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Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
 

1 DEFERRED REPORT:  PLANNING PROPOSAL - 2-14 TENNYSON ROAD, 
GLADESVILLE  

Report prepared by: Senior Strategic Planner 
       File No.: GRP/09/6/11 - BP18/329  
 

  
This report was deferred from the Council Meeting held on 24 July 2018. 
 
REPORT SUMMARY 
 
Council exhibited a Planning Proposal from 25 July to 29 September 2017 to amend 
the zone, Floor Space Ratio (FSR) and building height limit within the Ryde Local 
Environmental Plan 2014 (RLEP2014) as they apply to 2-12 and 14 Tennyson Road, 
Gladesville (“the site”) as follows: 
 

• Amend the Land Zoning Map to rezone  the site from IN2 Light Industrial to B4 
Mixed Use for both sites 
 

• Amend the Floor Space Ratio (FSR) Map to increase the FSR control for 2-12 
Tennyson Road Gladesville from 1:1 to 1.85:1 whilst maintaining  the existing 
FSR control for 14 Tennyson Road Gladesville at 1:1 

 
• Amend the Height of Buildings Map to:  
 

1. Increase the height controls for 2-12 Tennyson Road Gladesville to a 
maximum RL 66.60 (approx. 7/8 storeys) and 

2. Increase the Height controls for 14 Tennyson Road Gladesville to a 
maximum RL 50.04 (3/4 storeys). 

 
The Planning Proposal was submitted in 2013 by Darcsol Pty Ltd with the objective of 
building a mixed use development on the site.   
 
Council considered a report on the Planning Proposal on 25 February 2014 and 
resolved to not to seek a Gateway Determination due to adverse traffic and amenity 
issues as well as its inconsistency with State and Council planning strategies. The 
proponent then applied to the NSW Department of Planning and Environment for a 
Rezoning Review. 
 
The Department made an initial Gateway Determination on 21 April 2016 allowing the 
Proposal to proceed to the next stage of the process, subject to conditions. The 
Gateway Determination was later amended by the Department on 11 May 2017 to 
clarify and revise conditions addressing the maximum FSRs, maximum heights, and 
to address strategic inconsistencies with strategies such as the draft North District 
Plan (subsequently finalised). The Planning Proposal was required to be updated in 
accordance with the Gateway Determination and submitted to the Department for 
approval prior to exhibition. This occurred. 
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This report outlines the history of the changes to the Proposal, the public exhibition 
processes, the submissions received and provides responses. A total of 559 
submissions from individuals in the community were received during the exhibition 
period. They included 81 individual submissions and 478 form letters. In summary 
over 90% of submissions cited traffic and parking as a concern while 44% of 
submissions cited building height and 47% amenity impacts as concerns. 
 
As a result, this report concludes that Council should not support the Planning 
Proposal due to its significant adverse social and environmental impacts.  These 
include a significant loss of employment land and a loss of existing residential 
amenity by overlooking, overshadowing, and increased traffic congestion. 
 
The recommendation of the report is that Council, as the relevant Planning Authority, 
not support the finalisation of the Planning Proposal and request the Minister and 
Greater Sydney Commission to determine that the matter not proceed.  
 
RECOMMENDATION: 
 
(a) That Council determines that the Planning Proposal in its current form is not an 

appropriate outcome on the site for the following reasons: 
 
1. Inconsistency with the Greater Sydney Region Plan: A Metropolis of Three 

Cities and specifically Objective No.23 which states: “Industrial and urban 
services land is planned, retained and managed”. 
 

2. Inconsistency with the Greater Sydney North District Plan’s requirements 
for the retention of industrial lands. 

 
3. Inconsistency with the Ryde Local Planning Strategy 2010 which directs 

the protection of employment opportunities and specifically the existing 
Gladesville light industrial zones. 

 
4. Inconsistency with the Section 117 Minister’s Directions 1.1 and 7.1. In 

particular, the proposal is not consistent with the North District Plan which 
specifically identifies the need to retain and manage industrial land. 

 
5. The scale, height and density of the development is incompatible with the 

surrounding low density residential development and will result in a 
significant loss of amenity to existing residents through reduced privacy, 
over shadowing of private space, increased noise and increased traffic 
congestion. 

 
6. Traffic generation from the development will create an unacceptable level 

of service (congestion) at the Tennyson Road/Victoria Road intersection 
and significantly increase queues across upstream intersections on 
Victoria Road; and 
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7. The owner of 14 Tennyson Road objects to the Planning Proposal in its 

current form; and  
 
(b) That Council does not support the finalisation of the Planning Proposal for the 

land described as 2-14 Tennyson Road, Gladesville;  
 

(c) That Council request the Minister and Greater Sydney Commission to 
determine that the matter not proceed to the preparation of a Local 
Environmental Plan; and  

 
(d) That Council notify all community members who made a submission on the 

planning proposal of its decision. 
 
