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LATE COUNCIL REPORTS 

11 STRIKING THE RIGHT BALANCE: CITY OF RYDE SUBMISSION TO THE 
NSW DEPARTMENT OF PLANNING, HOUSING AND INDUSTRY’S 
MACQUARIE PARK INNOVATION DISTRICT STAGE 1 REZONING 
PROPOSAL  

Report prepared by: Executive Officer – City Economy; Executive Officer – City 
Fabric, Senior Coordinator – Urban Design, Executive 
Officer – City Places; General Manager - City Shaping
File No.: GRP/24/37 - BP24/118

REPORT SUMMARY 

Striking the right balance could deliver up to: 
• 38,026 new dwellings across the Ryde LGA, homes for approximately

82,136 new residents – in addition to Ryde’s existing population of 131,122
people1.

• Space for 41,069 new jobs across the Ryde LGA – in addition to
Ryde’s existing 91,764 jobs2.

NSW is in the midst of a housing crisis. NSW has committed to delivering 377,0003 
new homes under the National Housing Accord (NSW’s share of the 1.2 million 
National Target).  
NSW needs more homes to ensure its growing population has access to housing 
while also avoiding further pressure on the people who want to call NSW home. 
According to the NSW Premier, “Housing is the biggest single cost of living pressure 
people are dealing with right now, with mortgage payments or rent the largest 
expense for most households.4”  
The Ryde Local Government Area (LGA) is not immune to the housing crisis. Homes 
are becoming less affordable to buy and rent. For example, in September 2023, the 
median rent for a 2-bedroom unit in the Ryde LGA was $730 per week – an increase 
of $230 per week when compared to September 20175 (a 46% increase over six 
years). 
The Department of Planning, Housing, and Industry’s (DPHI) Stage 1 Rezoning 
Proposal (the Rezoning Proposal) will deliver more housing in the Macquarie Park 
Innovation District (MPID). However, City of Ryde (CoR) staff believe it will do so 
without striking the right balance – costing the new and existing community access to 
employment and public open spaces, alongside an inadequate supply of essential 
services and infrastructure. 

1 REMPLAN Economy, 2024. Data based on: ABS 2021 Census Population 
2 REMPLAN Economy, 2024. Data based on: ABS 2021 Census Employment 
3 https://www.nsw.gov.au/media-releases/new-rules-to-fast-track-low-rise-and-mid-rise-housing 
4 https://www.nsw.gov.au/media-releases/addressing-housing-crisis-nsw  
5 https://www.facs.nsw.gov.au/resources/statistics/rent-and-sales/dashboard  
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All stakeholders need to understand that CoR is not against the provision of housing 
in MPID. CoR’s portrayal as a fearmonger or a NIMBY Council is misleading and 
disingenuous to Ryde’s ratepayers. CoR is far from being a NIMBY Council. We 
have consistently exceeded our existing housing targets and have always shown a 
willingness to do more.  
The burden of the housing crisis weighs heavily on CoR; however, so too does the 
need to protect jobs and provide a quality of life for our current and future residents.  
The Ryde LGA has also been negatively impacted by growth with a lack of 
infrastructure. The LGA has experienced a significant increase in housing since 
2011’s population of approximately 103,038 people6. In 2021, our population had 
grown to 129,1237; however, in that time no new open space had been provided to 
our communities, nor had there been any major infrastructure upgrades to roads and 
intersections. 
We’re committed to a balanced outcome.  
And, although CoR has recently approved over 11,1978 new dwellings in and 
around MPID, CoR is willing to do its fair share to help put even more roofs over 
even more peoples’ heads than what DPHI has proposed. CoR, with support from 
the NSW Government, could do this while striking the right balance – giving new and 
existing residents across the Ryde LGA access to housing, jobs, infrastructure, and 
essential services.  
In collaboration with the NSW Government, CoR could deliver a holistic outcome that 
strikes the right balance, delivering up to: 

• 38,026 new dwellings across the Ryde LGA, and 

• Space for 41,069 new jobs across the Ryde LGA. 

Utilising expertise across the disciplines of land use planning, urban planning, 
infrastructure planning, transport planning, environmental planning, sport and 
recreational planning, social and community planning, finance and economics, CoR 
staff have prepared a comprehensive submission (Attachment 1) to DPHI’s 
Rezoning Proposal. It reflects the synthesis of research, technical analysis, and an 
empathetic approach to town planning that reflects the current views of residents, 
workers, and, most importantly, the businesses who were concerned by DPHI’s 
Rezoning Proposal. 
CoR’s submission outlines a counterproposal for the NSW Government to consider, 
whereby a whole-of-Ryde LGA approach could be used to deliver outcomes that 
exceed DPHI’s Rezoning Proposal while striking the right balance in terms of the 
provision of housing, employment, infrastructure, essential services, and more. 
CoR’s counterproposal can only be achieved through collaboration with the NSW 
Government, specifically:  

 
6 Australian Bureau of Statistics, 2011, Census 
7 Australian Bureau of Statistics, 2021, Census 
8 City of Ryde, 2024 
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1. Support to accelerate the revision of master plans for West Ryde-Meadowbank, 
Eastwood, and the Macquarie Park Innovation District to incorporate CoR’s 
commitment to deliver the community’s vision for ‘lifestyle and opportunity at your 
doorstep’ alongside the NSW Government’s aspirations for: 

a. Employment land reforms 
b. Housing reforms (including Transit Orientated Development and increased 

densification in well-located areas) 
c. The Meadowbank Education and Employment Precinct, and 
d. Broader reforms, including other vibrancy and planning process reforms.  

