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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

1 EXECUTIVE SUMMARY REPORT - PLANNING PROPOSAL AND 
VOLUNTARY PLANNING AGREEMENT FROM MERITON - 112 TALAVERA 
ROAD, MACQUARIE PARK  

Report prepared by: Director - City Planning and Environment 
       File No.: GRP/09/6/11 - BP18/1314  
 

 
REPORT SUMMARY 
 
This report has been prepared to provide an overview of the following two reports on 
the Planning Proposal and the Voluntary Planning Agreement submitted by Meriton 
at 112 Talavera Road, Macquarie Park. 
 
It also seeks to address key questions raised by Councillors and advises of a 
proposed variation to the Planning Proposal to reduce height. 
 
Under Clause 3.35 of the Environmental Planning and Assessment Act Council can 
vary a Planning Proposal at this stage in the process and recommend it proceed on 
that basis. 
 

 
            Current Planning Controls – Permitted Development 
 
The compliant scheme consists of six tower blocks arranged around a central 
communal open space. Towers range from 12 to 28 storeys, with taller towers 
creating a wall of development fronting Talavera Road, as per LEP height controls. 
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ITEM 1 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 

 
          Revised Planning Controls – Variation proposed 
 
Massing east of the central green space is redistributed to three 42-storey towers and 
a 13 storey building attached to the southern tower.  
 
 
RECOMMENDATION: 
 
That the Executive Summary Report prepared by the Director - City Planning and 
Environment on the Planning Proposal and the Voluntary Planning Agreement at 112 
Talavera Road, Macquarie Park be noted. 
 
 
ATTACHMENTS 
1  Revised Proposal by Meriton - 112 Talavera Road, Macquarie Park - 26 

November 2018 
 

  
Report Prepared and Approved By: 
 
Liz Coad 
Director - City Planning and Environment  
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ITEM 1 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
A. The Planning Proposal Process 
 

- The City of Ryde Council has not made a decision to support the Planning 
Proposal by Meriton at 112 Talavera Road, Macquarie Park. 

 
- The initial Gateway Determination was issued by the Department of Planning 

and Environment (as a delegate of the Greater Sydney Commission) on 7 
March 2018. 

 
- The Gateway Determination required matters to be resolved before the 

community exhibition including consultation with the Civil Aviation Safety 
Authority (CASA) and Roads and Maritime Services (RMS). This fact lead to 
the delay in the timing of the exhibition for approximately 7 months. 

 
- The Planning Proposal is now at Stage 4 (of 5) in the plan making process 

known as – Post exhibition review 
 
- City of Ryde Council is required to consider the public submissions and 

recommend whether the Planning Proposal proceeds, to vary the proposal or 
not to proceed (Clause 3.35 of the Environmental Planning and Assessment 
Act allows for Council to vary a proposal). 

 
- The final decision on the making of the plan is by the Greater Sydney 

Commission currently. With the imminent implementation of an amendment to 
Greater Sydney Commission Act (Act 66, 2018). This delegation will transfer to 
the Minister for Planning. 

 
B. The Planning Proposal and variation proposed to address height 

 
- The exhibited proposal includes a maximum height of RL243 or approximately 

63 storeys. 
 
- Following the various media campaigns including on social media prior to and 

during the official community exhibition I have been in dialogue with 
representatives of Meriton. 

 
- A variation to the Planning Proposal has been negotiated to address concerns 

related to height. The maximum height has been reduced from RL243 to 
RL185 or approximately 42 storeys. There will be no change to floor space or 
yield or the Voluntary Planning Agreement (Meriton submission – 
ATTACHMENT 1). 

 
- Council can at Stage 4 of the planning making process accept a variation and 

recommend on that basis the plan proceed. 
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ITEM 1 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
- The subject site is already zoned for high density residential development that 

would yield approximately 900 apartments. The Planning Proposal would 
increase this by approximately 360 apartments (final numbers determined at 
Development Application stage depending on size). 

 
- In regard to traffic concerns following detailed consultation with the RMS they 

have raised no objections to the plan proceeding subject to parking being 
capped at 1081 spaces which will be dealt with at the subsequent 
development application stages should the plan proceed. A Development 
Control Plan will be prepared by Council staff and reported to Council should 
the plan proceed. 

 
- Further the RMS has agreed in principle to direct access left in only to the 

Herring Road/M2 westbound on ramp. 
 
C. The Voluntary Planning Agreement (VPA) 

 
- A VPA is a legitimate developer contributions system under the Environmental 

Planning and Assessment Act for developers to voluntarily offer planning 
authorities to provide infrastructure for the local community or cash payments 
to go towards community infrastructure in conjunction with a review of 
planning controls or with a development application. 

 
- Following City of Ryde Council’s support of the initial offer for a VPA and as 

delegated to staff months of negotiation have taken place since late 2017. 
 
- City of Ryde has obtained expert opinion from Hill PDA and Lindsay Taylor 

Lawyers to support staff in the negotiations, assessment and 
recommendations around the VPA. 
 
The exhibited VPA proposes the following public benefits in summary: 
 
• Dedication in Stratum of approximately 27 Affordable Housing Apartments 

to Council, being 7% of the total uplift of Gross Floor Area as sought by 
the Planning Proposal 

 
• A Monetary Contribution to the value of $8,244,100 towards the 

construction of Stage 2 of Christie Park Upgrades by Council 
 
• Easement for public access over passive pedestrian link (open space) 

within the development 
 

This is valued at approximately $35 million dollars.  
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ITEM 1 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
In addition Meriton has confirmed a payment is required to the State 
Government of NSW of $12,528 million for State Infrastructure Projects 
(termed ‘satisfactory arrangements’) for the plan to proceed. 
 

- These figures do not include the standard developer contributions to also be 
paid to City of Ryde under our 7.11 Plan (formerly Section 94) valued 
conservatively at approximately $25 million which will be paid by Meriton and 
be indexed by CPI. 

 
- The combined costs of the VPA and payment for ‘satisfactory arrangements’ 

with the NSW State Government represent approximately 50% of Residual 
Land Value which is the industry standard for value capture from 
developments. Noting the residential market has softened since late 2017. 

 
Conclusion 
 

- Detailed assessment and recommendations for both the Planning Proposal 
and the Voluntary Planning Agreement are contained in the subsequent two 
reports. 

 
- The staff recommendation accompanying is approval of the amended 

Planning Proposal and Voluntary Planning Agreement. 
 
- Options are also provided for Council. 
 
- My considered opinion is that Council should support the amendment to height 

and for the plan to proceed on that basis and be forwarded to the Greater 
Sydney Commission with the Voluntary Planning Agreement also endorsed by 
Council and the General Manager delegated to finalise this on behalf of 
Council. 
 

This is recommended for the following key planning reasons:- 
 

- the maximum height of the proposal has been reduced by approximately 21 
storeys. 

 
- the site is a gateway site to Macquarie Park with direct access onto the M2 

and is already zoned for high density residential development. 
 
- there are no objections to the plan proceeding from CASA, RMS or Transport 

for NSW (TfNSW). 
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ITEM 1 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
- increasing density in this location with access to the Metro Station, Macquarie 

University, Macquarie Shopping Centre, Macquarie University Hospital and 
excellent employment opportunities takes pressure off our smaller centres and 
other parts of the City to provide more housing including our low density 
zones. In other words the plan has strategic merit. 

 
- there is demonstrated public benefit without significant environmental impacts. 

 
Finally I have to advise that should City of Ryde Council fail to make a decision at this 
stage the Minister for Planning or the Greater Sydney Commission under Section 
3.32 (2) of the Environmental Planning and Assessment Act can direct the Planning 
Secretary to intervene if the Council has failed to comply with its obligations which 
will put the VPA and $35 million of public benefit at risk. 
 
For the consideration of Council in conjunction with the following reports (Items 2 and 
3).  
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ITEM 1 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 1 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

2 PLANNING PROPOSAL - 112 TALAVERA ROAD, MACQUARIE PARK  

Report prepared by: Senior Coordinator - Strategic Planning 
       File No.: LEP2017/9/4 - BP18/1303  
 

 
REPORT SUMMARY 
 
Council exhibited a Planning Proposal from 24 October 2018 to 21 November 2018 
to amend the Floor Space Ratio (FSR) and building height limit within the Ryde Local 
Environmental Plan 2014 (RLEP 2014) as they apply to 112 Talavera Road, 
Macquarie Park (Lot 422 in DP 1153360) (the site) as follows: 
 
• Amend the Height of Buildings Map to give the land a maximum building height of 

18.5 metres, 90 metres and RL 243 (the land currently has height controls of 45 
metres and 90 metres).  

 
• Amend the Floor Space Ratio Map to give the land a FSR control of 6.5:1 (the 

land currently has a floor space ratio control of 4.5:1).  
 
• Add site specific provisions for design excellence for all developments on the site.  
 
• Retain the existing B4 Mixed Use land zoning. 
 
The Planning Proposal was submitted in May 2016 by Meriton Group with the 
objective of building a mixed use development on the site. Under the current controls 
approximately 900 dwellings are achievable on the site. The Proposal would enable 
approximately 360 additional dwellings bringing the total number of dwellings 
possible on the site to approximately 1260.    
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement 
(draft VPA). The draft VPA outlines the terms for delivery of public benefits 
summarised as follows: 
 
• Dedication in Stratum of approximately 27 Affordable Housing Apartments to 

Council, being 7% of the total uplift of Gross Floor Area as sought by the Planning 
Proposal. 

 
• A Monetary Contribution to the value of $8,244,100 towards the construction of 

Stage 2 of Christie Park upgrades as detailed in Council adopted Master Plan. 
 
• Easement for public access over passive open space within the development. 
 
A separate report regarding the exhibition of the draft VPA is presented to Council in 
the following report.  
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ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
Council considered a report on the Planning Proposal on 28 November 2018 and 
resolved (in part) that Council submit the Planning Proposal for Gateway 
Determination, in accordance with Section 56 of the Environmental Planning and 
Assessment Act 1979. This resolution could be made because the Proposal passed 
the strategic merit test and site specific assessment of development impacts such as 
overshadowing was considered acceptable (refer to discussion below).  
 
The Department of Planning and Environment (the Department as delegate for the 
Greater Sydney Commission) made an initial Gateway Determination on 7 March 
2018 requiring the following, amongst other matters, to be addressed prior to 
consultation being undertaken with the community for a minimum of 28 days: 
 
• Additional assessment be carried out, including a revised Traffic Impact 

Assessment (TIA) and an aeronautical assessment;  
 
• Consultation with government agencies; 
 
• Satisfactory arrangements for contributions for state public infrastructure being 

made by the Department in consultation with Ryde City Council (as identified in 
the Macquarie Park Strategic Investigation);  

 
• Further information on the proposed design excellence clauses; and  
 
• Further justification regarding the need for the Planning Proposal taking into 

account the local strategic context of the Macquarie Park Corridor.     
 
At that time the Department did not issue authorisation for Council to exercise its 
delegations with respect to making the Planning Proposal.  
 
The Gateway Determination was later amended by the Department on 27 July 2018 
to clarify and revise the conditions following consultation with agencies. The Gateway 
Determination and Alteration of Gateway Determination are provided at 
ATTACHMENTS 1 AND 2. The Planning Proposal was required to be updated in 
accordance with the Gateway Determination and submitted to the Department for 
approval prior to exhibition. Refer to ATTACHMENT 3 for letter from the Department 
dated 24 September 2018 providing their approval and a copy of the Planning 
Proposal approved for exhibition at ATTACHMENT 4.     
 
As matters required resolution between gateway and exhibition this resulted in the 
period of time between gateway and exhibition of 7 months.   
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ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
This report outlines the history of the changes to the Planning Proposal, the public 
exhibition processes, the submissions received and provides responses to the issues 
raised by the community. A total of 395 submissions were received during the 
exhibition period. In summary, it was clear that submitters were concerned about 
traffic congestion, insufficient supporting infrastructure, the decision making process, 
loss of local amenity and/or character, building height and other matters. Refer to 
ATTACHMENT 5 for a detailed summary of the community submissions and 
responses.  
 