 
ATTACHMENTS 
1  Planning Proposal 2-14 Tennyson Road, Gladesville – 8 June 2017 – 

CIRCULATED UNDER SEPARATE COVER 
 

2 Gateway Determination – 21 April 2016  
3  Gateway Determination Alteration – 11 May 2017  
4  Comunity Submissions and Responses Table  
5  Department of Education Submission  
6  Ausgrid Submission  
7  Office of Environment and Heritage Submission  
8  Transport for NSW Submission  
9  Roads and Maritime Services Submission  
10  State Member Anthony Roberts MP Submission  
11  W Latham Pty Ltd Owner Submission  
12  Traffic Study Peer Review  
  
Report Prepared By: 
 
Terry Agar  
Senior Strategic Planner  
 
Report Approved By: 
 
Lexie Macdonald 
Senior Coordinator - Strategic Planning 
 
Dyalan Govender 
Manager - Urban Strategy 
 
Liz Coad 
Director - City Planning and Environment  
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Background 
 
The current Planning Proposal (the Proposal) seeks to amend the zone, floor space 
ratio (FSR) and building height limit within the Ryde Local Environmental Plan 2014 
(RLEP2014) as they apply to 2-12 and 14 Tennyson Road, Gladesville (the Site). The 
Proposal (Attachment 1) - CIRCULATED UNDER SEPARATE COVER - was 
submitted by Darcsol Pty Ltd with the objective of building a mixed use development 
on the combined 23,730m2 site (Figure 1). 
 
Figure 1: Aerial photograph showing the location of the Planning Proposal site 
hatched in red. 
 

 
 
Council is the Relevant Planning Authority for this planning proposal, but has not 
been given delegation by the Department of Planning and Environment as delegate 
of the Greater Sydney Commission to make the Plan.  Therefore, Council must 
forward its recommendation to the Greater Sydney Commission for determination as 
to whether the plan should be made under Section 3.36 of the Environmental 
Planning and Assessment Act 1979 (the Act).  
 
Plan-Making Process 
 
The plan-making process can be outlined as follows: 
  
1.  Planning proposal – this is an explanation of the effect of and justification for the 

proposed plan to change the planning provisions of a site or area which is 
prepared by a proponent or the relevant planning authority such as Council.  
The relevant planning authority decides whether or not to proceed at this stage.  
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2.  Gateway – determination by the Minister for Planning or delegate if the planning 
proposal should proceed, and under what conditions it will proceed.  This step is 
made prior to, and informs the community consultation process. 

 
3.  Community Consultation – the proposal is publicly exhibited (generally low 

impact proposals for 14 days, others for 28 days). 
 
4.  Assessment – the relevant planning authority considers public submissions. The 

relevant planning authority may decide to vary the proposal or not to proceed.  
Where proposals are to proceed, it is Parliamentary Counsel which prepares a 
draft local environmental plan – the legal instrument. 

 
5.  Decision – the making of the plan by the Minister (or delegate). 
 
This proposal is currently at step 4 of the above outlined process. 
 
The Proposal has a long history with changes to the scale of the development and 
the conditions of the Gateway Determination leading to the exhibition of the final 
Proposal during August and September 2017. This report outlines the history of the 
changes of the Proposal, the public exhibition process and the submissions received. 
The report discusses the responses to the public submissions and concludes that 
Council should not support the Planning Proposal. The recommendation of the report 
is that Council resolve not to support the Planning Proposal due to its unsatisfactory 
environmental impacts, and that Council requests the Minister and the Greater 
Sydney Commission to determine that the matter not proceed.  
 
Site Description 
 
The land the subject of the Planning Proposal is known as 2-14 Tennyson Road 
Gladesville.  
 
The site comprises: 
 

• two separate land holdings (Site A & B) in an irregular shape comprising 
approximately 23,730m2 in area (Figure 2); and   

• a frontage of 142m to Tennyson Road.  
 
The site is located to the south of Victoria Road, approximately 100 metres south of 
the intersection of Tennyson Road and Victoria Road, Gladesville.   
 
The site is located towards the crest of a hillside falling away from Victoria Road. The 
site generally slopes from north to south. Site A is a former quarry site. The 
topography falls 5-15m towards the centre of the former quarry. (Extract Mecone 
pg.4-5, Attachment 1) 
 
Some vegetation exists on the site however due to the developed nature of the site it 
is located predominately along the perimeter of 2-12 Tennyson Road.  
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Figure 2:  The subject site showing site A and B (Source: Mecone - pg.4) 

 
 
The site contains:  
 

• 2-12 Tennyson Road – a brick and metal warehouse and office space at the 
centre of the quarry with a two storey brick rendered office building to the west 
of the warehouse along Tennyson Rd (Site A) 

 
• 14 Tennyson Road – a two storey brick building used as office and warehouse 

(Site B) 
 
Vehicular access to Site A is via a driveway along the southern boundary and to Site 
B via a driveway along the northern boundary (extract Mecone pg.5). 
 