2. Contributing to the development of a new Macquarie Park Innovation District 
Innovation State Environmental Planning Policy (the Innovation SEPP) to 
encourage the innovative delivery of mixed-use developments with an emphasis 
on enterprise, research, and development. 

3. Contributing to the development of the NSW Government’s Innovation Blueprint, 
including the creation of financial incentives that make it easier for start-ups to 
stay, upscale, and commercialise their innovations in NSW. 

4. Ensuring the NSW Government can meet its National Housing Accord targets, 
while ensuring the built form and type of development meets standards 
consistent with those set for residential dwellings.  

The summary is a high-level overview of the issue and the proposal.  It is not a 
purpose statement, nor should it include much background information. 
 
RECOMMENDATION: 
 
That Council: 
 
(a) Endorse the City of Ryde submission to the NSW Department of Planning, 

Housing, and Industry’s Stage 1 Rezoning Proposal for the Macquarie Park 
Innovation District at Attachment 1. 

 
(b) Endorse the Chief Executive Officer acting on behalf of the Council to bring 

effect to the submission’s recommendations for Stage 1 and work with the 
NSW Government to ensure Stage 2 is consistent with Council's Stage 1 
recommendations. 

 
(c) Collaborate with the NSW Government, if they agree to the work on striking the 

right balance, to bring to Council, at its April 2024 ordinary meeting, an 
Implementation Plan setting out how CoR will fund and resource the 
implementation of the counterproposal outlined in the submission. 

 
ATTACHMENTS 
1  Striking the Right Balance - MPID Submission  
2  Striking the Right Balance -  Letter to Minister Scully  
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Report Prepared By: 
 
Michael Galderisi 
General Manager - City Shaping  
 
Report Approved By: 
 
Wayne Rylands 
Chief Executive Officer  
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BACKGROUND 

Overview of DPHI’s Rezoning Proposal 
DPHI’s Rezoning Proposal was on public exhibition from 9 November 2023 to 
10 December 2023.  
The Rezoning Proposal includes a master plan and introduces new planning controls 
to guide future development in three key areas covering the commercial core of 
MPID alongside a small portion of land that once housed the Peter Board High 
School. DPHI’s Rezoning Proposal seeks to deliver9: 

• an innovation precinct with new jobs, homes and open space 

• 3,060 new homes including affordable housing 

• 1,200,000m2 of commercial floorspace, which reflects capacity for 
approximately 23,000 additional jobs. Part of this area, can be used for 5,040 
homes build-to-rent, depending on market demand 

• opportunities for more local businesses through after-work entertainment, 
dining, networking and recreation 

• 8 ha of public and open space as well as a new multi-purpose indoor 
community facility 

• better connectivity to the university, hospital and shopping centre, through 
improved pedestrian and cycle pathways 

• renewal of Waterloo Road making it a more accessible and safer centre. 

Extension for CoR to make a submission 
After extensive advocacy by CoR’s Chief Executive Officer, Wayne Rylands, in 
November 2023, CoR was granted an extension on its submission until close of 
business, five business days after its first ordinary meeting of 2024. CoR was the 
only stakeholder to be given an extension to make its submission to the Rezoning 
Proposal’s exhibition.  
Building on the CEO’s advocacy, on 28 November 2023, the Council resolved the 
following: 
That Ryde Council: 

(a) Acknowledges the significant rezonings proposed by the NSW Government 
for the Macquarie Park Innovation Precinct and the risk of these rezoning 
conversions of commercial space into residential Build to Rent (BTR) 
apartments.  

  

 
9 https://www.planning.nsw.gov.au/plans-for-your-area/priority-growth-areas-and-precincts/macquarie-
park#:~:text=The%20Macquarie%20Park%20Innovation%20Precinct,%E2%80%93%20Shrimptons%20Quarter%20(Waragal%
20Birrung)  
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(b) Gratefully acknowledge the Department of Planning [now known as DPHI] 

acceptance of our request to extend the deadline for receiving submissions 
about this rezoning proposal until after Ryde Council has formally considered 
its submission at the February 2024 meeting.  

(c) Invite the Ryde community to participate in reviewing this submission and 
making a submission directly to Ryde Council with appropriate access to 
rezoning information if permitted for inclusion in our overall Council 
submission to the Department of Planning.  

(d) In support of a fully informed submission being made about this rezoning 
proposal that Ryde Council commit to a community information campaign to 
inform our local community of the significant risk to jobs, employment 
proximity and the resulting impact to Council of this proposed rezoning, as 
well as the overall community impact that result in these changes being 
made to our community.  

(e) Any submissions received from our community should be included in the 
overall Council submission. 

CoR’s submission will be submitted to DPHI by close of business Tuesday, 
5 March 2024.  

What happens next 
According to the Rezoning Proposal’s information webpage, the feedback DPHI 
receives on the Rezoning Proposal will be compiled into a ‘What We Heard’ report 
followed by a final assessment. Once the assessment is complete, DPHI will make a 
recommendation to the Minister for Planning and Public Spaces, the 
Hon. Paul Scully MP, regarding new planning controls for the commercial core of 
MPID.  
DPHI’s plan is for the Rezoning Proposal to be finalised by June 202410.  

Is there a Stage 2? 
DPHI has commenced its planning for the remaining areas of MPID, stating that it 
will work with the Ryde Coordination Group and other government agencies to 
prepare a draft master plan and rezoning package (similar to the process used for 
Stage 1).  
The timing of Stage 2 has not been confirmed with CoR; however, DPHI’s questions 
and answers document for the Rezoning Proposal suggests that the exhibition 
period for Stage 2 is anticipated to occur in Q3 202411. 