It is considered that the issues raised can be addressed by the Proposal due to the 
location of the site to supporting infrastructure, i.e. being in close proximity to public 
transport (bus and metro), retail and entertainment (Macquarie Shopping Centre), the 
Macquarie University and Macquarie University hospital, Christie Park and a range of 
employment opportunities. The TIA completed as part of the Planning Proposal also 
demonstrates that the local road network will be operating either at or below network 
capacity if the site was to be developed in accordance to the Planning Proposal 
addressing the concerns raised in relation to traffic congestion. The RMS has 
proposed limiting parking on the site to the level currently permissible to assist with 
reducing traffic generation in Macquarie Park. Further, the proposed Proposal is 
considered appropriate for the proposed and emerging character of Herring Road, 
Macquarie Park, a strategic health and education precinct.        
 
It should be noted that overshadowing does not impact nearby residential 
developments and that the height concerns are proposed to be addressed by design 
excellence requirements. Design excellence and parking limits will be controlled by 
an amendment to the Ryde Development Control Plan 2014.   
 
Following exhibition, the proponent submitted a letter on 26 November 2018 
proposing an amendment to the Planning Proposal to address the concerns about 
height raised by the community. To do this the amendment proposes to reduce the 
maximum building height of RL 243 (or approximately 63 storeys) to RL 185 
(approximately 42 storeys). The letter is included at ATTACHMENT 6. 
    
It is recommended that Council support the finalisation of the proposed Planning 
Proposal as per the amendment received and request the Minister for Planning to 
determine that the matter proceeds.   
 
 
 
RECOMMENDATION: 

 
(a) That Council determines that the Planning Proposal, as proposed to be 

amended by the proponents letter dated 26 November 2018, is appropriate with 
the following amendments proposed to the Ryde Local Environmental Plan 
2014: 
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ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
• Amend the Height of Buildings Map to give the land a maximum building 

height of 18.5 metres, 90 metres and RL185.  
• Amend the Floor Space Ratio Map to give the land a FSR control of 6.5:1.  
• Add site specific provisions for design excellence for all developments on 

the site.  
 

(b) The Council determine that the Planning Proposal amended by the proponents 
letter dated 26 November 2018 is an appropriate outcome on the site for the 
following reasons: 
 
1. Consistency with the Greater Sydney Region Plan: A Metropolis of Three 

Cities, Greater Sydney Commissions North District Plan’s and Ryde Local 
Planning Study 2010, passing the strategic merit test and other site specific 
assessment matters. 

 
2. The site is located at a gateway to Macquarie Park and is in close proximity 

to public transport (bus and metro), retail and entertainment (Macquarie 
Shopping Centre), education and hospital services, and a range of 
employment opportunities.  

 
3. A key function of the Macquarie University Station Precinct is to provide for 

increased housing around the Metro station to support the adjacent 
employment centre in Macquarie Park. The proposal is consistent with this 
function. 

 
4. The proposed Proposal is considered appropriate for the proposed and 

emerging character of Herring Road, Macquarie Park which permits 
buildings up to 120m. The orientation of the site and its distance from other 
residential properties is such that the outstanding impact is considered 
acceptable.   

 
5. The Traffic Impact Assessment completed as part of the Planning Proposal 

demonstrates that the local road network will be operating either at or below 
network capacity if the site was to be developed in accordance to the 
Planning Proposal. 

 
(c) That Council supports the finalisation of the Planning Proposal for the land 

described as 112 Talavera Road, Macquarie Park (Lot 422 in DP 1153360);  
 

(d) That Council recommend to the relevant planning authority (currently the 
Greater Sydney Commission) that: 

 
1. The matter proceed to the preparation of a Local Environmental Plan;  

 
2. An opinion be sought from Parliamentary Counsel as to whether the Local 

Environmental Plan can be made;  
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ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
3. Satisfactory arrangements are made for the provision for contributions to 

designated state public infrastructure identified as part of the Macquarie 
Park Strategic Investigation and that this be undertaken as part of the 
finalisation process in the preparation of a Local Environmental Plan; and  

 
4. Appropriate design excellence clauses are drafted during the finalisation 

process in the preparation of a Local Environmental Plan.  
 

(e) That an amendment to the Ryde Development Control Plan 2014 be prepared if 
the Local Environmental Plan is recommended to be made that: 
 
1. Addresses the RMS parking and access requirements, design matters 

raised in relation to footpath design by Transport for NSW and the proposed 
design excellence provisions; 
 

2. Is referred to the Design Review Panel for review as required by cl. 21A of 
the Environmental Planning and Assessment Regulation 2000; and 

 
3. Is reported to Council as soon as practicable for approval to exhibit for 28 

days in accordance with the Environmental Planning and Assessment Act 
1979 and the Environmental Planning and Assessment Regulation 2000. 

 
That Council notify all community members who made a submission on the Planning 
Proposal of its decision and the reasons for the decision. 
 
 
ATTACHMENTS 
1  Gateway Determination - 7 March 2018  
2  Gateway Determination Alteration - 27 July 2018  
3  Department of Planning and Environment's Approval to Exhibit Proposal  
4 Amended Planning Proposal – 112 Talavera Road, Macquarie Park – 

CIRCULATED UNDER SEPARATE COVER 
 

5  Community Submissions and Responses Table  
6  Meriton Letter dated 26 November 2018  
7  Council Resolution 28 November 2017  
8  The Hon. Victor Dominello Submission  
9  Civil Aviation Safety Authority (CASA) Submission (incl. Airservices Australia)  
10  Roads and Maritime Services Correspondence  
11  Transport for NSW Submission  
12  NSW Rural Fire Service Submission  
13  Sydney Water Submission  
14  City of Parramatta Submission  
15  Office of Environment and Heritage Submission  
  
  



 
 
 
 Council Reports  Page 18 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
Report Prepared By: 
 
Lexie Macdonald 
Senior Coordinator - Strategic Planning  
 
Report Approved By: 
 
Dyalan Govender 
Manager - Urban Strategy 
 
Liz Coad 
Director - City Planning and Environment  
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ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
Background 
 
Planning Proposal 
 
The Planning Proposal (the Proposal) seeks to amend the floor space ratio (FSR) 
and building height limit within the Ryde Local Environmental Plan 2014 (RLEP 2014) 
as they apply to 112 Talavera Road, Macquarie Park (LOT 422 in DP 1153360) (the 
site). The Proposal also seeks to introduce design excellence provisions for all 
developments.  
 
The Proposal was submitted by Meriton Group in May 2016, with the objective of 
building a mixed use development on the 19,530m² site (Figure 1) that would yield 
approximately 360 additional dwellings than are currently achievable on the site.  A 
description of the Proposal as amended to comply with Gateway Determination is 
detailed below. The amended Proposal is included at ATTACHMENT 4 - 
CIRCULATED UNDER SEPARATE COVER    
     

 
Figure 1: Aerial photograph showing the location of the Planning Proposal 
bound by red 
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Council considered a report on the Planning Proposal on 28 November 2018 and 
resolved: 
 

(a) That Council submit the Planning Proposal for 112 Talavera Road (LOT 422 
DP 1153360) for Gateway Determination, in accordance with Section 56 of 
the Environmental Planning and Assessment Act 1979 and request that: 
 
i. The Gateway Determination is subject to a condition requiring the 

Relevant Planning Authority to consider the outcomes of the Macquarie 
Park traffic model prepared by Transport for NSW, prior to finalisation of 
the Plan. 

ii. That the Gateway Determination is subject to a condition requiring a 
design competition in accordance with the Director General’s Design 
Excellence Guidelines. 

iii. Council be given delegation from the Minister to implement the Plan.  
 

(b) That Council delegate the Acting General Manager to publicly exhibit the 
Planning Proposal when the Gateway Determination is issued pursuant to 
Section 56 of the Environmental Planning and Assessment Act 1979. A 
further report will be presented to Council following the completion of the 
exhibition period. 

 
(c)    That Council authorise the preparation of a site specific Development control 

Plan to give detailed guidance on the design excellence, site specific parking 
controls, setbacks and other built form controls. The draft Development 
control Plan will be presented to council early 2018 seeking approval to 
publicly exhibit the Plan.  

 
The above resolution of Council is provided in full at ATTACHMENT 7.  
 
Referring to part (a)(i), (a)(ii) and (b) of Council’s resolution above, the Department of 
Planning and Environment (the Department), as delegate for the Greater Sydney 
Commission, made a Gateway Determination on 7 March 2018 (subsequently altered 
by the Department on 27 July 2018). The Proposal has also been exhibited. The 
determination, the alteration to the determination and exhibition are discussed below.  
 
In reference to part (a)(iii) of the above resolution, Council has not been given 
delegation by the Department, as delegate of the Greater Sydney Commission, to 
make the Plan. Therefore, Council must forward its recommendation to the 
Department for determination as to whether or not the plan should be made under 
Section 3.36 of the Environmental Planning and Assessment Act 1979.  
 
To address part (c) of the above resolution, a draft DCP will be prepared and 
exhibited where a decision to proceed with the Planning Proposal is made.  
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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.  

 
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.  Post Exhibition Review - 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 relevant planning authority (currently 

the Greater Sydney Commission). 
 
Currently under the Environmental Planning and Assessment Act 1979, the Greater 
Sydney Commission is the local plan-making authority. However, when the Planning 
Legislation Amendment (Greater Sydney Commission) Act 2018 commences (which 
is imminent), the Minister for Planning will become the local plan-making authority.  
 
This proposal is currently at step 4 of the above outlined process. 
 
This report outlines the history 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 support the Planning Proposal (with the proposed 
amendment discussed above) as it passes the strategic merit test and other site 
specific assessment matters are manageable (see discussion below). 
 
Site Description  
 
The subject site is known as 112 Talavera Road, Macquarie Park and is legally 
described as LOT 422 DP 1153360. The site is an irregular shaped allotment and 
comprises a site area of approximately 19,530m².  
 
The site can be considered to be the majority of an “island” site bound by the M2 
Motorway, Herring Road, Talavera Road and Christie Road.  
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The site currently accommodates commercial and warehousing uses and associated 
hard stand parking and driveways. A small watercourse runs around the existing 
building within established drainage infrastructure, which converges with Shrimptons 
Creek and Lane Cove River on the opposite side of the M2. 
 

 
        Figure 2: Aerial view of site from the North West 
 

 
        Figure 3: View of site from South-West, looking east down Talavera Road 
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Existing Planning Controls 
 
The site is zoned B4 Mixed Use under the RLEP 2014 which permits a broad range 
of land uses including residential, business, retail and community uses. There are 
two current maximum height of building controls across the site of 45m and 90m. The 
site currently has a FSR of 4.5:1. Refer to zoning, height of building and FSR maps in 
Figures 4, 5 and 6 below.    
 

 
Figure 4: Existing RLEP 2014 Zoning map 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5: Existing RLEP 2014 Height of Building map 
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Figure 6: Existing RLEP 2014 FSR map 
 
Local Context 
 
The site is located within the Macquarie University Station Precinct (formerly known 
as the Herring Road Urban Activation Precinct). The site can be considered a 
gateway to Macquarie Park as it is located adjacent to the M2 off ramp at the entry to 
Macquarie Park. Immediately to the north of the site is the M2 Motorway, Meriton’s 
North Ryde Serviced Apartments are located to the east, the Macquarie Shopping 
Centre is located to the south east, the Macquarie University Hospital and campus 
facilities are located to the south and south west and land to the west is developed as 
office accommodation. Christie Park and Lane Cove National Park are located to the 
north on the opposite side of the M2. A residential area characterised generally by 
residential flat buildings from 3 to four storeys in height is also located on the 
opposite side of the M2 to the south west. This includes residential streets off 
Khartoum Road.       
 