Table 1: Site Description 

Existing  Property 
Address  

Legal 
Description  Site Area  

Site A  

Industrial 
warehouse, 
Office Space,  
Access road  

2-12 
Tennyson Lot 2 DP 549570 14,415m2  

Site B Office/ 
Warehouse 14 Tennyson Lot 1 DP 549570  9, 314m2  

TOTAL:  23,729m2  
(source Ryde Maps) 
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Site A and Site B are under separate ownership and as such could be developed 
separately. 
 
Context 
 
The immediate north and north-east of the site is characterised by large 
commercial/industrial buildings. This development contains office and warehouse 
facilities, with its main frontage to Victoria Road and vehicular from Tennyson Road 
to the north of the site. 
  
The land to the east, west and south of the site is characterised by low density 1-2 
storey residential uses. 
 
Original Planning Proposal   
 
The applicant submitted a Planning Proposal for the subject site on 15 October 2013.  
At that time, the Proposal consisted of the elements outlined in Table 2. 
 
Table 2: A description of the elements of the Planning Proposal on each part of 
the site. 
 
ELEMENT 2-12 Tennyson (Site A) 14 Tennyson (Site B) 
Proposed Land 
Use  

 Residential Flat Building 269 
units 

 Retail/Commercial floor 
space 5,800m2 (inclusive of 
approx. 4,000m2 
Supermarket)  

 Child care centre 
 Car parking spaces  560  

 Seniors Living dwellings – 
135 dwellings and assisted 
living facilities of 3,300m2 

 400m2 of retail/commercial 
 Car parking spaces 123 

(Mecone PP App 2 – 6.12) 

Proposed Floor 
Space 
 

36,000m2 
(based on site area)  

13,970m2 
(based on site area)  

FSR 2.5:1 1.5:1 
Proposed 
Building 
Heights 

30.5m - 37m 
6-8 storeys above finished 
ground level 

12m - 21.5m (setback area 
9.5m) 
4-6 storeys above finished 
ground level 
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The proponent’s original preferred urban form for the Proposal is illustrated in Figure 
3. 
 
Figure 3:  The proponent’s original preferred urban form model showing the 
disposition of the buildings, private open space and buffer to the existing 
residential area. 
 

 
 
Council considered a report on the Planning Proposal on 25 February 2014 and 
resolved to not to seek a Gateway Determination due to adverse traffic and amenity 
issues, as well as inconsistencies with State and Council planning strategies. The 
proponent then applied to the NSW Department of Planning and Environment for a 
Gateway Determination Review. 
 
Gateway Determination 
 
The Department made a Gateway Determination on 21 April 2016 with conditions 
(Attachment 2) for the amendment of the RLEP 2014 for the subject site by changing 
the zone of the land from IN2 Light Industrial to B4 Mixed Use and increasing the 
maximum floor space ratio and maximum building height.   
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Condition 1 stated that: 
 
“Prior to community consultation, the planning proposal is to be updated to: 

(a) apply a maximum floor space ratio of 1.5:1 across the whole site; 
(b) amend the maximum building heights in metres to be consistent with 5-6 

storeys and 2-3 storey adjoining low density residential areas;  
(c) address the inconsistency with Section 117 Direction 1.1 Business and 

Industrial Zones 
(d) demonstrate consistency with a Plan for Growing Sydney; and  
(e) include maps prepared to the standards identified in Standard Technical 

Requirements for Spatial datasets and Maps (Department of Planning and 
Environment 2015).” 

 
Condition 2 Stated that: 
 
“Prior to public exhibition, the updated planning proposal must be provided to the 
Department of Planning and Environment for review and approval.” 
 
The Proposal did not immediately proceed to exhibition following the Department’s 
Gateway Determination. Further discussions ensued between the Department, the 
proponent and officers of Council, to clarify how the conditions of the Gateway 
Determination were to be satisfied. In particular, greater detail was sought with 
respect to the heights and FSRs proposed and precisely how they were proposed to 
apply across the site.  
 
Gateway Determination Alteration 
 
The Department subsequently issued an alteration to the Gateway Determination on 
11 May 2017 (Attachment 3) with the following key change to Condition 1: 
 
“Prior to community consultation, the planning proposal is to be updated to: 

(f) apply a maximum floor space ratio of 1.85:1 at 2-12 Tennyson Road and 1:1 
at 14 Tennyson Road; 

(g) apply a maximum building height of RL 66.60 at 2-12 Tennyson Road and RL 
50.04 at 14 Tennyson Road; 

(h) address the inconsistency with Section 117 Direction 1.1 Business and 
Industrial Zones 

(i) demonstrate consistency with a Plan for Growing Sydney and the draft North 
District Plan; and  

(j) include maps prepared to the standards identified in Standard Technical 
Requirements for Spatial datasets and Maps (Department of Planning and 
Environment 2015).” 
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While the proposed change of zone has remained constant since the lodgement of 
the Planning Proposal application (i.e. change from IN2 Light Industry to B4 Mixed 
Use), the FSR and height planning controls have varied over time (Table 3). 
 