 
10 https://www.planning.nsw.gov.au/plans-for-your-area/priority-growth-areas-and-precincts/macquarie-
park#:~:text=The%20Macquarie%20Park%20Innovation%20Precinct,%E2%80%93%20Shrimptons%20Quarter%20(Waragal%
20Birrung)  
11 https://www.planning.nsw.gov.au/sites/default/files/2023-12/macquarie-park-innovation-precinct-stage-1-rezoning-webinar-
questions-and-answers.pdf  
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CoR staff understand that the DPHI intend for the Stage 2 Rezoning to incorporate 
the NSW Government’s aspirations for Transport Orientated Development, 
particularly within a 1,200m radius of the Macquarie Park metro station. 

What will change if DPHI’s Rezoning Proposal proceeds? 
• Mixed-use zoning: The Rezoning Proposal plans aim to introduce a mix of 

commercial and mixed-use zoning, allowing for a blend of residential, 
commercial, and recreational spaces to support the growth of the resident and 
worker population in the precinct. 

• Increased residential density: The Rezoning Proposal has a focus on providing 
diverse housing options to accommodate a growing population; this includes the 
expansion of the Built-to-Rent (BTR) model across the MPID’s commercial core, 
with no cap on the number of dwellings under this model of housing.  

• Intended infrastructure to support the rezoning: The Rezoning Proposal 
includes the provision of a list of transport infrastructure, such as upgraded roads, 
public transportation networks, and cycling/walking paths. The intention of the 
supporting infrastructure plan, developed as part of the Rezoning Proposal, is to 
alleviate traffic congestion, improve accessibility, and promote sustainable modes 
of transport. 

• Intended green spaces and amenities: The Rezoning Proposal supports the 
creation of green spaces, parks, and recreational facilities within the MPID.  

• Commercial and employment opportunities: Alongside residential 
development, the rezoning seeks to promote commercial and employment 
opportunities in MPID.  

Why doesn’t DPHI’s Rezoning Proposal strike the right balance? 
If implemented as is, the Rezoning Proposal will lead to increased residential 
development alongside compromised outcomes for jobs, infrastructure, and essential 
services. It will result in the following: 
• A reduction of commercial spaces, including spaces required for MPID’s 

innovation ecosystem – MPID is the number one postcode for IP in Australia and 
is the second-highest annual contribution to the NSW Gross State Product after 
the CBD (estimated to be in excess of $10 billion in 202312). 

• Limited capacity for collaboration between CoR and DPHI to draft provisions for 
the introduction of BTR within commercial cores, particularly within MPID. 

• Increase mixed-use development, in combination with BTR, changing the 
economic landscape of MPID from a globally competitive innovation district to a 
population-serving economy for a commuting population. 

• More infrastructure, including green open space, is needed to support the 
increase in density and population. 

 
12 REMPLAN Economy, 2024. Data based on: ABS 2021 Census Place of Work Employment (Scaled) 
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• There needs to be more essential services to support the increase in density and 
population. 

• There needs to be more funding mechanisms for infrastructure delivery, 
maintenance and future renewal, with, for example, measures such as the 
Housing and Productivity Contribution (HPC) pooling money to be used across 
the Greater Sydney Region. 

• The rating model for BTR developments results in other ratepayers across the 
Ryde LGA unnecessarily carrying the burden of increased density and 
population. 

Other reforms: NSW employment zone reforms 
The NSW Government’s employment zones reforms came into effect on 
26 April 2023, delivering a simplified framework that13: 

• suits the future of work 

• is fit for purpose 

• supports productivity and job growth 

• delivers the community’s objectives set through strategic plans and planning 
priorities. 

These reforms sought to deliver benefits, such as: 

• A more legible suite of zones and greater flexibility within the proposed zones 

• Vibrant and viable centres for communities 

• Support for the city to develop and meet the operational needs of businesses and 
communities 

• Innovation for emerging land uses and unique precincts that require a flexible 
planning response 

• Managing industrial land use conflicts and amenity impacts 

• Responding to the changing nature of industry and business 

• An increase in jobs closer to homes to reduce journey to work times, and 

• Greater business output potential.  
DPHI’s Renewal Strategy deprioritises the intent of the employment zone reforms by 
allowing BTR housing to replace commercial spaces within the MPID. It is imperative 
that there is a balance between housing and employment, as the MPID: 

• makes the second highest annual contribution to NSW Gross State Product after 
the Sydney CBD (estimated at more than $10 billion in 202314), and 

 
13 https://www.planning.nsw.gov.au/policy-and-legislation/planning-reforms/employment-zones-reform  
14 REMPLAN Economy, 2024. Data based on: ABS 2021 Census Place of Work Employment (Scaled) 
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• is home to approximately 60,000 workers15 from across NSW (with the 
Macquarie Park Place Strategy provisioning for a further 20,000 workers by 
2036). 

COR COUNTERPROPOSAL: STRIKING THE RIGHT BALANCE 

Striking the right balance could deliver up to: 
• 38,026 new dwellings across the Ryde LGA, homes for approximately 

82,136 new residents – in addition to Ryde’s existing population of 131,122 
people. 

• Space for 41,069 new jobs across the Ryde LGA – in addition to 
Ryde’s existing 91,764 jobs. 