The site is located within proximity to key transport, education, business and retail 
facilities. The site is within 400m walking distance of Macquarie Shopping Centre, 
Macquarie University, Macquarie University Hospital and the Metro Station. Christie 
Road provides pedestrian and vehicular links to the opposite side of the M2 to Lane 
Cove National Park and Christie Park.  
 
The suburb is serviced by a series of key roads. Lane Cove Road provides linkages 
to the north and south, while the M2 Motorway and Epping Road provides direct 
connectivity to Sydney CBD. 
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The site is located within the Mixed Use Residential area of the Macquarie Park 
Corridor. This is shown in the Structure Plan at Figure 7. The Structure Plan 
underpins the development controls within the Ryde Development Control Plan 2014 
and supports the RLEP 2014 by setting out the broad framework for development 
within the Macquarie Park Corridor.  
 

 
Figure 7: Macquarie Park Corridor Structure Plan 
 
Planning Proposal   
 
The Planning Proposal was submitted in May 2016 by Meriton Group seeking to 
increase the development capacity of the site. The following amendments to the 
Ryde Local Environment Plan 2014 (RLEP 2014) were proposed at that time: 
 
• Amend the Height of Buildings Map to give the land a maximum building height of 

18.5 metres, 90 metres and 200 metres (the land currently has height controls of 
45 metres and 90 metres).  

Site 
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• Amend the Floor Space Ratio Map to give the land a FSR control of 6.5:1 (the 

land currently has a floor space ratio control of 4.5:1).  
 
• Add site specific provisions for design excellence for all developments on the site.  
 
• Retain the existing B4 Mixed Use land zoning. 
 
The Planning Proposal is supported by an Aeronautical Impact Assessment to 
ensure aviation navigation requirements would be met by the proposal. The 
assessment identifies that the site has a PANS OPS (Procedures for Air Navigation 
Services – Aircraft Operations) height of RL 246.3m AHD. To ensure the height of 
buildings provisions will not conflict with aviation requirements (i.e. the PANS OP 
height), the Planning Proposal was amended prior to exhibition so that the portion of 
the site proposing development up to 200m (or 63 storeys) would have height 
controls expressed as a maximum RL to ensure the height limit is clear and is not 
subject to changes in the ground levels across the site. Accordingly, the amendment 
to the height of building maps proposes to impose a maximum height of RL243 on 
the eastern portion of the site.   
 
Under the current planning controls a mixed use development of up to 87,885m² is 
permissible. Under the proposed amendments an additional 39,060m² will be 
permissible resulting in a total developable Gross Floor Area (GFA) of 126,945m². 
Noting that dwelling numbers are estimates only and are subject to design 
constraints and the mix of unit sizes, it is estimated the proposed amendments would 
result in approximately 360 additional dwellings, increasing the number of dwellings 
permissible on the site from approximately 900 dwellings under the current controls, 
to approximately 1260 dwellings. 
 
Gateway Determination 
 
The Department of Planning and Environment, as delegate for the Greater Sydney 
Commission, made a Gateway Determination on 7 March 2018 that an amendment 
to the RLEP 2014 to increase the permitted height and floor space ratio at 112 
Talavera Road, Macquarie Park, should proceed subject to seven conditions. An 
alteration to the Gateway Determination was later issued (discussed below).     
 
Conditions 1 and 6 stated that the Planning Proposal be updated to: 
 
• Provide additional assessment, including a revised transport impact assessment 

and an assessment of the airspace controls that apply to the site;  
 
• Provide a timeline outlining the anticipated timeframes for the plan-making 

process;  
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• Address the current strategic planning framework for the site, including the Draft 

Greater Sydney Region Plan and the Draft North District Plan (which have both 
now been finalised); 

 
• Include satisfactory arrangements provision for contributions to designated state 

public infrastructure identified as part of the Macquarie Park strategic investigation 
being undertaken by the Department in consultation with Ryde City Council;  

 
• Provide further information on the proposed design excellence clause(s);  
 
• Further justification be provided for the need for the Planning Proposal taking into 

account the local strategic context of the Macquarie Park Corridor; and  
 
• Demonstrate consistency with any available findings of the Macquarie Park 

strategic investigation being undertaken by the Department in consultation with 
City of Ryde. 
 

Condition 2 provided a list of agencies required to be consulted with prior to 
community consultation and Condition 3 required that the Planning Proposal be 
revised to address Conditions 1 and 2 and then forwarded to the Department for 
review and approval.   
 
Conditions 4, 5 and 7 detail the community and additional government agency 
consultation requirements required during community consultation. This included a 
requirement that that community consultation on the Planning Proposal be 
undertaken for a minimum of 28 days and that a public hearing was not required as 
per the requirements of the Environmental Planning and Assessment Act 1979.  
 
In accordance to Conditions 1-3, further discussions ensued between the 
Department, government agencies, the proponent and officers of Council, to clarify 
how the conditions of the Gateway Determination were to be satisfied.  
 
In its covering letter to the Gateway Determination, the Department did not issue 
authorisation for Council to exercise its delegations with respect to being the local 
plan-making authority for the Planning Proposal.  
 
The Gateway Determination and covering letter is provided at ATTACHMENT 1. 
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Alteration to Gateway Determination  
 
The Gateway Determination was altered by the Department of Planning and 
Environment on 27 July 2018 to clarify and revise the conditions following 
consultation with agencies. In particular, the condition in relation to the revised traffic 
impact assessment was varied to require that the RMS provide future growth rates 
for SIDRA modelling to be undertaken as part of the assessment and that 
consideration be given to reduced parking rates. The Alteration to Gateway 
Determination is provided at ATTACHMENT 2.  
 
The Planning Proposal was required to be updated in accordance with the altered 
Gateway Determination and submitted to the Department for approval prior to 
exhibition. Refer to ATTACHMENT 3 for letter from the Department dated 24 
September 2018 providing their approval and a copy of the Planning Proposal 
approved for exhibition at ATTACHMENT 4 (provided under separate cover).     
 
Exhibition Process 
 
In accordance with Condition 3 of the altered Gateway Determination, an updated 
Planning Proposal was provided to the Department of Planning and Environment for 
review and approval before community consultation. The Department advised on 24 
September 2018 that the proposal was suitable for community consultation.  
 
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 from 24 October 2018 to 21 November 2018.  
 
• An exhibition notice placed in the Northern District Times at the beginning of the 

exhibition period and during the exhibition period.   
 
• 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 all of Council’s libraries (Eastwood, North 
Ryde, Gladesville, Ryde, and West Ryde). 

 
• Notification letters were sent to approximately 5,500 affected land owners within 

the surrounding area.  
 
• Consultation was undertaken with relevant government agencies, including 

Hunters Hill, Lane Cove, Parramatta and Ku-ring-gai councils.  
 
• Drop in information sessions with planning staff on Wednesdays and Fridays at 

the City of Ryde Customer Service Centre and Mondays and Thursdays at 
Council’s North Ryde Office.   
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All submissions received during the 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 5.   
 
Community Submissions 
 
A total of 395 submissions from the community were received during the exhibition 
period and a further 16 were received after closing. No form letters were received. 
However, one submission was signed by a group of 7 landowners in Cottonwood 
Crescent, Macquarie Park. A small percentage of letters (33 in total) did not provide a 
name or address.  
 
Of the 411 submissions received, 381 objected to the proposal, 21 supported the 
proposal and 9 offered conditional support subject to specific changes being made to 
the Proposal. Thirty (30) submissions objected to the Planning Proposal with no 
reasons. The comments in submissions are summarised in the table below and at 
ATTACHMENT 5. Responses are also provided in the attachment.  
 
It is noted that two submissions have been received in support of the Proposal from 
the Sydney Business Chamber and Western Sydney Business Chamber. A 
submission was received from the local State Member, The Hon, Victor Dominello 
MP objecting to the proposal. The State Member’s submission is outlined separately 
below. The issues raised by the business chambers are considered with the 
community submissions below and in ATTACHMENT 5.  
 
The range of issues canvassed in the individual submissions are broadly categorised 
in Table 1. Four of the main issues are also discussed below, i.e. traffic congestion, 
insufficient supporting infrastructure, loss of local amenity and/or character and 
building height. Responses to these issues are also provided.   
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Table 1: 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 Congestion 236 57% 
Inadequate Supporting Infrastructure 215 52% 
Loss of Local Amenity and/or 
Character 

200 49% 

Decision Making Progress Concerns 177 43% 
Over-population and/or  
Over-development 

161 39% 

Unacceptable Height 107 26% 
Environmental Concerns 40 10% 
Other 78 19% 
 
Traffic Congestion Concerns  
 
Over 57% (236) of the submissions cited traffic congestion as a concern. The 
submissions contended that the Proposal would exacerbate traffic volumes and the 
cumulative traffic effects generated by development in the vicinity. Excessive queuing 
times at intersections were specifically mentioned in the submissions.  
 
The RMS has proposed limiting parking on the site to the level currently permissible. 
This will limit the traffic generation of the site.  
 
A Transport Impact Assessment (TIA) was conducted to examine the impacts of the 
proposed development on the surrounding transport network. A modelling exercise 
was conducted for the local road network surrounding the proposal for a plus 10 year 
scenario (design year of 2026). The modelling considered intersection and network 
capacity and signalised intersection, performance analysis and network timing. The 
modelling and analysis showed that the local road network will be operating either at 
or below network capacity if the site was to be developed in accordance to the 
Planning Proposal.  
 
In relation to parking matters, the TIA found that the proposed increase in density on 
the site can be accommodated with application of the maximum parking rates in the 
Ryde Development Control Plan 2014 (Ryde DCP). This was in accordance to 
comments made by the RMS (refer to discussion below). The TIA also found that the 
site is serviced by acceptable pedestrian and cyclist connections and access to 
public transport (being located within 400m from the Macquarie Park Metro Station.  
 
A copy of the TIA is included at ATTACHMENT 4 (provided under separate cover).  
 

https://en.wikipedia.org/wiki/Intersection_(road)
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Inadequate Supporting Infrastructure Concerns 
 
Over 52% (215) of submissions raised concerns in relation to possible impacts to 
existing infrastructure as a result of the additional dwellings that are being proposed 
as part of the Proposal. It is noted that while 125 submissions stated concerns about 
the impact of the Proposal to infrastructure in general, 69 were concerned about the 
impact to local schools, 29 submissions raised concerns in relation to the lack of 
existing open space, 21 raised concerns about possible impacts to hospital services 
and 17 submissions where concerned about the ability for existing utilities to service 
any future development on the site.  
 
Inadequate provision for public transport was also cited in a number of submissions 
(54), along with concerns in relation to parking (47). The influx of new residents into 
the locality and the likely increase in demand for parking throughout the day is of 
concern to the community. 
 
The site is well serviced by transport, health, education and open space infrastructure 
and by other services and facilities as it is less than 400m (or a 5-minute walk) from:  
 
• Macquarie University Rail Station (The rail Metro is to be completed mid-2019 

with more frequent services and an increased catchment); 
 
• Bus interchange (Herring Road); 
 
• M2 Motorway; 
 
• Macquarie Centre; which provides services, entertainment and other facilities; 
 
• Macquarie University Hospital; 
 
• Christie Park (Council is upgrading Christie Park to include 2 synthetic sports 

fields, 6 Futsal courts, tiered seating, amenities and parking. An associated VPA 
has been offered to fund upgrades to Christie Park to address the additional 
demand on regional recreation facilities); 

 
• Lane Cove National Park;  
 
• Macquarie University and Excelsia College (private university); and 
 
• Smalls Road primary school site is 1.8Km from the site and is planned to re-open 

in 2020. 
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The NSW Department of Education, Sydney Water, NSW Health, Energy Australia, 
Ambulance NSW, the NSW Police and NSW State Emergency Services were notified 
of the public exhibition and provided the opportunity to comment on the Proposal in 
relation to their respective infrastructure provision. No objections were received from 
the infrastructure providers.   
 
Unacceptable Height Concerns and Loss of Local Amenity and/or Character 
 
One-hundred and seven (107) or 26% of submissions, objected to the Planning 
Proposal on the basis that the proposed maximum building height of RL 243 would 
allow approximately 63 storeys on a portion of the site.  
 