Table 3: A comparison of changes to FSR and Height planning standards 
during the progression of the Planning Proposal. 
 
Site 2-12 Tennyson Rd (Site A) 14 Tennyson Rd (Site B) 
Milestone 15/10/13 

Original PP 
 

26/4/16 
Gateway 
Determination 

11/5/17 
Gateway  
Modification 

15/10/13 
Original PP 
 

26/4/16 
Gateway 
Determination 

11/5/17 
Gateway 
Modification 

FSR 2.5:1 1.5:1 1.85:1 1.5:1 1.5:1 1:1 

Height 
30.5-37m  
(6-8 storeys) 

No quantum 
(5-6 storeys) 

RL 66.6m 
(33.6m) 
(9-10 
storeys) 

12-21.5m  
(4-6 storeys) 

No quantum 
(2-3 storeys) 

RL 50.04m 
(13.54m) 
(4 storeys) 

 
 
Current Planning Proposal  
 
An updated Planning Proposal responding to the requirements for public exhibition 
was submitted to Council in June 2017.  In addition to the amendments to the height 
and FSR, the Urban Design Report provided with the updated Proposal indicates that 
approximately 389 dwellings are envisioned on the site (the original February 2014 
Proposal envisaged 404 dwellings). However, the commercial uses envisioned on the 
site remain unclear as the proposed commercial floor space area is inconsistent 
throughout the document (Table 4).  
 
 
Table 4: Commercial floor space areas reported in the Traffic Impact 
Assessment report appended to the Planning Proposal. 
 
Report Section Commercial Gross Floor Area 
Section 4.1 Site A: 1,389m2 

Site B: 685m2 
Total: 2,074m2 

Section 5, Table 4 Site A: 1,508m2 
Site B: 685m2 
Total: 2,193m2 

Section 6.1, Table 5 Total: 2,355m2 
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The current proposal description is less certain than that originally proposed.  There 
is far less detail than what was described in the original proposal (Table 1).  Whilst 
the number of units is similar (about 390 total) the documentation around 
commercial, retail and community uses is not clear. In the Urban Design Report that 
accompanied the Proposal, there are calculations of floor space for a combined retail 
and car parking category and a residential and community category for 2-12 
Tennyson Road. There is no reference to a retail category for 14 Tennyson Road 
despite floor plans and sections showing retail floor space. In the Traffic Impact 
Assessment, a commercial floor space of around 2,187m2 is used as the basis for 
calculating commercial trips generation for modelling purposes. 
 
 
Figure 4:  The proponent’s original scheme (top) and the preferred scheme 
(bottom) that was exhibited for public comment. 
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Exhibition Process 
 
In accordance with Condition 2 of the amended Gateway Determination, an updated 
planning proposal was provided to the Department of Planning and Environment for 
review and approval before the public exhibition of the Proposal. The Department 
advised on 11 July 2017 that the Proposal was suitable for exhibition.  
 
The Proposal had changed significantly since its initial submission (Figure 3) to 
Council in 2013.  The general form of the scheme that was exhibited for public 
comment is shown in Figure 4, together with the original scheme for comparison. 
 
Community Consultation regarding the Planning Proposal was carried out in 
accordance with legislative requirements and the gateway determination. Key dates 
and events of the community consultation are as follows:  
 

• Publicly exhibited for a period of 66 days from 25 July 2017 to the 29 
September 2017. Note that the exhibition period was extended from 25 
August to 29 September 2017. 

• An exhibition notice placed in the Northern District Times. 
• A copy of the Planning Proposal and all supporting material was available 

for public viewing online on Council’s website, City of Ryde Customer 
Service Centre, City of Ryde North Ryde Office and West Ryde Library. 

• Notification was sent to approximately 448 affected businesses and land 
owners within the surrounding area 
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All submissions received during the extended public exhibition are outlined in this 
report and a detailed table of issues raised in the submissions and responses to 
these issues is provided in Attachment 4.   
 
 
Community Submissions 
 
A total of 559 submissions from individuals in the community were received during 
the exhibition period. They included 81 individual submissions and 478 form letters.  
At Council’s meeting on 24 October 2017, 414 form letters were tabled and another 
64 were subsequently submitted.  A small percentage of the form letters (about 9%) 
did not provide a name or address (including submissions where this information was 
illegible).  Form letters without a name or address were not counted in accordance 
with the established practice, however the issues raised have been considered. The 
form letter objected to the Proposal on the grounds specified in Attachment 4 to this 
report. 
 
Submissions were received from the local State Member, The Hon, Mr Anthony 
Roberts MP and from Councillor Jordan Lane. The State Member’s submission is 
outlined separately below.  The issues raised in Councillor Lane’s submission are 
considered with the community submissions below. 
 
