas.

In addition, these locational benefits allow businesses o be easily
accessible to their customers and suppliess.

24 hour activation

A successful mix of commercal, retail, residential and community
usas that ensuras actvation of the area throughout the day and
avening.

This diversity benefits the sustainabilty of the business park
through residential, retail and commercial market cycles. Curently,
investrnent and economic activity in marty centres across Sydney
is driven by the strength of the residential markast and movements
towards high density.

Good business and personal amenity

Corporations are placing increasing importance on employee
well-being and satislaction, being seen as strongly linked 1o the
productivity and retention of staff, These shifting pricrities have lead
companies 10 place different kinds of dermands on their mmediate
and broader work spaces, induiging imgroved social infrastructure
such as parks,

In addtion, premier business parks are seeldng a range of facilties
to support their customer relationships, such as coffee shops and
restaurants in close proarmity (walking distance) 1o their offices,

6 - 42 Tebwvern Pload, \
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3.1 The proposed framework for new open space and mixed use

3.1.1 How to deliver new open space

It i extrernaty difficult for Council or State governsment to
purchase new sites for open space in Macquarie Park.
Most of tha appropriate land is held in private cwnership
and wouid bs prohibitively expensive to purchase

Als, 1 18 extremely difficult 1o idemify land in LEPs and
DCPs as requred open space without triggering the
need for Counci 10 acquire tha land, which they e
unlikely to ba able to afford, Because of this, large areas
of land, ke Macquarie Park, are rezoned without the
provision of new open space,

Thera is cne solution to this issua, Council have an
opportunity to negotiate public benefits when land is
rezoned. On many sites, the rezoning process can result
in an increase in vadue for the owner, and it is common
practice that councils or cther consent authorities attempt
to capture some of that benefit, Examples of this process
inchude the City of Sydney Council's controls for Green
Square, where contributions towards the provision

of allordable housing and new parks and siests e
required to be madke when histofc employment 1sas take
atvantage of the new 2oning controls and provice for
mixed use development.

The long 1erm management and operation of the cpen
spaces also need 10 be considered, with the design of
these spaces o raduce the malntenance burden on
Councis.

In the same way, Ryde Council has an opportunity

10 be very strategic about permitting mixed uses on
certain sites wheve open space and / or other significant
pubiic benetits can be delivered and paid for by private
davelopers. Itis cnticel that Councl have a very clear
framework for this type of strategy. it is also critical that
the framework provides canainty for Councll, developers
and businesses.

3.1.2 Aframework for the delivery of open space

Architectus recommends that Council permit residential uses » the B3 and
B7 Zones in Macquarie Park, but enly where certan 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 dédivery of the new park
to Council's reasonable requirements.

Under this framework, Counci could consider a rezoning apgiication for sites
that can achieve ALL of the following nine criteria
Pubilc open spacs

1. Provide aithar new open space shown in the Draft Macquarne Park DCP
2014 or a new 1 hectare minirrum public open space, designed to Coundil's
reasonabie requiraments

2. Where a ste proposes 10 delver the 1 hectare minenum open Space,
the site must be larger than 3 hectares, theretry aliowing for 2 2 hectare
developrment site for mixed uses.

3. The open space must have a frontage 0 a maor road (Waterioo Road,
Talavera Road, Wicks Road or Herring Road) and one secondary street.

4, The proposed open space should satisty specified design critera (s set
out in Secticn 4.1 of this report) and be dedicated to Coundl on compietion.

Nonvesidential foorspace
5. Provide & minimum of 20,000sqm GFA of non-residential loorspace.,
Ky worker housing

6. Desiver kizy worker housing (or Atfordable Housing) at the rate of 3% of
total cwelings provided,

7. Up 10 15% of the open space (1,500sqm) can be usad to deliver the
required key worker housing.

Chicicave faciies
8, Provide privanely run childeare faciities suiable for 60 chidren

Pubdic doman
9. Debvery of al other required public domain on the site including roads and
through site links as nominaded in the Draft Macquarie Park DCP 2014,

The plan shown on the following page applies the above critena to illustrate
tha outcome of the propased famework.
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Assessment of polantial shies 1o deliver public open space
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4.1 Assessment and mitigation measures

Impact on employment lands and metropolitan planning
strategies

The an-going roke of Macquarie Park as an employment centre is a
critical part of the overarching strategy for Metrcpoitan Sydney. All
planning decisions should suppont this vision.