The reasons provided for the objections to height included concerns that any 
buildings resulting from the increase in maximum building height would not be in 
keeping with the local character of Macquarie Park or the Ryde Local Government 
Area (LGA) and the visual appearance of the buildings in the skyline. It was also 
stated that the additional population achievable under the proposed maximum height 
and FSR would only exacerbate traffic congestion and impact on pedestrian 
connectivity and safety.  
 
Some submissions stated that changing the maximum height controls would create a 
precedent resulting in more buildings of the proposed height to be considered 
elsewhere within the precinct. Amenity issues resulting from the proposed height 
were also raised, such as over-shadowing of nearby properties.  
 
Following exhibition, the proponent submitted a letter on 26 November 2018 
proposing an amendment to the Planning Proposal to address the above concerns of 
the community. To do this the amendment proposes to reduce the maximum building 
height of RL 243 (or approximately 63 storeys) to RL 185 (approximately 42 storeys).  
 
The proposed range of building heights are considered appropriate for the proposed 
and emerging character of Macquarie Park and appropriately locate height at a focal 
point close to Macquarie University Metro Station, Macquarie University, Macquarie 
University Hospital and Macquarie Shopping Centre. The proposed building heights 
would also enable a visually interesting skyline to be created, acting as a marker to 
the Christie Road and Herring Road entry points to Macquarie Park off the M2 
Motorway.  
  



 
 
 
 Council Reports  Page 33 
 
ITEM 2 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
The locational advantages of the site including proximity to road, rail, education and 
health services have also been considered in relation to the development capacity of 
the site and impacts to surrounding land. This consideration was made through the 
preparation of an urban design study (refer to ATTACHMENT 4). The study was 
undertaken to ensure consistency could be achieved with State Environmental 
Planning Policy No. 65 – Design Quality of Residential Apartment Development 
(SEPP 65) and accompanying Apartment Design Guide. The aims of SEPP 65 and 
the ADG are to ensure quality design for buildings that respond appropriately to the 
character of the area, landscape setting and surrounding built form. The outcome of 
the study is that consistency with SEPP 65 and the Apartment Design Guide could be 
achieved at the proposed heights.  
 
The urban design study outcomes were achieved by exploring opportunities that tall, 
slender towers can afford with regard to reducing building footprints and maximising 
open space through the site. The tower configuration has also been demonstrated to 
avoid adverse solar access impacts upon sensitive land uses, i.e. the study has 
identified that the positions of a variety of tower forms across the site can be pursued 
without adverse shadow impacts upon public open space land or surrounding areas. 
(Refer to Figure 8). This is further aided by the sites location, being bound on three 
sides by roads, including the M2 Motorway.  
 
It is noted that design excellence provisions (including a design competition) are 
proposed to assist with the visual appearance of any development on the site. This is 
considered appropriate for developments that would reach the proposed maximum 
building heights, as the provisions will ensure a high level of design quality is 
achieved through a competitive design process.  
 
It is further noted that no objection in relation to height was received by the Civil 
Aviation Safety Authority (CASA).  
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Figure 8: Proposed overshadowing during the winter solstice – 21 June 
(Source: SJB Planning Proposal) 
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The Hon. Victor Dominello MP, Member for Ryde Submission  
 
The Hon. Victor Dominello MP, made a submission in his capacity as the State 
Member for Ryde (ATTACHMENT 8) objecting to the Proposal on the following 
grounds in relation to traffic concerns:  
 
• The Proposal will result in increasing traffic congestion, parking shortages and 

loss of amenity in Ryde. 
 
• The Proposal (citing a Traffic Impact Assessment completed in March as part of 

the Proposal) is predicted to reduce the level of service at Talavera Road and 
Herring Road in the morning and evening peak.  

 
• Christie Road is almost at capacity and the developer’s proposed contribution to 

upgrade Christie Park does not include funds to upgrade the road to 
accommodate the increased patronage the park upgrades will attract.   

 
The grounds for objection also related to the following infrastructure concerns:       
 
• The Proposal has insufficient new social infrastructure to support the rapid 

increase in population that would result from the Proposal and do little to 
meaningfully improve the amenity of the area for the Ryde community.  

 
• The proposed developer’s contribution for a pedestrian link and upgrade of 

Christie Park are not an adequate trade-off for the proposed additional 
apartments.    

 
Other grounds for objection include: 
 
• The Proposal does not provide adequate affordable housing.  
 
• Approval of this Proposal would set a precedent that will likely serve as 

justification for future developments of similar bulk and density at other sites 
within the City of Ryde, particularly within the immediate vicinity of 112 Talavera 
Road.   

 
• Given that the Council is required to update its Local Environmental Plan in the 

next 18 months, (i.e. by 30 June 2020) it would be preferable to defer 
consideration of the Proposal to ensure that the development is in line with 
community expectation that will form the updated Local Environmental Plan.   
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The reasons for objection in relation to traffic and infrastructure are responded to 
above in the summary of responses to community submissions section of this report 
and in ATTACHMENT 5. In relation to the comments made regarding affordable 
housing, the amount proposed is in accordance to Council’s Affordable Housing 
Policy adopted in 2016. In reference to the concerns that the Proposal will set a 
precedent, it is noted that all Planning Proposals are required to pass the strategic 
merit and site specific merit tests (discussed below) and this ensures that no 
precedents can set via approval of Planning Proposals. It is also noted that a mixed 
use development is already permitted on the site under its B4 Mixed Use zoning, and 
the unique orientation and immediate context of the site is such that overshadowing 
of community open space is minimal.  
 
Consultation with External Organisations and Government Agencies 
 
Correspondence was received from the following six public agencies.  
 
1. Civil Aviation Safety Authority (CASA) (incl. Airservices Australia) 
 
The Civil Aviation Safety Authority (CASA) is the Australian national government 
authority that regulates Australian aviation safety. They license pilots, register aircraft 
and oversee safety. CASA has reviewed the Aeronautical Impact Assessment (AIA) 
by Landrum and Brown of 5 April 2018 submitted as part of the Planning Proposal 
and assessed the proposal from an obstacle perspective on behalf of Sydney Airport. 
CASA has stated that they have no issues with the AIA but that any building on the 
site built to the proposed maximum building height of RL 243 will require a medium 
intensity steady red light during the hours of darkness to ensure that it can be 
observed. Such lighting is also to have a remote monitoring capability. CASA noted 
that the assessment did not include crane activity at the site. However, this would be 
the subject of further assessment at the development application stage the Planning 
Proposal proceeds.    
 
In their submission, CASA also noted that PANS-OPS (Procedures for Air Navigation 
Services – Aircraft Operations), TAR (Terminal Approach Radar) and RTCC (Radar 
Terrain Clearance Chart Height) aspects are matters for Airservices Australia and 
sought comments from them. Airservices Australia is Australia’s air navigation service 
provider. In relation to those aspects, Airservices Australia advised CASA that a 
building at the maximum height included in the Planning Proposal, i.e. of RL 243, will 
not affect any sector or circling altitude, nor any instrument approach or departure 
procedure at Sydney Airport or any communications, navigation or surveillance 
facilities.  
 
The CASA submission (including correspondence from Airservices Australia) is 
included at ATTACHMENT 9.    
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2. Roads and Maritime Services 

Council consulted with the Roads and Maritime Services (RMS) on the Planning 
Proposal and accompanying TIA prior to the exhibition. The RMS recommended, via 
a letter dated 17 October 2017 (included at ATTACHMENT 10), deferral of the 
Planning Proposal until an update to the traffic modelling had been undertaken. The 
RMS raised no objection to the Planning Proposal proceeding to Gateway 
Determination prior to the completion of the modelling recommending that: 
 
• The Planning Proposal should demonstrate there will be no additional traffic 

generation above the current approved planning and parking controls (both on 
and off site); and 

 
• A control in the City of Ryde LEP 2014 should be included in the Planning 

Proposal to ensure that there is no increase in traffic demand and parking 
generated by the proposed uplift (both on and off site). 
 

A number of additional issues were also raised by the RMS stating that they 
warranted consideration prior to any changes to planning controls are proceeded 
with. The issues included: 
 
• Vehicular arrangements in relation to access to and from the site needing to be 

consolidated to Christie Road and Talavera Road with the current left-in access 
via the M2 Herring Road closed to future redevelopment.  

 
• Parking provision being limited to the amount of parking required under the Ryde 

Development Control Plan 2014 (RDCP).  
 
• Details being provided to the RMS regarding the proposed pedestrian connection 

over the M2 Motorway and the potential impacts to motorway operations as the 
result of any increase in residential density.  
 

As discussed above, Council considered a report on the Planning Proposal on 28 
November 2017 and resolved to submit the Planning Proposal for Gateway 
Determination requesting that the determination be subject to conditions addressing 
the above matters. The Department of Planning and Environment considered the 
comments of the RMS and Council’s request and included conditions in the Gateway 
Determination and Alteration to deal with the matters raised (also discussed above).  
 
The RMS advised Council via a letter dated 5 October 2018 (included at 
ATTACHMENT 10), that a revised TIA had been submitted to address the conditions 
of the determination, that the conditions had been addressed and they raised no 
objection to the Planning Proposal proceeding to exhibition.  
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In that letter the RMS also stated that parking on the site should be limited to a 
maximum of 1081 parking spaces. The RMS also reviewed its previous position and 
raised no objection in-principle to the retention of the left-in only access from the 
Herring Road/M2 Westbound on ramp subject to the driveway in Talavera Road 
being physically restricted to left-in and left-out movements only. The RMS further 
stated that impact of this would be minimal. 
 
During the exhibition period, the RMS advised that their letter dated 5 October 
2018 is to be considered to be their final submission.  
 
3. Transport for NSW 
 
Transport for NSW stated in a submission received during the exhibition period that 
they had no objections to the Proposal (Refer to ATTACHMENT 11). However, it was 
stated that further assessment in relation to the capacity of pedestrian crossings and 
footpaths to cope with additional pedestrian movements generated by the Proposal 
was required, along with further assessment regarding potential measures that could 
be introduced to ensure the safety of pedestrians and cyclists.  
 
It is noted that these issues cannot be dealt with now as they are design matters that 
are considered at the development application stage. To ensure the matters are 
appropriately addressed at that stage, an amendment to the DCP will be made if the 
Proposal proceeds.   
 
It is also noted that Transport for NSW is considering an upgrade to the Macquarie 
Park Bus Interchange and has prepared 3 separate options for analysis and review. 
The footpath planning for the site, including the drafting of an amendment to the DCP 
with appropriate design controls, would be undertaken upon a preferred option being 
selected. 
  
4. NSW Rural Fire Service 
 
The NSW Rural Fire Service raised no objection to the Proposal subject to a 
requirement that future buildings on the site be constructed to comply with Planning 
for Bushfire Protection 2006 (and/or subsequent edition). In particular, buildings will 
need to be located as per the required setback distances from Lane Cove National 
Park. The construction of any buildings on the site is subject to development 
application and it is at that stage the location of the buildings would be assessed for 
compliance with the setback requirements. This requirement is therefore not relevant 
to the consideration of this Planning Proposal which deals with changes to the 
maximum height and FSR controls and not the final location of any buildings on the 
site. Refer to ATTACHMENT 12 for a copy of the submission. 
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5. Sydney Water 
 
Sydney Water raised no objections to the Planning Proposal and stated that detail 
comments on connections and services will be provided when any development 
applications for the land are referred to Sydney Water. Refer to ATTACHMENT 13 
for a copy of the submission.  
 
6. Parramatta City Council 

 
Parramatta City Council provided a submission in relation to the Planning Proposal 
stating that they appreciated the invitation to comment. As the site is outside their 
local government area, they do not believe the proposal will materially impact on any 
of their sites or precincts and as such they do not have any comments to provide. A 
copy of the submission is provided at ATTACHMENT 14.  
 