 
Delivering balanced outcomes for the Ryde LGA 
CoR wants to strike the right balance in MPID – delivering on the promises of the 
employment zone reforms alongside the need to resolve the housing crisis rapidly. 
Delivering infrastructure and essential services alongside housing and employment 
opportunities.  
CoR believes that it is imperative for policymakers across all levels of Government to 
design and implement strategic plans that strike the right balance by: 
• Increasing the supply of housing (including diverse housing typologies) 
• Improving the community’s wellbeing (e.g., access to sports and recreational 

facilities) 
• Improving social cohesion (e.g., the ability to connect with different communities) 
• Improving access to essential services (e.g., health and education facilities) 
• Delivering essential infrastructure in a timely manner 
• Enhancing the built and natural environment 
• Increasing employment opportunities, and 
• Increasing productivity and economic diversity 
It is the view of CoR staff that DPHI’s Rezoning Proposal does not strike the right 
balance, falling short of delivering essential services and infrastructure in a timely 
manner, reducing employment opportunities, and reducing productivity and 
economic diversity in MPID. 
Positively, CoR has a solution that, if supported by the NSW Government, could 
deliver more housing than what is proposed by the Rezoning Proposal alongside 
essential services, infrastructure, and employment opportunities. CoR proposes to 
achieve this, in collaboration with the NSW Government, by: 

 
15 REMPLAN Economy, 2024. Data based on: ABS 2021 Census Place of Work Employment  
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1. Accelerating the revision of master plans for West Ryde-Meadowbank, 
Eastwood, and the Macquarie Park Innovation District to incorporate CoR’s 
commitment to deliver the community’s vision for ‘lifestyle and opportunity at your 
doorstep’ alongside the NSW Government’s aspirations for: 

a. Employment land reforms 
b. Housing reforms (including Transit Orientated Development and increased 

densification in well-located areas) 
c. The Meadowbank Education and Employment Precinct, and 
d. Broader reforms, including other vibrancy and planning process reforms.  

2. Contributing to the development of a new Macquarie Park Innovation District 
Innovation State Environmental Planning Policy (the Innovation SEPP) to 
encourage the innovative delivery of mixed-use developments with an emphasis 
on enterprise, research, and development. The Innovation SEPP could include: 

a. Mechanisms that incentivise landowners to deliver spaces for innovation. 
b. Mechanisms to improve the ratio of commercial spaces to residential 

spaces in mixed-use developments. 
c. Mechanisms to minimise conflict between residential development and 

commercial activities that support an 18-hour and 24-hour economy (e.g., 
24-hour manufacturing, 24-hour freight movements, hospitality venues, 
entertainment venues, and medical facilities). 

d. Mechanisms to deliver innovation spaces (e.g., laboratories, research 
spaces, warehousing and small-scale advanced manufacturing) 
underground in place of car parking spaces. 

3. Contributing to the development of the NSW Government’s Innovation Blueprint, 
including the creation of financial incentives that makes it easier for start-ups to 
stay, upscale, and commercialise their innovations in NSW. 

4. Ensuring the NSW Government can meet its National Housing Accord targets, 
while ensuring the built form and type of development meets standards 
consistent with those set for residential dwellings. 

Striking the right balance on Build-to-Rent 
CoR is not against BTR housing. It is a housing model that could accelerate the 
ability to place more roofs over more heads. However, the model receives 
considerable financial incentives, which is influencing a market response that will see 
BTR replace spaces for commercial operations within MPID.  
CoR’s counterproposal establishes a cap on BTR and recommends several locations 
across the Ryde LGA (including in MPID) where BTR can leverage the benefits of 
transit-orientated development.  
Given that BTR essentially falls under the category of "residential accommodation" in 
terms of land use, the Housing SEPP should be revised to mandate its permissibility 
wherever a “residential flat building” or "multi-dwelling housing" is permitted. This 
approach would help protect the character of economic centres across NSW. 
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CoR’s preference is for BTR not to be permitted within the E2 Commercial Centre 
zones. BTR should be permissible for MU1 Mixed-Use zones, provided minimum 
commercial floor space requirements are met to achieve a balance between housing 
and employment opportunities. These commercial floor space requirements need to 
be reflective of economic centres – expanding beyond employment opportunities for 
small-scale retail and hospitality. 
Furthermore, CoR’s counterproposal calls for BTR housing to be delivered in a 
manner that meets existing design standards for Build-to-Sell developments (e.g., 
access to daylight), specifically the Housing SEPP. This design standard not only 
ensures residents are offered quality accommodations but also covers the future risk 
of the NSW Government allowing BTR housing in commercial cores to flip to strata 
and sell.  

Striking the right balance on Data Centres 
The Rezoning Proposal seeks to restrict the establishment of data centres within the 
E2 Commercial Centre zone; however, there are a number of data centres currently 
located within the new proposed E2 Commercial Centre zone, with additional data 
centres in the pipeline to be completed prior to the proposed completion of the 
Rezoning Proposal.   
Despite their critical role in advancing the Australian economy, data centres, with 
their minimal employment requirements relative to floor area, need to contribute 
significantly to employment targets. Their permissibility within the commercial core 
undermines MPID’s status as an employment hub.  
Furthermore, current and future applications for data centres need to reflect Transit 
Orientated Development objectives – where spaces are better suited to housing, 
employment, or the provision of essential services (such as health and educational 
facilities).  

For example, residential development, as opposed to a data centre, at 
269 Lane Cove Road could deliver at least 1,060 new dwellings under 
the planning controls proposed in DPHI’s Urban Design Framework. 