The propesed tramewor for open space and mixed usas for
Macquarie Park suppons this vision by allowing for essantial open
space and other public benetits 10 be delivered by the private
market.

In our view, and based on our review of successiul business
parks, the provision of a 1 hectare open space on the site at 66-82
Talavera Aoad would have an overall net benetit lor the business
park, in addition 10 addressing the existing and luture demand
generated by residential uses In the Hering Road and North Ryde
Pricrity Precincts. AEC have been engaged to assess the impacts
of this framework on the oparaton of the business park from an
economic perspective, as part of this procass, and their report
sccompanes and complements this Framework document.

The Framawork also provides a very clear planning structure for
Counci 10 assass approprigte sitas for mixed use devalopment in
Macquarnie Park. Tha certainty of this policy will provide comfort for
businassas about the long term functioning of Macquane Park.

The design of the new open spacas detiverad under this frameawork
should be undertaken in consultation with businesses to engage
businassas and employees and to ensure the spaces are
appropriata for business as well as local residents, and well used.

S ey ———

Yor opan 5poce and mised Lzo Cavelopmont
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Creating a precedent for mixed use development

Architectus is eware of the signifcant pressure for mixed use
development in Macguarie Padk, and Ryde Council and State
Government's pelicies regarding the protecion of kand for
employment uses. Architectus also noles the strategies set

out for Macquanie Park in A Plan for Growing Sydney, including
‘cancentrating capacity or additional mixed use around tran
stations’ and ‘invesiigalt{ing] potential future cppounities for
housng'. We are confident that the proposed Framework provides
a clear ling in the sand for mixed uses in Macquarie Park, The
Framework would be easy 1o implement and detend.

The primary strength of the Framework & the claar nexus between
public benette and the ability 1o razon2 land for mexed uses. 18 wil
not be passibie for other sites to argue that they can provide the
sama putiic benefit If it is clear that what is required are large open
spaces designed to Council's sabsfaction.

This Framework may be further developed with Councils' planners,
praperty and open spaca teams 1o ansure that the crteria for open
space and public benefits Is cleary dedned. This will strengthen the
Framework and Council's ability to defend prassure to rezona cther
sites in Macquarne Park.

Mixed uses and potential for land use conflict

One planning concern for the introduction of mixed uses in to
employment areas is the potential for land use confiict, In some
locations, the impacts of raflic, industrigl noise and Ighting can
uitimaledy Bad 1o resifictions on commercial operations, and the
erosion of the long-term viability of the land for employment uses.

In this case, the impacts of mixed uses on ali of the nomnated sites
are uniiely to generale any land use confict because:

- The employment usas are generaly commercial office and
high technology uses that do not generate adverse impacls
for residential usas. These uses co-exist happily in many other
locations in Sydney - including the C80.
- The sites identified in the Framework are large encugh so that
residential uses can be designed to respond to the mixed
land use conditions, For example, ving spaces can overiock
open spaces and intema areas and not main roads and over
employment uses. Buildings can be designed with qualty
communal spacas that are secire and very separale from
commercial uses on tha site. Viehicke entries to resdential
uses can be separate so as not 1o generate conllict with any
commercial car movementsy loading and sandcing. Entries to
residential buildings can be separate and well-designed to ensure
legibity.
Further, & is ermvisaged that some mixed use deveicpment in the
empioyment ares would support 2 wider variety of 1ood and drink
oplions, and provide seme activation of the area in the evenings,
These are two important ingredients for the long-lem Success of
business parks, and are existing issues 1or the business park foday,
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Maintenance and ownership of the new open space

It is important that the upiift in development potential on the site, or
any of the sfies nominated in the Framawork, be tied to a clear, and
long-termn public banafit

To ensure this outcome, it is recommended that the open space
and publc benefits be securad via & Voluntary Planning Agreement
with Council.

It i3 also recommended that the land be dedicated to Council

to ansure the long-tarm use of the space for tha public, and 10
provide Council with the Sexibility to adapt the space over time as
Macquane Park and its needs evolve.