7. Office of Environment and Heritage 

 
The Office of Environment and Heritage (OEH) provided a submission stating:  
 
• Any future development on the site must address all relevant matters in OEH 

(2013) Guidelines for developments adjoining land managed by the Office of 
Environment and Heritage (due to the site’s location to Lane Cove National Park); 

 
• The cumulative impact of increasing the population with the proposal and other 

development proposals and the pressure/disturbance this increase will place on 
the Lane Cove National Park and nearby reserves should be assessed; 

 
• Future redevelopment of the site should incorporate ‘Green roofs’ and ‘Cool roofs’ 

as outlined in the Urban Green Cover in NSW Technical Guidelines which can be 
found via the website climatechange.envionment.nsw.gov.au; and 

 
• A diversity of native plant species from the relevant local native vegetation 

communities are recommended to be used to landscape the site and a landscape 
plan should be prepared for this.  

 
The above matters raised by OEH would be the subject of further assessment at the 
development application stage if the Planning Proposal proceeds.    
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Other Planning Matters  
 
Strategic merit and site specific merit 
 
The strategic merit and site specific merit of the Planning Proposal has been 
assessed in relation to: 
 
• Consistency with the Department of Planning and Environment’s Guide to 

Preparing Planning Proposals and Guide to Preparing Council Local Environment 
Plan; 

 
• Consistency with the relevant objectives and actions of state, metropolitan, 

regional and local planning policies and strategies; and 
 
• Potential environmental, social, traffic and amenity impacts. 
 
As discussed above, the site is located at a gateway to Macquarie Park and is in 
close proximity to public transport (bus and metro), retail and entertainment 
(Macquarie Shopping Centre), Macquarie University and Macquarie University 
hospital and a range of employment opportunities. A key function of the Macquarie 
University Station Precinct is to provide for increased housing around the metro 
station to support the adjacent employment centre in Macquarie Park and the 
proposal is consistent with this function. The proposal is also consistent with the 
NSW Government’s Greater Sydney Regional Plan ‘A Metropolis of Three Cities’, the 
North District Plan and Ryde Local Planning Study 2010. 
 
It is also noted that on 8 December 2015 Council adopted a series of principles to 
inform the Strategic Review of Macquarie Park currently underway in collaboration 
with Department of Environment and Planning. While the site is not located in the 
review area, it is noted that one of the principles adopted was to: 
 

Allow for housing that is located in the immediate vicinity to the existing 
residential and mixed use areas at Macquarie University Station precinct and 
North Ryde Station precinct. 

 
The Planning Proposal is consistent with this principle, which seeks to protect and 
support the commercial core by providing housing in close proximity to employment 
opportunities using land already zoned for residential uses.  
 
Draft Voluntary Planning Agreement and State Infrastructure Contributions 
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement 
(draft VPA) that was exhibited at the same time as the Proposal. The draft VPA 
outlines the terms for delivery of public benefits summarised as follows: 
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• Dedication in Stratum of approximately 27 Affordable Housing Apartments to 

Council, being 7% of the total uplift of Gross Floor Area as sought by the Planning 
Proposal. 

 
• A Monetary Contribution to the value of $8,244,100 towards the construction of 

Stage 2 of Christie Park upgrades. 
 
• Easement for public access over passive pedestrian link (open space) within the 

development. 
 
Council will be considering the exhibition of the draft VPA in a separate report.  
However, it is noted that the draft VPA offers a significant contribution for the upgrade 
of Christie Park and the provision of open space likely to be used by future residents 
of the development. The offer would significantly offset the demand created by future 
residents of the Proposal for recreation and open space facilities.  
 
It is also noted that the Gateway Determination for the Planning Proposal required 
satisfactory arrangements for contributions to designated state public infrastructure 
as identified as part of the Macquarie Park strategic investigation be undertaken by 
the Department of Planning and Environment in consultation with Council. These 
arrangements will be considered as part of the finalisation process for any changes to 
the planning controls should the Proposal proceed.    
 
Amendment to Planning Proposal Requested by Proponent - 23 November 2018   
 
Following exhibition, the proponent submitted a letter on 26 November 2018 
proposing an amendment to the Planning Proposal to address the concerns of the 
community related to maximum height. To do this the amendment proposes to 
reduce the maximum building height of RL 243 (or approximately 63 storeys) to RL 
185 (approximately 42 storeys). The letter is included at ATTACHMENT 6. The 
proposal is shown in Figure 9 below.  
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Figure 9: Amended Proposal (Source: SJB) 
 
 
Conclusions 
 
The Planning Proposal for 112 Talavera Road, Macquarie Park has been exhibited in 
accordance with the Gateway Determination and conditions. The exhibition received 
411 public submissions (395 were received during the exhibition period, and 16 were 
received after the exhibition closed), and 7 from public agencies. The Proposal 
elicited widespread opposition from the local community in relation to height, traffic 
congestion, insufficient supporting infrastructure, the decision making process, loss of 
local amenity and/or character and other matters.  
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It is considered that the concerns of the community can be overcome by the Proposal 
due to the proximity of the site to supporting infrastructure, i.e. being less than 400m 
to public transport (bus and metro), retail and entertainment (Macquarie Shopping 
Centre), the Macquarie University and Macquarie University hospital, Christie Park 
and a range of employment opportunities. The TIA completed as part of the Planning 
Proposal also demonstrates that the local road network will be operating either at or 
below network capacity if the site was to be developed in accordance to the Planning 
Proposal addressing the concerns raised in relation to traffic congestion. Further, the 
Planning Proposal is considered appropriate for the proposed and emerging 
character of Macquarie Park, passing the strategic merit test and other site specific 
assessment matters (refer to discussion above).      
 
The proposed amendment will result in a lower maximum height then initially 
proposed on the site to address concerns with respect to excessive heights raised by 
the community. It is therefore recommended that Council support the finalisation of 
the proposed Planning Proposal as per the amendment received with a maximum 
height of RL 185 (approximately 42 storeys) and request the Minister for Planning to 
determine that the matter proceeds.   
 
As discussed above, Council must forward its recommendation to the Department of 
Planning and Environment for determination as to whether the plan should be made 
under Section 3.36 of the Environmental Planning and Assessment Act 1979. 
 
Financial Implications 
 
Adoption of the recommendations outlined in this report will have no financial impact 
on Council’s budget. 
 
Options  
 
Option 1: That Council resolve to support the Planning Proposal incorporating the 
proposed amendment from the proponent  
 
This is the preferred option. This is because the amended Proposal continues to pass 
the strategic merit test, site specific assessment matters will remain manageable and, 
most importantly, the concerns of the community have been addressed by the 
proponent in relation to height (see discussion above).      
 
This option may result in the preparation of an amending Local Environmental Plan 
by the Department of Planning and Environment that will change the maximum 
building height and FSR provisions and introduce design excellence provisions for all 
development. This will depend on whether the Minister for Planning, after considering 
Council’s recommendation to proceed with the Planning Proposal, decides to use its 
plan-making delegations to make the proposed amendments to the planning controls 
or decides instead not to proceed.  
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Option 2: That Council resolves to support the Planning Proposal (unamended)  
 
This is not the recommended option. While the Proposal as exhibited is considered to 
have strategic merit, the amendment proposes to reduce the proposed maximum 
height. This is considered to provide an outcome more consistent with heights in 
similar centres proximate to Metro stations and is also responsive to the concerns 
raised in relation to height during the community consultation.    
 
Option 3: That Council resolves not to support the Planning Proposal  
 
This is not the recommended option. The outcome of this option would be that 
Council does not support the proposed increase to the maximum height of building 
and FSR planning provisions or the introduction of design excellence provisions as 
per the Planning Proposal. This option is not supported as it would result in a bulky 
built form and would not afford the same design excellence provisions as the 
Proposal. The Proposal also provides housing proximate to arterial roads, regional 
shopping and entertainment facilities, an employment centre, a hospital, and a 
university with minimal impact on existing residences. This option would require the 
General Manger to write to the Department of Planning and Environment, to state 
that Council recommends that the Planning Proposal not proceed. Under this option, 
the Minister for Planning may still decide to proceed with amendments to the 
planning controls after considering Council’s recommendation. In this circumstance 
the draft VPA may not proceed.  
 
 
 
 



  
 

Council Reports  Page 45 
 
ITEM 2 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 46 
 
ITEM 2 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 47 
 
ITEM 2 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 48 
 
ITEM 2 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 49 
 
ITEM 2 (continued) ATTACHMENT 1 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 



  
 

Council Reports  Page 50 
 
ITEM 2 (continued) ATTACHMENT 2 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 51 
 
ITEM 2 (continued) ATTACHMENT 2 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 52 
 
ITEM 2 (continued) ATTACHMENT 2 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 53 
 
ITEM 2 (continued) ATTACHMENT 2 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 



  
 

Council Reports  Page 54 
 
ITEM 2 (continued) ATTACHMENT 3 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

55
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

56
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

57
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

58
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

59
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

60
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

61
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

62
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

63
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

64
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

65
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

66
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

67
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

68
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

69
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

70
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

71
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

72
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

73
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

74
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

75
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

76
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

77
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

78
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

79
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

80
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

81
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

82
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

83
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

84
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

85
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

86
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

87
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

88
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

89
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

90
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

91
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

92
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

93
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

94
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

95
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

96
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

97
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

98
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

99
 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
0 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
1 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
2 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
3 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
4 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
5 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
6 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
7 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
8 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

10
9 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
0 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
1 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
2 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
3 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
4 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
5 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
6 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
7 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
8 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

11
9 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
0 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
1 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
2 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
3 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
4 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
5 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
6 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
7 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
8 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

12
9 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
0 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
1 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
2 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
3 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
4 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
5 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 
 

 



 
 

 
C

ou
nc

il 
R

ep
or

ts
  P

ag
e 

13
6 

 IT
EM

 2
 (c

on
tin

ue
d)

 
A

TT
A

C
H

M
EN

T 
5 

A
ge

nd
a 

of
 th

e 
E

xt
ra

or
di

na
ry

 C
ou

nc
il 

M
ee

tin
g 

N
o.

 1
6/

18
, d

at
ed

 T
ue

sd
ay

 4
 D

ec
em

be
r 

20
18

. 
 

 



  
 

Council Reports  Page 137 
 
ITEM 2 (continued) ATTACHMENT 6 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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ITEM 2 (continued) ATTACHMENT 7 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 7 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 8 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 9 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 9 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 152 
 
ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 155 
 
ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 10 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 11 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 12 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 13 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 14 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 15 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 15 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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ITEM 2 (continued) ATTACHMENT 15 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

3 OFFER TO ENTER INTO A VOLUNTARY PLANNING AGREEMENT BY 
MERITON IN ASSOCIATION WITH PLANNING PROPOSAL FOR 112 
TALAVERA ROAD, MACQUARIE PARK  

Report prepared by: Development Contributions Coordinator 
       File No.: VPA2016/5/6 - BP18/1273  
 

 
REPORT SUMMARY 
 
At its Ordinary Meeting of 28 November 2017 Council considered a report on an offer 
to enter into a Voluntary Planning Agreement (VPA) by Meriton (Developer), dated 5 
September 2017 (ATTACHMENT 1) and made the following resolution: 
 

1. That the Acting General Manager be delegated to accept an amended offer to 
provide 7% Affordable Housing, in accordance with Council’s Draft Planning 
Proposal, waiting a Gateway Determination at the Department of Planning and 
Environment and not alter or withdraw any other part of their offer as detailed 
in ATTACHMENT 1: 

 
a. Affordable Housing – up to 7% of the total Gross Floor Area (GFA) of 

the residential development uplift component of the development 
resulting from the Planning Proposal, being dedicated to Council, which 
is approximately 2,734.2sqm or 27 Apartments. 

 
b. Internal Open Space – Allowance for public access within the 

development site provided as at grade open space not less than 
1,300sqm. To be embellished as a passive pedestrian link with 
pathways and open space landscaping activated by retail/commercial 
uses at ground level to Talavera Road frontage (refer to Annexure A in 
ATTACHMENT 1 for proposed location).  