Collaborative efforts between governments and landowners are crucial to ensuring 
development aligns with community priorities and preserves the integrity of strategic 
employment centres like MPID. CoR’s submission outlines other potentially suitable 
locations for data centres within MPID. 

CONSULTATION 
Due to the timing of DPHI’s exhibition of the Rezoning Proposal, CoR was forced to 
undertake community consultation and stakeholder engagement between 
December 2023 and February 2024.  
Although the summer period is a difficult time for stakeholder engagement, CoR 
undertook a series of communication consultations and stakeholder engagement 
activities to collect insights about the potential impacts of the Rezoning Proposal on 
residents and businesses. 
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CoR staff completed an online Have Your Say (receiving 164 contributions) 
alongside contacting 69 businesses within MPID and delivering a presentation at a 
local chamber of commerce meeting. Further meetings were undertaken with 13 key 
multi-national businesses.  
Stakeholder insights, alongside research and technical analysis, have informed the 
development of CoR’s counterproposal. These insights have reinforced the need to 
strike the right balance by addressing the current housing crisis holistically.  
Additional stakeholder engagement is currently underway on the development of 
master plans as well as CoR’s new Economic Development Strategy, and new 
Social and Cultural Plan. This engagement can be utilised to support the 
implementation of CoR’s counterproposal. 

IMPLICATIONS 
Financial implications 
The Rezoning Proposal identifies approximately $438.5 million of infrastructure to be 
funded by CoR, including land acquisitions for road widening within certain areas of 
the precinct. In addition, the HPC funding is expected to collect circa $126.5 million 
from the projected developments as part of the Rezoning Proposal, with the 
estimated cost of infrastructure attributed to funding from the HPC at an estimated 
$681.6 million, including other General NSW Government funding.  
The Rezoning Proposal’s Infrastructure Delivery Plan identifies several CoR funding 
streams for the delivery of the identified infrastructure works. Of specific note is the 
Plan’s identification of developer contributions to CoR as the main source of funding. 
CoR’s modelling indicates that developer contributions under DPHI’s Rezoning 
Proposal will not be enough to cover the infrastructure promised.  
There needs to be more funds available for CoR to take on board the additional 
maintenance, replacement, or renewal of infrastructure. In addition, CoR’s modelling 
of BTR rating structure projects that CoR will miss out on over $80 million in rates 
over 15 years. These funds are critical to providing, maintaining, replacing, and 
renewing the infrastructure required by BTR tenants.  
Without a revised approach to the BTR rating structure, the alternative would be an 
increase to general rates across the existing Ryde LGA to recoup the future income 
loss from the BTR rates, as CoR will not be able to sustain these impacts from future 
BTR developments. 
If CoR were to cut these services and projects, it would not achieve its Asset 
Maintenance Ratio and Asset Renewal Ratio each year. It would ultimately result in 
an accumulation of infrastructure backlogs, which will deem CoR financially 
unsustainable and not ‘Fit for the future’. 
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In addition to the above, the Rezoning Proposal proposes to use a 7.12 local 
infrastructure contribution mechanism, moving away from the current 7.11 local 
infrastructure contribution in place for MPID. The proposed 7.12 plan will apply a 4% 
local infrastructure contribution amount on the Capital Investment Value (CIV) of the 
development. This 4% contribution levy is proposed to apply only to residential 
accommodation and mixed-use development within MPID, with all other 
development only levied at 1.5% of the CIV.  
There will likely be an impact to CoR moving from a 7.11 to a 7.12 local 
infrastructure contribution plan without being able to identify the additional 
infrastructure required as part of this rezoning proposal, in addition to the 
infrastructure projects for MPID already listed in CoR’s current 7.11 plan. 
Comparison between DPHI proposal and CoR’s Striking the Right Balance proposal 
The submission, available at Attachment 1 to this report, outlines in detail how CoR 
believes it could work with the NSW Government to achieve balanced outcomes for 
the Ryde LGA. It does so by utilising the expertise of CoR staff alongside research, 
technical analysis and the insights of local businesses and residents.  
To aid CoR’s decision-making, staff have prepared a desktop comparison, found 
below, between DPHI’s Rezoning Proposal and CoR’s Striking the Right Balance 
proposal. 
 



 

 

Table 1 - Comparison between DPHI proposal and CoR's Striking the Right Balance proposal. 

Will it… 
DPHI 

Rezoning 
Proposal 

DPHI commentary 
Striking the 

Right 
Balance 

Striking the Right Balance commentary 

Increase housing 
supply  Will likely deliver 8,100 new dwellings*  

Will likely deliver 38,026 new dwellings a 369% 
increase on the Rezoning Proposal. 

Increase 
employment 
opportunities  

Will likely lower the ratio of residents to 
workers (currently 0.7 workers to every 
resident in the Ryde LGA) as well as 
impact MPID’s contribution to Gross State 
Product. 

 

Will likely deliver space for 41,069 new jobs alongside 
the Ryde LGA’s existing 91,764 jobs. 
Likely sustain and grow MPID’s contribution to Gross 
State Product. 

Improve community 
wellbeing  

Will likely improve community wellbeing 
through increased access to community 
facilities and public open space.  

Will likely improve community wellbeing further than the 
DPHI proposal through increased access to community 
facilities and public open space across the Ryde LGA. 

Improve social 
cohesion  

Will likely improve social cohesion by 
providing diverse housing alongside 
spaces for people to socialise and 
congregate with different communities. 

 

Will likely improve social cohesion further than the 
DPHI proposal through increased access to spaces for 
people to socialise and congregate with a broader 
range of communities across the Ryde LGA. 