Of the 81 non-form letter submissions received, 75 objected to the proposal and 6 
offered conditional support subject to specific changes being made to the Proposal.  
The range of issues canvassed in the individual submissions are broadly categorised 
in Table 4: 
 
 
Table 4: Summary of the issues raised and expressed as the proportion of the 
individual public submissions received. 
 
Issue No. Times Cited in 

Submissions 
Percentage of Submissions 

Traffic 67 83% 
Parking 15 19% 
Height 36 44% 
Scale/Density 21 26% 
Amenity 38 47% 
TOTAL Submissions 81  
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Amenity, Scale and Height Concerns  
 
Intertwined with the concepts of amenity were cited reasons such as: the buildings 
within the Proposal are too high; out of scale with surrounding residential 
development; the land uses are too dense; the loss of privacy through the 
overlooking of private properties; over-shadowing of nearby properties; and noise 
(from business uses and traffic).  A majority of the submissions raised concerns over 
the change of general amenity in the locality and the loss of private property amenity.  
The term was often used without reference to the type of amenity that was being lost 
or compromised. In some submissions the amenity compromise was expressed as 
opposition to a change of character to the locality, or that the Proposal was 
inconsistent with the existing character of the locality.  The existing industrial 
buildings seem to have been accepted as part of the character or amenity of the 
area. There were no submissions expressing dissatisfaction with the existing 
industrial land uses in relation to amenity, the design of the current industrial 
buildings, or existing overshadowing impacts.  
 
Traffic and Car Parking Concerns  
 
Over 90% of the submissions cited traffic congestion as a concern.  The submissions 
described existing congestion conditions in the locality of the Proposal and 
contended that the Proposal would exacerbate already excessive traffic volumes with 
the cumulative traffic effects generated by the approved Bunnings site and Child 
Care Centre in the vicinity.  Excessive queuing times at the Victoria Road/Tennyson 
Road intersection were specifically cited regularly in the submissions together with 
other intersection queuing concerns on the southern side of Victoria Road.  
 
Inadequate provision for public transport and the safety of pedestrians in the vicinity 
of the site was cited by a small number of submissions.  This seems to be in 
response to the envisaged increased in traffic congestion surrounding the 
development and at the Victoria/Tennyson Road intersection. 
 
On-street car parking concerns were cited in a significant minority of submissions. 
The influx of new residents into the locality and the likely increase in demand for on-
street parking throughout the day is of concern to the community. 
 
A small number of submissions cited noise as a reason for concern over the 
proposal.  Noise generated by additional vehicles queued for longer periods at the 
Victoria/Tennyson Road intersection and people accessing their vehicles parked in 
the surrounding streets were of concern. 
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Summary of Responses to Community Submissions 
 
Attachment 4 provides a table detailing the responses as they relate to each 
submission. 
 
Response to Amenity Impact Concerns 
 
As a general principal, the provision of a high quality amenity for existing and new 
residents is important for the long term ‘liveability’ of local neighbourhoods.     
 
The Proposal has attempted to scale down the building forms from about 9-10 
storeys next to the commercial building on Victoria Road to about 4 storeys on the 
southern part of the site next to the existing single storey residential area.  However, 
scaling of the height has not been sufficient to overcome the overlooking of the 
private space of the adjoining properties.  This could not be addressed at the 
development application stage without undesirable design outcomes that 
compromise the amenity of the new residents (such as high window sills, screened or 
opaque windows, no balconies facing low density residential).  
 
Associated with the problem of overlooking is the overshadowing of private space of 
the adjoining residents.  The overshadowing in mid-winter is confined mostly to the 
private outdoor space (backyards) and although the dwelling houses themselves 
receive reasonable levels of solar access during this time, overall it is a significant 
reduction of amenity for the residents of these homes.   
 
In its current form, the Proposal does not provide an acceptable balance between 
increased building height and resultant impacts on solar access, privacy and noise 
for existing residents.  A downward revision of the site’s building heights and floor 
space ratios, as well as the inclusion of an adequate buffer, would be required to 
assist in the harmonisation between the existing low density residential and the 
proposed higher density residential forms. 
 
The proposed increase in residents at this location will also result in increased 
demand for supporting services and open space in the locality.  This increased 
demand will exacerbate the compromised amenity outcomes on the site and impact 
on the ‘liveability’ of the locality for existing and new residents.   
 
Response to Traffic and Car Parking Concerns 
 
The generation of traffic by the Proposal and its impact on the road network and 
people living in the local area are major concerns that are reflected in the 
submissions by the community and State Government Agencies.  In response to 
these concerns, Council commissioned a peer review of the proponent’s traffic 
assessment that independently evaluated the traffic modelling and the traffic and 
transport impacts.  The review was undertaken by Bitzios Consulting Pty Ltd and 
their report may be found at Attachment 12. 
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The independent review found that the proponent’s traffic assessment was deficient 
in the following ways: 
 

• Traffic generation was underestimated; 
• The existing intersection layout, signal timing, and cycle time were not 

modelled correctly; 
• Upstream and downstream intersections were not modelled to ensure 

satisfactory lane capacity; 
• The unsatisfactory increase in queue impacts on Victoria Road (east) and 

Tennyson Road and their upstream propagation was not reported; and 
• An assessment of the queue impact south along Tennyson Road was not 

undertaken.  
 