 
c. Monetary Contribution – payment of a monetary contribution of 

$8,244,100, prior to issue of any Occupation Certificate for residential 
uses within the development, to fund Stage 2 upgrade of Christie Park 
in accordance with Council’s Master Plan for Christie Park. The work is 
to be commenced within two years of Council receiving the funds, 
otherwise Council is to return the funds to the Applicant. 

 
d. Key Worker Housing – Dedication upon the issue of the later of an 

Occupation Certificate for the respective building in which the 
apartments are located or as agreed in writing between the parties. 

 
e. The Planning Agreement is to be registered on the title of the land until 

all obligations are fulfilled. Registration to be excluded from any lot 
created under the Strata. 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
f. The Meriton Properties Pty Ltd (as the parent company of the Meriton 

group) would be party to the VPA as a Guarantor for all Public Benefits 
including the dedication of the Affordable Housing Apartments, 
registration of the easement and payout of the Monetary Contribution. 

 
g. A Bank Guarantee or Insurance Bond of no more than $500,000 to be 

provided to Council prior to the issue of any Construction Certificate for 
the Development. The Guarantee/Bond can only be drawn upon should 
the public benefits not be delivered and Council is required to undertake 
enforcement action in the Land and Environment Court. The value of 
the Guarantee/Bond must be amended as follows: 

 
i. Upon transfer of all Key Worker Units – Reduce by $300,000 

 
ii. Upon Payment of Monetary Contribution – Reduce by $150,000 

 
iii. Upon Registration of the easement to allow public access over the 

Open Space – Reduce by $50,000 
 

h. The offer by the Applicant does not exclude the payment of Council’s 
Section 94 Contributions Plan and states S94 will be payable at the usual 
time, being prior to issue of Construction Certificate; 
And; 

 
2. Exhibit a Draft Voluntary Planning Agreement in accordance with the relevant 

provisions of the Environmental Planning and Assessment Act 1979. 
 

3. That Council delegate authority to the Acting General Manager to: 
 

i. Authorise any minor changes to the draft Voluntary Planning Agreement, 
following its public exhibition, provided that those changes do not diminish 
the value or nature of the public benefits to be delivered as identified in Item 
(b) above; 

 
ii. Subsequently enter into the Voluntary Planning Agreement on behalf of 

Council. 
 

4. That Meriton be informed of Council’s decision. 
 

5. That upon dedication of the key worker housing apartments at 112 Talavera 
Road, Macquarie Park (LOT 422 DP 1221081), public notification of the 
intention to classify the land as operational, in accordance with Section 34 of 
the Local Government Act 1993 be undertaken and subsequently reported to 
Council. 
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Following receipt of the above resolution, the Developer provided a revised letter of 
offer to enter into a VPA dated 29 November 2017 (ATTACHMENT 2). The revised 
offer was considered to be in accordance with Council’s resolution and Council staff 
under the direction of the General Manager proceeded to negotiate, finalise and 
exhibit a draft VPA (ATTACHMENT 3).  
 
The Draft Planning Agreement (ATTACHMENT 3) was placed on public exhibition 
with the associated Planning Proposal (reported separately) for 28 days from 24 
October 2018 to 21 November 2018, in accordance with Section 7.5(1) of the 
Environmental Planning and Assessment Act, 1979 (EPA Act). 
 
A total of 411 submissions from individuals in the community were received during 
the exhibition period for the Planning Proposal and draft VPA. Of these letters, only 
16 objected to the draft VPA and 5 provided a positive response. As such the bulk of 
the submissions addressed the Planning Proposal. The main themes of the 
submissions in relation to the draft VPA were that the offer does not provide enough 
public benefits.  
 
Overall there was no substantiating evidence provided that would prevent Council 
from entering into the VPA to accept the Public Benefits offered by the Developer in 
this case. 
 
The VPA is valued at approximately $35 million, adequately secured, and in 
satisfaction of the acceptability criteria established in Council’s adopted and 
published VPA Policy. The VPA is also part of a wider set of contributions required, 
which include Section 7.11 Contributions (approx. $25M) and State Infrastructure 
Contribution of $12 million (according to Meriton’s Notification Statement in the 
Planning Proposal). 
 
Therefore it is recommended that Council enter into the VPA to secure the public 
benefits offered by the Developer. The final consent authority for the Planning 
Proposal, for which the VPA relates, is currently the Greater Sydney Commission. 
Should the State Government see fit to approve the Planning Proposal Council will 
be able to receive the Public Benefits offered by the Developer. 
 
 
RECOMMENDATION: 
 
(a) That Council delegate authority to the General Manager to: 
 

i. Authorise any minor changes to the draft Voluntary Planning Agreement, 
provided that those changes do not diminish the value or nature of the 
public benefits as exhibited; 

 
iii. Subsequently enter into the Voluntary Planning Agreement on behalf of 

Council. 
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(b) That upon dedication of the key worker housing apartments at 112 Talavera 

Road, Macquarie Park (LOT 422 DP 1221081), public notification of the 
intention to classify the land as operational, in accordance with Section 34 of the 
Local Government Act 1993 be undertaken and subsequently reported to 
Council. 

 
(c) That Meriton and those people who made a submission be informed of 

Council’s decision. 
 
 
ATTACHMENTS 
1  Meriton 5 September 2017 - Offer to enter into VPA and Planning Proposal - 

112 Talavera Road Macquarie Park - Matthew Lennartz - Executive Manager - 
Planning and Government 

 

2  29 November 2017 - Revised VPA Offer  
3  Draft Planning Agreement as Exhibited  
4  Draft - Hill PDA Uplift Report for 112 Talavera Road Planning Agreement Offer  
5  Submission Against 63 Storey Tower  
  
Report Prepared By: 
 
David  Matthews  
Development Contributions Coordinator  
 
Report Approved By: 
 
Dyalan Govender 
Manager - Urban Strategy 
 
Liz Coad 
Director - City Planning and Environment  
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History  
 
At its Ordinary Meeting of 28 November 2017 Council considered a report on an offer 
to enter into a Voluntary Planning Agreement (VPA) by Meriton (Developer), dated 5 
September 2017 (ATTACHMENT 1) and made the following resolution: 
 

1. That the Acting General Manager be delegated to accept an amended offer to 
provide 7% Affordable Housing, in accordance with Council’s Draft Planning 
Proposal, waiting a Gateway Determination at the Department of Planning and 
Environment and not alter or withdraw any other part of their offer as detailed 
in ATTACHMENT 1: 

 
a. Affordable Housing – up to 7% of the total Gross Floor Area (GFA) of 

the residential development uplift component of the development 
resulting from the Planning Proposal, being dedicated to Council, which 
is approximately 2,734.2sqm or 27 Apartments. 

 
b. Internal Open Space – Allowance for public access within the 

development site provided as at grade open space not less than 
1,300sqm. To be embellished as a passive pedestrian link with 
pathways and open space landscaping activated by retail/commercial 
uses at ground level to Talavera Road frontage (refer to Annexure A in 
ATTACHMENT 1 for proposed location).  

 
c. Monetary Contribution – payment of a monetary contribution of 

$8,244,100, prior to issue of any Occupation Certificate for residential 
uses within the development, to fund Stage 2 upgrade of Christie Park 
in accordance with Council’s Master Plan for Christie Park. The work is 
to be commenced within two years of Council receiving the funds, 
otherwise Council is to return the funds to the Applicant. 

 
d. Key Worker Housing – Dedication upon the issue of the later of an 

Occupation Certificate for the respective building in which the 
apartments are located or as agreed in writing between the parties. 

 
d. The Planning Agreement is to be registered on the title of the land until 

all obligations are fulfilled. Registration to be excluded from any lot 
created under the Strata. 

 
f. The Meriton Properties Pty Ltd (as the parent company of the Meriton 

group) would be party to the VPA as a Guarantor for all Public Benefits 
including the dedication of the Affordable Housing Apartments, 
registration of the easement and payout of the Monetary Contribution. 
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g. A Bank Guarantee or Insurance Bond of no more than $500,000 to be 

provided to Council prior to the issue of any Construction Certificate for 
the Development. The Guarantee/Bond can only be drawn upon should 
the public benefits not be delivered and Council is required to undertake 
enforcement action in the Land and Environment Court. The value of 
the Guarantee/Bond must be amended as follows: 

 
i. Upon transfer of all Key Worker Units – Reduce by $300,000 

 
ii. Upon Payment of Monetary Contribution – Reduce by $150,000 

 
iii. Upon Registration of the easement to allow public access over the 

Open Space – Reduce by $50,000 
 

h. The offer by the Applicant does not exclude the payment of Council’s 
Section 94 Contributions Plan and states S94 will be payable at the usual 
time, being prior to issue of Construction Certificate; 
And; 

 
2. Exhibit a Draft Voluntary Planning Agreement in accordance with the relevant 

provisions of the Environmental Planning and Assessment Act 1979. 
 

3. That Council delegate authority to the Acting General Manager to: 
 

i. Authorise any minor changes to the draft Voluntary Planning Agreement, 
following its public exhibition, provided that those changes do not diminish 
the value or nature of the public benefits to be delivered as identified in Item 
(b) above; 

 
ii. Subsequently enter into the Voluntary Planning Agreement on behalf of 

Council. 
 

4. That Meriton be informed of Council’s decision. 
 

5. That upon dedication of the key worker housing apartments at 112 Talavera 
Road, Macquarie Park (LOT 422 DP 1221081), public notification of the 
intention to classify the land as operational, in accordance with Section 34 of 
the Local Government Act 1993 be undertaken and subsequently reported to 
Council. 

 
Following receipt of the above resolution, the Developer provided a revised letter of 
offer to enter into a VPA dated 29 November 2017 (ATTACHMENT 2). The revised 
offer was considered to be in accordance with Council’s resolution and Council staff 
under the direction of the General Manager proceeded to negotiate, finalise and 
exhibit a draft VPA (ATTACHMENT 3). This report discusses the Draft VPA and 
results of the public exhibition period. 
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Recap of VPA Offer from Meriton in relation to the Planning Proposal 
 
The Planning Proposal is reported separately within this Business Paper. 
 
The VPA Offer from the Developer, is attached in full as ATTACHMENT 2 to this 
report, and the Finalised VPA is attached in full as ATTACHMENT 3. The Public 
benefits under the Draft VPA are summarised as follows: 
 
 Public Benefits 
 

• Key Worker Housing – Dedication of twenty seven (27) residential 
apartments to Council within the development as Affordable (Key Worker) 
Housing. Twenty seven (27) apartments equates to approximately 7% of the 
total uplift of the GFA, resulting from the Planning Proposal. The value of the 
apartments according to Meriton is $1.0 million each, hence a $27 million 
contribution in public benefit. 

 
• Internal Open Space – Allowance for public access within the development 

site provided as at grade open space not less than 1,300sqm. To be 
embellished as a passive pedestrian link with pathways and open space 
landscaping activated by retail/commercial uses at ground level to Talavera 
Road frontage (refer to Schedule 13, p. 52 in ATTACHMENT 3 for proposed 
location).  

 
• Monetary Contribution – payment of a monetary contribution of $8,244,100 to 

fund Stage 2 upgrade of Christie Park in accordance with Council’s Master 
Plan for Christie Park. The work is to be commenced within two years of 
Council receiving the funds, otherwise Council is to return the funds to the 
Applicant. 

 
The resulting Public Benefit is therefore estimated to be approximately $35 million. 
This is in addition to the relevant Section 7.11 Contributions payable (approx. $25m). 

 
Timing of Public Benefit Provision 
 
• Key Worker Housing – Dedication upon the issue of the later of an 

Occupation Certificate for the respective building in which the apartments 
are located or as agreed in writing between the parties. 

 
• Internal Open Space – Easement for public access registered prior to the 

Occupation Certificate in the Final Building. 
 