Improve access to 
essential services  

Will not result in new essential services 
(schools, hospitals, emergency services) 
being delivered.  

Will improve access to essential services (schools, 
hospitals, emergency services) across the Ryde LGA, 
particularly through improved connectivity to the Ryde 
Hospital in Eastwood. 

Deliver essential 
infrastructure  

Will result in significant increase of 
infrastructure (approx. $2B); however, 
with insufficient planning and funding 
alongside compromised infrastructure 
ratios for residents (that differ from 
infrastructure ratios for workers).  

 

Will result in increased provision of infrastructure 
across the Ryde LGA alongside better utilisation of 
essential infrastructure in areas such as Eastwood, 
West Ryde, and Meadowbank. Improved planning 
outcomes for the timely delivery of infrastructure as well 
as improved outcomes for long term maintenance and 
renewal. 

Enhance the built 
and natural 
environment  

Housing SEPP allows for compromised 
outcomes for residential BTR 
developments. 
Proposal improves public amenity for 
workers and residents. 

 

Collaboration could deliver BTR in a manner that 
delivers a better built form outcome comparable with 
BTS.  
Proposal will lead to public amenity improvements 
across the Ryde LGA as well as the enhancement of 
the City’s blue and green infrastructure.  

Increase productivity 
and economic 

diversity  

Proposal will likely reduce the economic 
diversity of MPID, increasing the 
economy’s exposure to economic shocks. 
Proposal will likely reduce spaces for 
employment, reducing MPID’s 
contribution to Gross State Product. 

 

Proposal will encourage economic diversification for 
MPID and the Ryde LGA, supporting small-scale 
advanced manufacturing, innovation (research and 
development), and the growth of start up companies.  
Proposal will likely see MPID and Ryde’s contribution to 
Gross State Product increase.  

*3,060 build-to-sell; 5,040 build-to-rent 
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14 RYDE CENTRAL - PROPOSED OPEN SPACE  

Report prepared by: Project Director 
       File No.: COR2023/42 - BP24/120  
 
REPORT SUMMARY 
 
The Ryde Central site has been the subject of many years of planning to re-establish 
Council’s civic and administrative presence on the site through development of a new 
administration and civic centre and enhanced community space. However, due to 
funding from the Ryde Central reserve being returned to the correct externally 
restricted reserves in accordance with the instructions of the Office of Local 
Government (OLG), Council at its meeting of 28 November 2023 resolved to defer the 
construction of any new civic building at this site until sufficient funding can be 
identified.  
At a subsequent Extraordinary Council meeting of 23rd January 2024, Council resolved 
that staff explore options in the interim for the use of the Ryde Central site for public 
open space. Further, Council resolved that the “filling of the hole” should occur in this 
financial year.  
Staff acknowledge that transforming the site for open space and recreational purposes 
will require filling of the existing excavation that resulted from demolition of the former 
Council building. It would likely also require a range of other civil and landscaping 
works, including retaining structures along the Devlin Street down ramp to Top Ryde 
City. 
The broad scope of works contemplated by the above resolution is likely to include the 
following activities: 
 excavation, removal, and disposal of all surface materials to prepare the site for 

filling and reshaping. This will be preceded by site contamination assessment to 
determine the nature and extent of the previously identified soil contamination, and 
appropriate remediation works to make site suitable for public recreation. 

 preparation of plans for the park to understand the depth of fill required and 
construction of a retaining structure along the Devlin Street down ramp to Top Ryde 
City. 

 importing certified clean fill material to fill the excavated areas, and provision of 
associated drainage and other underground civil infrastructure that would support 
a significantly sized park of approximately 1 hectare.   

 provision of public amenities including infrastructure such as electricity, lighting, and 
water. 

 provision of shared paths to improve access and mobility across the new open 
space. 

 provision of landscaping comprising shrubs and trees across the entire site, 
including historic photographs for improved interpretation of the history of the site. 

 renewal and upgrades to the existing car park to improve its condition and 
performance. 
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 installation of pedestrian safety fencing to address level drops along the boundary 

of the site, particularly along the Devlin Street frontage and to provide a safety 
barrier between the public carpark and traffic on Blaxland Road. 

In view of the scale and nature of the land filling activities, Council’s planning controls 
stipulates that proposed works will require development consent under the NSW 
Environmental Planning and Assessment Act 1979 (EP&A Act). Consequently, the 
Development Application (DA) pathway is the overarching approval framework for the 
works, which will also determine the broad timelines for planning, design, and 
construction processes. 
The following table provides a summary of the key project activities with corresponding 
timelines if Council was to undertake the above scope of works. 

Key project activity  Duration Estimated 
Finish Date 

1. Engage a head consultant for all necessary design and 
planning activities (prepare tender brief, advertise 
tenders, evaluate tenders, and secure CEO approval). 

3 months May 2024 

2. Undertake investigations and designs, consultations, 
develop remediation strategies, prepare Statement of 
Environmental Effects, and prepare Capital Expenditure 
Review. 

4 months Sept 2024 

3. DA & CC Process (lodge DA, advertisement, 
assessment and determination by Sydney North 
Planning Panel, and secure Construction Certificate). 

6 months  Mar 2025 

4. Engage contractor for site works (prepare tender brief, 
advertise tenders, evaluate tenders, and secure council 
approval). 

3 months Jun 2025 

5. Undertake remediation, civil and open space works 
required to deliver on Council’s resolution for the 
delivery of an appropriate park that would meet the 
community needs. 