Further traffic modelling was undertaken in the review to understand the cumulative 
impact of the Proposal and known future nearby developments on Victoria Road and 
its intersection with Tennyson Road. The modelling showed that: 
 

• Construction of the Bunnings complex and the Proposal will significantly 
increase queues across upstream intersections on Victoria Road; and 

• Future upgrades of the Ryde Aquatic Leisure Centre will result in 
unacceptable intersection performance, with primarily the Tennyson Road 
intersection providing an unacceptable level of service and resulting in long 
queues. 

 
Recommendations for ameliorating the traffic impacts of the Proposal included the 
widening of Victoria Road for additional turning lanes to enter and exit Tennyson 
Road and pursuing alternative development types currently permissible under the IN2 
Light Industry zone that would have a lower traffic generation. 
 
Traffic congestion has been generally increasing over time as a result of residential 
infill development in the local area south of Victoria Road and growth generally in the 
Sydney metropolitan region. The Proposal will add significantly to congestion at 
intersections with Victoria Road and particularly at the Victoria/Tennyson Roads 
intersection.  The intersection performance expected to deteriorate to unacceptable 
levels of service without additional widening of Victoria Road for additional turning 
lanes to and from Tennyson Road.   
 
The information before Council indicates that traffic congestion in the locality will be 
increased by the Proposal and will, over a relatively short time, reach unacceptable 
levels that are detrimental to the community in terms of access to other places and 
general amenity.  It is also likely that bus services along Victoria and Tennyson 
Roads will also be adversely impacted by the proposal.  In summary, the liveability of 
the local area will be severely compromised by traffic congestion on Victoria Road 
and Tennyson Road if the Proposal proceeds. 
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Consultation with External Organisations and Government Agencies 
 
Five submissions were received from the following public entities: 
 
1. NSW Department of Education 
 
The Department advised that it had not included the Proposal site in its enrolment 
growth projections (Attachment 5).  It noted that the 390 residential units proposed 
would likely generate the need for an additional class room at the Gladesville Public 
school. 
 
2. Ausgrid 
 
The Company did not advise that there was any limitation to the supply of electricity 
to the subject site, but requested that relevant enquiries be made to it to confirm 
availability, site constraints, and whether an onsite substation will be required 
(Attachment 6).  It advised that there is an existing substation on the site and 
underground cables in Tennyson Road that need to be taken into account in the 
design at the DA Application stage. 
 
3. The Office of Environment and Heritage 
 
The OEH advised that at this stage it did not wish to provide advice or comments on 
the Proposal (Attachment 7). 
 
4. Transport for NSW 
 
TfNSW believes that the traffic generation has been under estimated by the 
proponent as the information provided with the Proposal assumed higher levels of 
public transport accessibility than those available to the subject site (Attachment 8).  
As a consequence, TfNSW requested that the modelling be re-done with its 
suggested changes as it believes that the Proposal has the potential to impact on 
general traffic and bus operations on Victoria Road.  The proponent’s traffic report 
was also considered to be deficient in the assessment of the likely public transport 
walking and cycling trips generated by any future development. 
 
5. Roads and Maritime Services 

The RMS advised that it had no objection, in principle, subject to additional analysis 
being done to address several concerns (Attachment 9).  Among these it believes 
that the traffic generation rate in the modelling has underestimated the traffic 
generation given the site is only serviced by buses.  It recommended that the 
modelling should be based on surveyed areas with similar lower levels of public bus 
transport availability. 
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An assessment of the increased demand generated by the Proposal and its 
anticipated mode share profile was also requested.  
 
The traffic modelling was requested to be reviewed taking into consideration the 
following matters: 
 

• The effect of a “fourth leg” at the at the Tennyson/Victoria Road intersection to 
accommodate the proposed hardware and bulky goods area to the north of 
Victoria Road.  

• Intersection improvements needed in response to increased pedestrian 
demand from the site to other local people attractors 

• Clarification of the traffic count data used in the modelling and ensuring that 
the latest data is used. 

• Using the actual 106 seconds traffic signal cycle length instead of the stated 
145 to improve the modelling 

 
The Hon. Anthony Roberts MP, Member for Lane Cove Submission  
 
The Hon. Anthony Roberts MP, made a submission in his capacity as the State 
Member for Lane Cove (Attachment 10). The submission raised concerns in relation 
to the adverse impacts of the Proposal associated with its density, potential traffic 
impacts and it being “out of character with the surrounding locality”.  In addition, the 
submission noted that since the Proposal is not within walking distance of major retail 
services and transport interchanges, significant additional car movements will be 
generated.  
 