The delivery of cpen space on the sites nominated would result
in tha need for maintenance by Council which comes at a cost.
W understand the prassura this places on Council, but do not
concede that this justifies a decision 1o not provide open space
in Macquarie Park, where there is an identified eisting deficiency.
The two Priority Precincts will atso generate significant demand for
open space that wil not be met through the development of these
precincts,

However, to address the issue of the cost of mantenance of the
open space, Hokdmark would need 1o work closely with Council to
ensure that the open space is designed 10 be as low maintenance
@s possibie, Robust landscaping and good stormmater
infrastructure wit be critical,

There is also an opportuntty to use parts of the 1 hectare ste for
other community uses, such as a commurity faciity for hire, or key
worker housing, that generate income for Council, This ncome
coukd be used for park mainkenance,

Ensuring the open space meets demand in Macquarie Park

Architectus would like the opportunity to work with Counci %o
develop the dasign criterla for the open spacs and a clear brief for
ary community facities or other public uses to be provided on ske.

Az & minimum, we would propoea the following design standards
for the open space area ane achaved.

- The prmary purpose of the opan space is for a multi-use playing
fied.
- Minimum dimensions:

*  Piaying area; 45m x S0m

* Rutout zones: 65m x 110m (10m boundary on & sides)

*  The run out zones should not include any nirastruciue - all
lighting, benches, fencing must be oulside of the 10m run-
out zore

~ Stope: 1:100 (minerum) 10 1:50 (madmum)
- Open space does not include area for the following:
* Parking
* Steps and retaining walls
* \ehicle access
* Flooding retention

- Thera should be no car parking or other structure under the opan
space — & shoukd be 100% deep sod.

- The open space shoukd be dedicated to Counci.

architectus-
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ITEM 5 (continued)

4.2 Recommendations and next steps

Recommendations

Inlight of the friarmework Gatailed within thes repont, it is considered
appropriate to commence the process to rezone the site. There are
two possible options to achieve this. These are

1. The inclusion of the site as part of the Herring Road Priority
Precinct inchuding a rezaning to B4 Mixed Use and amendments
%o the maximum building height and FSR, which wouid be
undestaleen by the Department of Planning and Ermvironment.
One benefr of this approach is its potential for eary delivery of
the pubilic infrastruciure, which Architectus woukd recommend
Itis also a much simpler process, easing the administrative
burden on Coundil and Government. It should be noted that
this wouid n pan aleviale the perceived shodfall of open
space withn the Herring Road Priority Precinct identified in
sumissions aganst the peecinct

2. The rezoning of the site 1o B4 Mued Use and amendments
10 the maximum building height and FSR thvough a Planning
Proposal process undentaken by City of Ryde Council as an
amendment 1o the Ryde Local Erwircnmental Plan 2014, This
has the potantial to be a more invoived process and is theselfore
not preferred.

Next Steps

In order to implemant the above eirategy, the following steps are
racommended

~Undartake an Economic Assessmant of the framework for open
space and miad use within Macquana Park. This will be required
1o test the economic iImpact and viabdity of the proposal.

~ Undertake further detailed design testing of the other sites
identified by the framework (45-61 Waterloo Road and 1-5
Khartoun Road) which may be suitable for the inclusion of
residential land uses within Maoguarie Park (to be undiertaken by
each andowner at their diseretion).

- Commence discussions with the Depariment of Flanning and
Ervironment and Council to co-ordinale the mechanisms for the
delivery of the open space within the site, This wouk nacessitate
the rezoning of the site to B4 Mived Use and armendments to the
applicable madimum height and FSR controls

architectus-
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ITEM 5 (continued)

This document is confidential and may contain legally priviegad
Information. Distribution, disclosure or copying any part of this
document |s strcty prohibitad without wrtten approval from

Holdmark Property Group which owns all of the Intellectual property.

The information, drawings and artist's parspectives providad
within are indicative cnly and shoud not be relied upon. This
document doas not constitute an offer of any kind and in no way
binds Holdmark Praperty Group or any of their respective officers,
employees, agents or related entities.

June 2015
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