• Monetary Contribution – Prior to issue of any Occupation Certificate for 

residential uses within the development, after the Instrument Change. 
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 Security 
 

• The Planning Agreement is to be registered on the title of the land until all 
obligations are fulfilled. Registration to be excluded from any lot created 
under the Strata. 

 
• The Meriton Properties Pty Ltd (as the parent company of the Meriton group) 

would be party to the VPA as a Guarantor for all Public Benefits including 
the dedication of the key worker apartments, registration of the easement 
and payout of the Monetary Contribution. 

 
• A Bank Guarantee or Insurance Bond of $500,000 is to be provided to 

Council prior to the issue of any Construction Certificate for the 
Development. The Guarantee/Bond can only be drawn upon should the 
public benefits not be delivered and Council is required to undertake 
enforcement action in the Land and Environment Court. The value of the 
Guarantee/Bond must be amended as follows: 

 
o Upon transfer of all Key Worker Units – Reduce by $300,000 
 
o Upon Payment of Monetary Contribution – Reduce by $150,000 
 
o Upon Registration of the easement to allow public access over the 

Open Space – Reduce by $50,000 
 

• A Defects Liability Security is required under the VPA as follows: 
 

o Amount $150,000 due upon transfer of the Affordable Housing 
Apartments 

 
o 50% reduction of Defects Liability after 6 months 

Remainder to be refunded or returned after 12 months. 
 

Section 7.11 Developer Contributions 
 
• The offer by the Applicant does not exclude the payment of Council’s 

Section 7.11 Contributions Plan (approx. $25M) and states S7.11 will be 
payable at the usual time, being prior to issue of Construction Certificate. 

 
Consultation  
 
The Draft Planning Agreement (ATTACHMENT 3) was placed on public exhibition 
with the associated Planning Proposal (reported separately) for 28 days from 24 
October 2018 to 21 November 2018, in accordance with Section 7.5(1) of the 
Environmental Planning and Assessment Act, 1979 (EPA Act). 
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A total of 411 submissions from individuals in the community were received during 
the exhibition period for the Planning Proposal and draft VPA. Of these letters, only 
16 objected to the draft VPA and 5 provided a positive response. As such the bulk of 
the submissions addressed the Planning Proposal. The main themes of the 
submissions in relation to the draft VPA were that the offer does not provide enough 
public benefits.  
 
However none of the submissions offered critical analysis of the Draft VPA and/or 
provided any evidence of what amount of public benefits would be acceptable, other 
than 1 submission that suggested 20% of the number of apartment should be 
dedicated as affordable housing. 
 
Overall there was no substantiating evidence provided that would prevent Council 
from entering into the VPA to accept the Public Benefits offered by the Developer in 
this case. 
 
Two summary tables of the comments are provided below. The first table takes 
quotes from the submissions that made objections and the second table does the 
same for the supportive responses. Each table provide a comment to the quotes as 
follows: 
 

In Support of VPA Offer 
Item Matter Raised by 

respondent concerning 
the VPA, as quoted: 

Comment 

1.  
This Macquarie Park project 
is in keeping with the 
expected expansion of 
Macquarie Park into a 
leading international 
technology centre. The plan 
provides open space within 
the project area as well as 
considerable funds for new 
and upgraded amenities in 
the surrounding area as well 
as transport infrastructure. 
As such I fully support the 
proposal. 
 

 
Stage 2 of Christie Park upgrades will further 
enhance the capacity of open space and 
recreation facilities in the region. The offer from 
the Developer to fund Stage 2 allows Council to 
bring the upgrade forward in its works program 
which has two significant benefits: 
 

a) The capacity of Christie Park is brought 
forward providing availability of open 
space and active recreation spaces 
earlier; and 

b) The $8.2 million Council would have 
otherwise spent of Christie Park Stage 2 
can be reallocated to bring other important 
facilities forward, increasing the 
deliverable public benefits in Macquarie 
Park sooner rather than later. 
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2. I am writing as General 
Manager of the Gladesville 
Hornsby Football 
Association which is based 
at Christie Park, across the 
M2 from the proposed 
development. The 
Association supports the 
proposal based on the 
community benefit that will 
derive from the Voluntary 
Planning Agreement. 
Christie Park has been 
redeveloped recently by 
Council and has provided a 
great community asset, by 
providing synthetic fields 
that can be used all day 
every day. Since their 
completion they have been 
used extensively by 
community sporting groups, 
schools and casual users. 
GHFA has been able to 
offer new competitions over 
summer and during the day 
which expands their use 
even further. The current 
volume of use was not 
possible with the previous 
grass fields. The proposed 
development will provide 
important funds for the 
continued development of 
Christie Park by providing 
more spaces for casual and 
social use by the 
community. The location of 
the building adjacent to the 
M2, Macquarie Centre and 
public transport links, as 
well as open space at 
Christie Park and Lane 
Cove National Park is 
appropriate, and we believe 
the development’s location 
amongst the Macquarie 

The support of Gladesville Hornsby Football 
Association is noted. The benefits of increasing 
capacity of Christie Park are discussed in Item 1 
above. 
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Park Business Park will 
have minimal impact on 
other residential 
communities and will be 
consistent with the current 
level of development in the 
area. 
 

3. The Sydney Business 
Chamber (the Chamber) 
 
The chamber takes interest 
in Macquarie Park as a 
critical location for business 
housing and employment 
growth for Sydney. 
Macquarie park is 
accessible by a range of 
transport options, including 
train and on demand bus 
services. With Sydney 
Metro under construction, 
the connectivity of 
Macquarie park to other 
centres, St as St Leonards 
and Crows Nest, will only be 
increased in the future 
providing excellent 
alignment to NSW 
Government strategies to 
increase development in 
locations close to transport 
infrastructure. 
 
The Chamber notes that as 
part of the proposed 
development, the proponent 
has committed to provide: 

• 27 residential 
apartments to 
house key workers 

• $8.2 million to 
upgrade Christie 
Park into a regional 
sporting complex 

• $2 million for the 
development of 

The support of Sydney Business Chamber is 
noted. The benefits of increasing capacity of 
Christie Park are discussed in Item 1 above. 
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publicly accessible 
park within the 
development site. 

In light of these benefits, the 
Chamber strongly endorses 
the proposal to be accepted. 
 

4. The Western Sydney 
Business Chamber 
represents over 100 major 
organisations in Western 
Sydney. Over the last 6 
years, we have been active 
advocating to reduce the 
jobs deficit in Western 
Sydney. Over 300,000 
people currently travel from 
Western Sydney to Eastern 
Sydney to access work. 
This has a severe impact on 
quality of life of these long 
commuters. While most of 
our advocacy is in support 
of infrastructure that can 
help to generate economic 
activity, providing increased 
housing close to strong job 
markets should be a priority 
to reduce the job deficit. 
Macquarie Park is a 
nationally significant 
employment cluster with a 
focus on knowledge 
workers. The jobs in 
Macquarie Park have strong 
multiplier effects and help to 
create many more jobs in 
the broader economy. It is 
important that strong 
housing growth should be 
provided close to this 
significant job engine. 
Sydney is one of the world’s 
most expensive cities for 
residential property. One 
effect of these high property 
prices is that many people 

The support of Western Sydney Business 
Chamber is noted. The benefits of increasing 
affordable housing are discussed throughout 
the body of this report. 
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are pushed to live on the 
very edge of the metropolis. 
This often leads to a 
reduction in the participation 
rate of highly qualified 
people, and this in turn 
leads to the loss of 
economic productivity for 
our city. 
 
I am also very enthusiastic 
about the suggested 
voluntary planning 
agreement that can deliver 
27 affordable housing units 
that will be dedicated to 
Ryde City Council. As a 
former Minister for Housing 
in NSW, and a current 
board member of a 
community housing 
provider, I want to commend 
both the applicant and the 
City of Ryde for this bold 
opportunity to improve 
housing supply for key 
workers who would 
otherwise find it 
unaffordable to live in this 
exceptional location. 
 

5. I support the proposal for a 
residential development at 
the above location. Whilst 
the height may need some 
review, the area is perfect 
for residential high rise 
living, with the surrounding 
area suitably equipped with 
shops, recreational areas 
and transport all within easy 
distance. The contribution to 
the community will support 
other community endeavors 
including recreational sports 
fields and public access 
areas. 

The support of this local resident is noted. The 
benefits of increasing capacity of Christie Park 
are discussed in Item 1 above. 
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OBJECTIONS 

Item Matter Raised in 
Submissions concerning 
the VPA, as quoted: 

Comment 

1. The VPA money offer for 
Christie Park a is bribe to 
entice Council approve the 
DA (development 
application) 

VPAs are a legitimate planning tool under 
s7.4 of the EPA Act to allow developers to 
negotiate with Council and other Planning 
Authorities for the provision of public benefits 
to help mitigate the impact of their particular 
development. 
 
In this case the Developer is offering 27 
affordable housing apartments, being 7% of 
the GFA uplift requested via the Planning 
Proposal. The 7% is recommended as the 
figure that should be applied in such cases by 
Council’s Consultants. It is consistent with the 
Gateway request adopted by Council and as 
submitted to Department of Planning and 
Environment to be included in Ryde LEP 
2014, which will operate with SEPP 70 for 
such Planning Proposals. 
 
Meriton is also offering $8.2 Million in 
monetary contribution, which will fully fund 
Stage 2 of Christie Park upgrade. 
 
The affordable housing will be available to 
those in need via Council’s Social Housing 
Provider (Link Housing) and will be in close 
proximity to significant public transport nodes, 
being Herring Road Bus Interchange and 
Metro Rail at Macquarie Centre. Residents 
are also in close walking distance to 
significant retail, entertainment and 
commercial services within Macquarie 
Centre. Providing Council owned Affordable 
Housing assists in the provision of Affordable 
Housing options to local key workers. 
 
The upgrade of Christie Park will also provide 
improved availability of recreation and active 
space in close proximity to the development 
and other developing residential areas in the 
vicinity of the park. 
 



 
 
 
 Council Reports  Page 198 
 
ITEM 3 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

The offered benefits are provided to mitigate 
specific impacts of the development – 
providing active recreation space and housing 
for key workers, that will support new 
residents on the site, as well as the wider 
community. 
 

2. Meriton's community 
contribution is manifestly 
inadequate to justify 
development of this scale 
 

An assessment of Meriton’s initial offer (5% 
Affordable Housing, funds to upgrade 
Christie park and open space easement on 
the Site) was undertaken by Hill PDA against 
the relevant industry expectations 
(ATTACHMENT 4). This assessment 
indicated the offer was substantial, but could 
be viably increased. 
 
In response, the Affordable housing offered 
was increased from 5% to 7% as per the 
exhibited VPA. 
 
The VPA is valued at approximately $35 
million. This is in addition to the Section 7.11 
contributions and the State Infrastructure 
Contribution (SIC) payable. 
 
The value the SIC contribution is $12 million 
(according to Meriton), which places the 
package of public benefits in the vicinity of 
the recommended 50% RLV uplift benchmark 
for value capture. 
 

3. The very tiny offer by the 
developers to create some 
"affordable housing" is 
simply laughable, given the 
profits of developers. If 
Council and the government 
were serious about 
affordable housing, and 
they should be, then there 
should be a "levy" on every 
developer to provide 20% of 
all new dwellings as 
affordable housing given 
gratis to Council. For every 
development in the City of 
Ryde (none would be over 

7% of the GFA uplift for Planning Proposals 
has been recommended to Council by 
independent experts as a reasonable 
provision for Affordable Housing in respect of 
such Planning Proposals. 7% of the GFA 
uplift allows the development to remain 
feasible, rather than marginal. As such there 
is greater certainty on the delivery of the 
Affordable Housing, as the development from 
which it is derived has less financial risk.  
 
A 20% take on the total GFA would likely 
render the development unfeasible, 
preventing the delivery of Affordable Housing 
on the Site and also preventing the feasible 
delivery of any housing on the Site, reducing 
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12 storeys) and each 100 
units would mean 20 
affordable units, which 
would start to address the 
poverty issues that many in 
our society are facing. For 
this development to provide 
just 2% of units to council 
(of which only 2 meet 
accessibility standards) 
makes a nonsense of the 
offer. 
 

general housing supply and potentially having 
an adverse impact on affordability. 