The submission suggested that that the proponent should be required to amend their 
plans to meet the expectations of the Council and the community. 
 
JPW Planning Pty Ltd Submission 
 
A submission on behalf of the owner of 14 Tennyson Road, Latham & Co, by JPW 
Planning Pty Ltd was received (Attachment 11).  The submission states that the 
Proposal was submitted without consultation with of the consent of Latham & Co.  
The submission requested that their site be exempted from the Proposal.  Despite 
requesting the removal of their property from the Proposal, they provide an extensive 
detailed submission, stating that there are planning inconsistencies, procedural 
issues, and an outcome favouring 2-12 Tennyson Road over 14 Tennyson Road. 
The matters raised, in summary, are: 
 

• The DPE did not give approval to exhibit the proposal; 
• The proposed FSR & Height controls on their site disadvantage Latham’s site; 
• The Proposal’s documentation is inadequate as it does not enable Council to 

do a detailed assessment using SEPP 65 and the Apartment Design 
Guidelines (ADG);  
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• The building heights & FSR’s have been wrongly assigned by the DPE & 

Council because the design assumes both sites will be developed together;  
• The DPE’s urban design analysis for the Sydney East Joint Regional Planning 

Panel proposed urban form options that did not comply with the ADG and 
resulted in reduced Heights & FSR’s for the Gateway Determination;  

• Council only exhibited a contamination report for 14 Tennyson Road and that 
report referred to information on a report for 2-14 Tennyson Road that was not 
exhibited.  The 14 Tennyson Road report does not satisfy the requirements of 
SEPP 55 because a phase 2 Detailed Investigation Environmental Site 
Assessment report was not prepared with site sampling; and 

• Contends that 14 Tennyson road has the potential to support mixed use 
development with an FSR of 2:1 & a building height of RL 63.9m. 

 
Response to 14 Tennyson Road Owner Submission 
 
While the objection of the owner of 14 Tennyson Road is noted, under the Act, the 
Relevant Planning Authority may prepare and proceed with a planning proposal 
without the consent of the land owners. 
 
In regard to the detailed matters outlined in their submission, a response has been 
provided in the attached submissions summary (Attachment 4).  In reference to their 
concerns about process and dissatisfaction with the proposed planning controls, it 
should be emphasised that Council determined not to support the Proposal on 25 
February 2014.  In response, the proponent pursued a Gateway Determination 
Review with the Department of Planning and Environment who confirmed the details 
of the height and floor space planning controls to be exhibited. Council’s longstanding 
view that the proposed B4 Mixed Use Zoning is inappropriate for the site and 
therefore, the controls proposed are not supported.  
 
Under the provisions of State Environmental Planning Policy, No. 55 - Remediation of 
Land where, a change of land-use is proposed, a planning authority must consider 
whether the land is contaminated. If the land is contaminated the planning authority 
must be satisfied that the land can and will be remediated before the land is used for 
the proposed purpose. In conclusion, Council’s position that the change of land use is 
inappropriate is particularly relevant to the issue of land contamination.  
 
Notwithstanding, if the owner believes that its interests have not been satisfied at the 
end of the current Planning Proposal statutory process, the owner will have the 
opportunity to provide input into Council’s imminent Local Planning Strategy and 
Local Environmental Plan Review.  
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Other Planning Matters 
 
The Proposal seeks to rezone the 2.37 Ha parcel of land from IN2 Light Industrial to 
B4 Mixed Use which will result in less land being available in the City of Ryde for the 
provision of products, services and employment that are important to the Ryde 
community and local economy. The City of Ryde contains on 35.32 Ha of IN2 Light 
Industrial zoned land.  The land area of the subject represents a significant loss of 
IN2 Light Industrial land (6.7%).   
 
The State Government requires that the planning for the Ryde LGA should be in 
accordance with the Greater Sydney Region Plan: A Metropolis of Three Cities 
prepared by the Greater Sydney Commission. The loss of industrial land that is 
proposed is inconsistent with the Greater Western Sydney Plan’s Objective No.23 
which states: “Industrial and urban services land is planned, retained and managed”.  
Importantly, the Plan specifically identifies the Ryde LGA for the retention and 
ongoing management of industrial land. 
 
To ensure the achievement of the Greater Sydney Region Plan, the Minister for 
Planning has issued directions under Section 117 of the Environmental Planning and 
Assessment Act 1979 that must be followed when a Local Environmental Plan is 
prepared. In its current form the Proposal is inconsistent with Directions 1.1 and 7.1.  
Under Direction 1.1 the Proposal must be in accordance with the North District Plan 
unless any inconsistency has been justified by a strategy approved by the Secretary 
of the Department or study which meets the objective of the direction. The North 
District has the lowest level of industrial and services land in Greater Sydney; these 
lands are critical for the function of the metropolitan area and its economy. No 
strategy to support any inconsistency with Direction 1.1 has been submitted to 
Council for consideration.  
 