6 months  Dec 2025 

 
In view of the significant estimated timeframes associated with these works, as detailed 
in the above table, this report seeks clarification from Council as to whether they want 
staff to continue with the project activities required to deliver a park, as the Council 
resolution of delivering the park by the end of the 2023-2024 financial year is not 
possible. Further to this, based on the detailed cost plan developed as part of the 50% 
Design for the Ryde Central Project by Quantity Surveyors, it has been estimated that 
to construct this park will be in the vicinity of $14 million.  
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RECOMMENDATION: 
 
That Council: 
 
(a) Receives and notes that the delivery of a park at the Ryde Central Site (1 Devlin 

St, Ryde), including the land filling required, cannot be undertaken within the 
2023-2024 financial year. 

 
(b) Receives and notes that the estimated cost to provide a park at the Ryde Central 

Site would be in the vicinity of $14 million.  
 
(c) Provides the CEO with direction as to whether staff continue with work to deliver 

a public park at the Ryde Central site, having noted the estimated timeframe and 
associated costs.  

 
ATTACHMENTS 
There are no attachments for this report. 
 
Report Prepared By: 
 
Raj Autar 
Project Director  
 
Report Approved By: 
 
Aneesh Zahra 
Chief Financial Officer  
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Discussion 
 
1. Background 
At the Extraordinary Council Meeting of 23 January 2024, Council considered a 
Mayoral Minute and resolved to: 

a) reaffirm its commitment to undertake the Ryde Central project when suitable 
funds are available through prudent financial management, that ensure Council 
remains fit for the future and there are no adverse impacts on the provision of 
Council services and programs to the community. 

b) reaffirm its commitment to retain public ownership of the site.  
c) explore options in the short term for the use of the 1 Devlin Street site for public 

open space, achieved by filling the excavated area within this financial year and 
report back to Council on what is required to provide designs, cost estimates 
and feasibility of the required works, including a funding strategy.  

d) investigate how historic photographs and images can be incorporated into the 
design, to acknowledge and create awareness of the iconic history of the Ryde 
Central site. 

This report outlines the critical steps that will be required for the investigations, designs, 
approvals, and delivery of the works covered by this resolution. The report also 
provides indicative timeframes for the various activities as well as preliminary costs. 
Council’s planning controls stipulates that the proposed land filling works (refer photo 
below) will require development consent under the NSW Environmental Planning and 
Assessment Act 1979 (EP&A Act).  
Consequently, the Development Application (DA) pathway is the overarching approval 
framework for the works, which will ultimately determine the broad timelines for the 
planning, design, procurement, and construction processes. This will include a range 
of investigations, studies, and designs to inform and facilitate the DA process, as well 
as a range of approvals and concurrences from state agencies in relation to site 
remediation and Capital Expenditure Review. 

 
   Figure 1 - Photo showing the basement of the former council building that is proposed to be filled. 
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1.1. Required scope of civil and landscaping works 
a) Site remediation 
The investigations undertaken to support previous design and development 
applications for the Ryde Central Project identified the presence of a range of 
contaminants within the site. The investigation report, prepared by Douglas Partners 
in May 2023, recommended the need for further detailed site assessments to 
determine the nature and full extent of all contamination. The contamination identified 
includes: 
 General Solid Waste - as can be seen in the aerial below, due to demolition 

activities, onsite material has been mixed with concrete, bricks, metal and other 
foreign material, which is not suitable for use on site. Referred to as General Solid 
Waste, this material will need to be excavated and disposed to a licensed facility. 
Further, while grass has re-established over the open space adjoining the carpark, 
the underlying material still contains demolition waste, which will require removal. 

 
Figure 2 - Aerial photo of Ryde Central dated 4 October 2021. 

 Hydrocarbons - hydrocarbons exceeding health screening criteria were found at 
certain locations, which will require further assessment to determine its extent and 
appropriate remediation strategy. These hydrocarbons in soils relate to past 
industrial activities and incomplete combustion of petroleum products. Due to its 
harmful health effects, government agencies regulate concentrations of 
hydrocarbons in air, water, and soil. 

 Asbestos - while asbestos in fill have not been identified in previous investigations, 
asbestos fragments have previously been found at the ground surface. The site 
history and presence of fragments of non-soil building debris (asphalt, ceramic, 
concrete, brick, metal, plastic, slag and terracotta) in the fill are both indicative of 
the potential of asbestos in the fill. As such, further detailed asbestos investigation 
is required to assess the presence of asbestos or to confirm that asbestos does not 
exist. 



 
 
 
 LATE Council Reports  Page 70 

 
ITEM 14 (continued) 

Agenda of the Council Meeting No. 4/24, dated Tuesday, 27 February 2024. 
 
 

 
The relevant extract from Douglas Partners Report is included as Appendix A. The 
photos below show typical condition and quality of material on site. 

  
Figure 3 - photos showing the presence of steel, bricks, plastics etc in soils. 

b) Onsite remediation and earthworks 
Once a suitable Remediation Action Plan has been developed and accepted by 
relevant Authorities, the first stage of the earthworks will entail remediation of the site 
to address the identified contaminants. The available strategies include onsite cap and 
contain or offsite disposal, with all options subject to approval by the NSW Environment 
Protection Authority (EPA). 
Following satisfactory completion and validation of the remediation works, site filling 
and regrading can commence to prepare the site for landscaping. 
c) Building and ancillary works 
Creating a fully functional open space for public recreation requires a range of 
supporting infrastructure for the safe enjoyment of the public space. The works will 
therefore need to include the provision of: 
 public amenities including public toilets and water filling stations 
 shade structures, lighting and signage 
 water and electricity 
 footpaths and shared paths 
 pedestrian safety fencing  
d) Landscaping works 
The landscaping works will involve using elements of the landscape designs 
undertaken as part of the design work for Ryde Central Project. Historic photographs 
will be used to improve interpretation of the history of this site. In view of the lack of 
any trees on site, shade structures will be required to provide cover during extreme 
weather conditions. 
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1.2. Design and approval process 
a) Consultants  
To facilitate effective delivery of proposed works, a range of specialist consultants will 
need to be appointed to undertake background studies, on-site investigations, develop 
designs, and for DA preparation and lodgement. Due to the estimated value of the 
required consulting services, this will very likely trigger a public tender process. 
b) DA process 
The DA will need to be assessed by an independent planner. As Council is the 
landowner and the cost of the development is likely to exceed $5 million, the DA will 
be determined by the Sydney North Planning Panel. 
c) Preliminary Business Case - Capital Expenditure Review 
The Office of Local Government requires that councils undertake a Capital Expenditure 
Review (CER) before committing to such major capital projects. The CER directions 
stipulate that before undertaking a capital expenditure project, a preliminary business 
case must be prepared to determine whether the proposal is necessary, consistent 
with council’s community strategic plan, delivery program and operational plans, offers 
value for money and that council has the capacity to deliver and maintain their current 
and future community services in the long term. It adds that council must demonstrate 
that its decision to carry out the capital expenditure is based on sound strategic and 
financial planning, supported by valid data and research; and that it reflects the views, 
priorities and objectives of the broader community. 
Consequently, following completion of designs and costings, a Preliminary Business 
Case will need to be prepared to inform the capital expenditure review. However, this 
review can be undertaken concurrently with the DA assessment process. The CER will 
not only reconfirm the need for this open space facility but will also assess its feasibility 
and identify funding strategies. 
d) Engage contractors for works. 
Following issue of Development Consent and Construction Certificate, and subject to 
a satisfactory Capital Expenditure Review and availability of required levels of funding, 
Council will then be able to initiate a public tender process for the civil and landscape 
works. 
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1.3. Indicative program 
The following table outlines the broad program of works. Appendix B shows further 
details around the development of the indicative program. 

Key project activity  Duration Estimated 
Finish 
Date 

1. Engage a head consultant for all necessary design and 
planning activities (prepare tender brief, advertise 
tenders, evaluate tenders, and secure CEO approval). 

3 months May 2024 

2. Undertake investigations and designs, consultations, 
develop remediation strategies, prepare Statement of 
Environmental Effects, and prepare Capital Expenditure 
Review. 

4 months Sept 2024 

3. DA & CC Process (lodge DA, advertisement, assessment 
and determination by Sydney North Planning Panel, and 
secure Construction Certificate). 

6 months 
(includes holiday 

period) 

Mar 2025 

4. Engage contractor for site works (prepare tender brief, 
advertise tenders, evaluate tenders, and secure council 
approval). 

3 months Jun 2025 

5. Undertake remediation, civil and open space works 
required to deliver on Council’s resolution for the delivery 
of an appropriate park that would meet the community 
needs. 

6 months  Dec 2025 

 
Financial Implications 
 
a) Preliminary estimated cost 
It is estimated that the proposed works are likely to cost approximately $14 million. This 
preliminary estimate is high level and indicative only as it is based on a range of 
assumptions and extrapolations including: 
 draft contamination assessment reports that have not quantified the full extent of 

contamination. 
 reference has been made to the 50% Design for the Ryde Central Project to 

determine broad areas for excavation and filling activities with no architectural or 
Quantity Surveyor (QS) input. 

 extrapolation of recent QS estimates based on the 50% Design to determine 
volumes and rates of earthworks, landscaping and associated ancillary items with 
no design or QS input. 

 assumptions about a range of matters such as car parking, fencing, etc. 
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b) Budget and funding 
There is currently no budget identified for the works proposed by Council. Should 
Council decide to proceed with the works, the financial impact of the works on Council’s 
Long Term Financial Plan and its financial sustainability will need to be assessed and 
reported to the Office of Local Government as part of the Capital Expenditure Review 
process. 
2. Discussion and conclusions 
As it can be seen from the foregoing discussions, transforming the Ryde Central Site 
into a public open space will take time and require significant investment of funds to 
address the many issues and constraints that have been identified. Further, since there 
is currently no funding for the proposed works, a clear business case needs to be 
established to justify the expenditure of any funds. 
 
  



 
 
 
 LATE Council Reports  Page 74 

 
ITEM 14 (continued) 

Agenda of the Council Meeting No. 4/24, dated Tuesday, 27 February 2024. 
 
 

 
Appendix A - Extract from Douglas Partners Remediation Action Plan - May 2023 
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Appendix B - Indicative Program  
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1 Council approval 
Project & funding approved

2 Engage Head Consultant
Prepare tender brief
Advertise tenders
Evaluate tenders & CEO approval
Appoint consultant

3 Undertake Investigations & Designs
Contamination Assessment & Report
Civilworks Design
Landscape Design
Prepare DA submission
Council approval
Community Engagement
CER - business case

4 DA Process
Lodge DA
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Assessment & reporting
Determination 

5 Construction Certificate
Finalise engineering plans
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Prepare tender brief
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Evaluate tenders
Council approval
Appoint contractor

7 Undertake site works
Site remediation
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Building works
Landscaping works

Prelminary Project ProgramProject Activity
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