Under Direction 7.1 the Secretary of the Department must agree that the 
inconsistency of the proposal is of minor significance and achieves the overall intent 
of the Greater Sydney Region Plan: A Metropolis of Three Cities. The Secretary has 
not agreed to any inconsistency with Direction 7.1. In the opinion of Council’s officers, 
neither of these Ministerial Directions has been satisfied to warrant support for 
changing the site’s zone from IN2 Light Industry to B4 Mixed Use 
 
Council’s Ryde Local Planning Strategy 2010 was prepared, in part, to identify 
mechanisms to maintain viable employment areas in the City. It also provides a local 
planning context to support the Ryde LEP2014. The Strategy found that there is a 
need to retain the industrial zoned land as it provides local services to local people, 
affordable space for emerging businesses and support services to the town centres.  
A specific action in the Strategy to retain the existing industrial zones in Gladesville 
commits Council to the protection of employment opportunities, such as these 
located on the subject site. 
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It is further noted that zone changes in RLEP 2014 provided additional housing 
supply opportunities along the Victoria Road corridor in Gladesville. Council remains 
well placed in terms of housing supply and capacity of existing zoned medium density 
zoned land in Gladesville, and there is no current need for additional housing supply 
to be delivered at this location.  
 
The proponent’s economic impact study which supports their Proposal highlights the 
importance of the retention of light industrial zoned land in Ryde for the local 
economy.  The study confirmed that existing industrial employment on the site will be 
replaced by commercial and retail employment.  A significant number of these jobs 
were assumed to be home based within the residential component of the 
development.  It was estimated that the net number of jobs on the site will increase 
from the 73 currently on the site, to 96 throughout the new mixed use development.  
Despite the net increase in the number of jobs on the site, the Industry Value Added 
outputs to the economy will decrease from $10.1m to $7.8m per annum as a result of 
the loss of on-site manufacturing businesses.  This confirms the importance of 
retaining the IN2 Light Industry zone on the site for the maintenance of local 
economic development.  
 
Conclusions 
 
The Planning Proposal for 2-14 Tennyson Road has been exhibited in accordance 
with the Gateway Determination and conditions. The exhibition received 559 public 
submissions, including one from one of the site’s property owners and five from 
public agencies. The Proposal elicited widespread opposition from the local 
community indicating a preference for the current land uses to remain or a residential 
development that is significantly reduced in scale, density and height. In its current 
form, the community believes that the Proposal’s negative impacts on privacy, 
overshadowing, traffic congestion, noise and general changes to their local amenity 
are too great.    
 
Traffic generation from the Proposal will, over a relatively short time, reach 
unacceptable levels that are detrimental to the community in terms of reduced 
connectivity and reduced general amenity due to congestion on Victoria Road and 
Tennyson Road. It is also likely that bus services along Victoria and Tennyson Roads 
will also be adversely impacted by the proposal and the subsequent reduction in 
performance to the local network.   
 
Significantly, a loss of industrial land will also occur if the Proposal proceeds.  The 
opportunity for the site to provide local services to the community, affordable space 
for emerging businesses and support services to the town centres will be lost. The 
loss of existing manufacturing businesses on the site would also result in a significant 
decrease in outputs to the local economy. This would be in direct opposition to the 
relevant objectives of the district and regional plans and Council’s Local Planning 
Strategy. 
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In view of the issues documented in this report, including the strong and widespread 
community objection and concerns; unacceptable traffic and transport outcomes; and 
the loss of viable light industrial land, it would not be in the public interest for Council 
to support the Planning Proposal.  
 
Financial Implications 
 
Adoption of the recommendations outlined in this report will have no financial impact 
on Council’s budget. 
 
Options 
 
Option 1: That Council resolves not to support the planning proposal.  
 
This is the preferred option.  The outcome would be that the land retains its IN2 Light 
Industry Zone, 1:1 FSR and 10m height limit and would not permit the construction of 
mixed use buildings. Accordingly, the preferred option is not to support the 
finalisation of the Planning Proposal process and maintain the provision of viable 
industrial land within the City of Ryde. 
 
Option 2: That Council resolves to support the planning proposal.  
 
This option and would result in the preparation of a LEP by the Department of 
Planning and Environment that will change the land’s zone from IN2 Light Industry to 
B4 Mixed Use and permit greater FSRs and heights over the subject site, as detailed 
in Table 1 of the report. This is not the preferred option as detailed in this report.   
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ITEM 1 (continued) ATTACHMENT 5 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
 

 



  
 

Council Reports  Page 57 
 
ITEM 1 (continued) ATTACHMENT 6 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 6 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 7 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 9 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
 

 
  



  
 

Council Reports  Page 63 
 
ITEM 1 (continued) ATTACHMENT 9 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 9 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
 

 
  



  
 

Council Reports  Page 92 
 
ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
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ITEM 1 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 9/18, dated Tuesday 14 August 
2018. 
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