4. Whilst I acknowledge the 
developer’s contribution to 
upgrade Christie Park, this 
contribution is short-sighted 
without complementary 
road upgrades to 
accommodate the 
increased patronage this 
facility will attract. Despite 
RMS recommending 
Council defer consideration 
of Laxale Towers until 
infrastructure upgrades can 
be considered, this has 
been ignored. Given the 
possible traffic problems 
outlined above, this is short-
sighted and yet another 
example of Council leaping 
before looking. 
 
It is also concerning that 
despite Laxale Towers 
being one of the largest 
ever developments in the 
history of Ryde, the 
developers’ provision of 
new infrastructure for the 
community is not also at 
historically high levels. A 
pedestrian link and 
relatively inexpensive 
upgrade to Christie Park – a 
pre-existing facility – is  

The monetary contribution offered to fund 
Stage 2 upgrade of Christie Park is not in-
significant. Stage 2 upgrade of Christie Park 
will provide in demand facilities for open 
space recreation. Christie Park upgrades will 
have regional significance and serve the 
greater population of the City of Ryde and 
beyond. 
 
In terms of road infrastructure, Council is 
quietly growing the Macquarie Park Access 
network through incentive provisions under 
Clause 6.9 of Ryde LEP 2014, via other 
Planning Agreements. These planning 
agreements relating to sites where land is 
required for fine grain roads improve wider 
road network. 
 
Further, the Developer will be providing 
monetary contributions towards state 
infrastructure, which will include State Roads, 
Buses, trains, hospitals and schools. The 
monetary contributions are usually required 
by a SIC Levy, in this case to the value of $12 
million (according to Meriton). 
 
The developer will also be providing Section 
7.11 contributions to Council, which will help 
fund road upgrades as well as upgrades to 
other essential infrastructure. 
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not an adequate trade-off 
for approving an additional 
1,256 new residential 
apartments, on a site that 
could potentially attract in 
excess of 3,000 new 
residents. These upgrades 
are nothing more than 
accents to enhance the 
profitability of Laxale 
Towers, and do little to 
meaningfully improve the 
liveability and amenity of 
the area for existing 
residents. 
 
Finally, Council frequently 
boasts of its commitment to 
social and affordable 
housing, however I find it 
inconceivable that when a 
reported 27 units are 
designated for affordable 
housing from a total of 
1,256 (equating to 2.1%) 
Mayor Laxale considers this 
“the best deal for ratepayers 
it (Council) could manage.” 
 

5. On top of this the 
development proposal only 
came with additional 
upgrades to already existing 
Christie Park, a pedestrian 
link and up to two child care 
centres. These will not in 
and of themselves be 
enough to accommodate 
the people of Ryde, Epping 
and the North Western 
suburbs, and Meriton needs 
to promise further 
infrastructure themselves 
without relying on the State 
Govt or Ryde ratepayers to 
provide it for them. This 
development must only go 

Refer to Comments in Items 1 to 4. 
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ahead if significant 
improvements to 
infrastructure including a 
new hospital, minimum of 
two schools, additional 
arterial roads, aged care 
facilities, more open space 
and public transport 
services are promised and 
provided by Meriton. As 
these have not been 
promised then it must be 
opposed. Even if these 
infrastructure proposals 
were met I would still find it 
hard to support the 
development based on the 
height and inadequacy of 
having. 
 

6. …there is no other 
community facility such as 
primary/secondary school, 
library and recreational 
grounds to meet the 
demand from traditional 
3000-4000 residents in that 
building complex 
 

Refer to Comments in Items 1 to 4. 

7. …27 alleged affordable 
housing units and $8.2 
million for the Christie Park 
sports complex is nowhere 
close to the amount of extra 
profit this greedy 
organisation will make from 
the additional 15 storeys 
they are seeking. 
 

Refer to Comments in Items 1 to 4. 

8. I have calculated the 
additional 360 dwellings this 
PP will permit will provide 
Meriton with approximately 
an additional $400million.  
While I acknowledge this is 
a rough calculation, this 
means the $66million 

The Public Access Easement will remain in 
the ownership of the Development Strata, 
whom will be responsible for its up keep. The 
easement is to allow access via the general 
public, i.e. not be restricted to residents only. 
As such Council will not bare any 
maintenance costs for the up keep of the 
public access easement. 



 
 
 
 Council Reports  Page 202 
 
ITEM 3 (continued) 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

offered to the Council in the 
Voluntary Planning 
Agreement (VPA)and the 
$12million to the State 
Government are grossly 
inadequate to compensate 
for this rezoning and to 
cover the costs to Council 
and the State Government 
to install the additional 
infrastructure which will be 
required.  This PP therefore 
represents a huge financial 
risk and loss to Ryde 
Council and the State 
Government.  I do not think 
it is good stewardship of 
rate payers’ money for the 
Council to enter into such a 
poorly paid arrangement.  
The $2million public open 
space area offered to 
Council in the VPA will 
prove to be a liability as it is 
no more than an easement, 
which obviously the 
developer hopes the 
Council will maintain in the 
future.   
 

 
In respect to the value of the public benefits 
refer to comments in Items 1 to 4. 

9. I also believe that 
community resources are 
inadequate to support the 
proposed development. 
Ryde possesses an 
undersupply of primary and 
secondary schools for the 
existing population, with a 
massive number of 
demountables struggling to 
cater for students. Unless 
new primary or secondary 
schools are opened within 
the area, I am unsure how 
the area could support the 
potential influx of students 
and families. While 

Refer to Comments in Items 1 to 4. 
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Meriton's proposed 
provision of public benefits 
is welcomed, to me it 
represents too little too late. 
 

10. The Developer's provision 
of new infrastructure as 
detailed in the proposal will 
go nowhere near 
compensating the negative 
impact this development will 
have on the local 
community. 
 

Refer to Comments in Items 1 to 4. 

11. The development proposes 
insufficient new social 
infrastructure to support the 
rapid increase in population 
that would result from this 
development. A pedestrian 
link and $8 million upgrade 
to Christie Park is not an 
adequate trade-off for 
approving an additional 
1,256 new residential 
apartments on this site. 
These upgrades are merely 
designed to enhance the 
profitability of the 
development, and do little to 
meaningfully improve the 
amenity of the area for the 
Ryde community; 
 

Refer to Comments in Items 1 to 4. 

12. There is only 27 units in the 
proposed Laxale towers 
that will be affordable for 
ordinary people, the rest 
are, as the Meriton sign 
says that is advertising at 
112 Talavera road, luxury 
apartments.  
 
The deal offered to the 
council by Meriton to 
upgrade Christie park, build 
a footbridge over Talvera 

Refer to Comments in Items 1 to 4. In 
addition, the upgrade to Christie Park is a 
Council initiated upgrade. The VPA will allow 
Council to bring the upgrade forward in its 
works plan, which will help mitigate the 
impacts of the development as well as free up 
the allocated $8.2 million Council originally 
budgeted. As such Council will be able to 
redirect $8.2 of the original allocated funds to 
another or multiple other projects in 
Macquarie Park. As such the result is $16.4 in 
infrastructure improvements. 
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road, make changes to 
traffic lights are a joke 
compared to what the 
people of Ryde will have to 
endure if this mega 
structure goes ahead.... 
Christie park is fine how it is 
currently and the traffic in 
the area is horrendous and 
we wouldn't need a 
footbridge if Laxale towers 
doesn't go ahead..... not a 
fair deal at all. It is not even 
a deal really, I'd call it more 
of a trick that Ryde council 
has fallen for. 
 

13. Further, i understand that 
the developer has offered a 
paltry $8m as an incentive 
to develop open space next 
to the development. This is 
a pathetic offer in lieu of the 
profits the developer will 
make from the project. 
Further, who will fund the 
maintenance of the park? 
 

Refer to Comments in Items 1, 4 and 8. 

14. The Voluntary Planning 
Agreement doesn’t include 
provision to provide local 
employment for these 
displaced employees or 
new residents. As a result 
of not providing local 
employment… 
 
… it provides an inadequate 
number of affordable 
units… 

The proposal does not rezone any land to 
reduce the employment potential of the site. 
 
VPAs can only include public benefits that are 
considered to be for a ‘public purpose’. 
Employment is not considered a public 
purpose under the EPA Act. Section 7.4(2) of 
the EPA Act outlines what are acceptable 
public purposes that can be included in VPA 
as follows: 
 

A public purpose includes (without 
limitation) any of the following: 
(a) the provision of (or the recoupment of 

the cost of providing) public 
amenities or public services, 

(b) the provision of (or the recoupment of 
the cost of providing) affordable 
housing, 
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(c) the provision of (or the recoupment of 
the cost of providing) transport or 
other infrastructure relating to land, 

(d) the funding of recurrent expenditure 
relating to the provision of public 
amenities or public services, 
affordable housing or transport or 
other infrastructure, 

(e) the monitoring of the planning 
impacts of development, 

(f) the conservation or enhancement of 
the natural environment. 

 
Once complete, the development will is 
anticipated to contain commercial premises. 
These are discussed in greater detail in the 
Planning Proposal reported separately within 
this business paper. 
 
In respect to the affordable housing units 
refer to Comments in Items 1 to 4. 
 

15. It is interesting to note that 
Meriton insists that the 
Council should allow for the 
amendments to go through, 
in order for them, the 
council, to benefit from the 
developer’s generosity by 
way of a substantial 
monetary contribution (by 
way of it VPA) to fund local 
road, parks and community 
facilities such as Council’s 
proposed upgrade to 
nearby Christie Park 
sporting fields as well as 
$12million to fund state 
infrastructure like major 
roads. Indeed it cites in its 
SIS “Planning for Priority 
Precincts recognises a 
need for cooperation 
between state and local 
governments to deliver 
infrastructure, including 
social infrastructure”. But 

Refer to Comments in Items 1 to 4. 
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why should one be 
sacrificed for the other? 
This smacks as bribery - 
monetary incentives that 
would be withdrawn if 
Meriton were not allowed to 
go ahead. Since when has 
the government on both a 
local and a state level 
needed to rely on monetary 
contributions towards 
needed infrastructure in the 
form of bribes from 3  
 
developers, at the expense 
of local infrastructure and 
amenities? Sacrificing its 
own development controls 
in order to fund 
infrastructure required due 
to the developments? 
These are not good reasons 
to allow this development to 
go ahead! Yes the state 
government might receive 
revenue for roads- but 
where would these roads be 
improved/built? Certainly 
not in our local area…  
The development proposes 
insufficient new social 
infrastructure to support the 
rapid increase in population 
that would result from this 
development. A pedestrian 
link and $8 million upgrade 
to Christie Park is not an 
adequate trade-off for 
approving an additional 
1,256 new residential 
apartments on this site. 
These upgrades are merely 
designed to enhance the 
profitability of the 
development, and do little to 
meaningfully improve the 
amenity of the area for the 
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Ryde community  
The touted 27 affordable 
housing units presented to 
council as an added 
incentive is a drop in the 
ocean, a mere 2% with the 
rest being sold for well over 
what the average house 
was sold for less than 5 
years ago! A laughably 
inadequate incentive. 
 

16. I believe this building is of 
excessive height and the 
offsets in terms of the 
benefits to the larger 
community are not 
proportionate. The only real 
beneficiary of this 
development will be the 
developer. The upgrading of 
Christie Park only provides 
benefits to a limited number 
of people in the community 
and the affordable housing 
component is insignificant 
when one considers the 
size of the development. 

Refer to Comments in Items 1, 4 and 12. 

 
Submission by Victor Dominello MP 
 
Further, a submission was made by Victor Dominello MP and is included as 
ATTACHMENT 5. The matters raised by Mr Dominello in relation to the draft VPA are 
discussed as follows: 
 
Item Matter Raised by Mr 

Dominello concerning the 
VPA, as quoted: 

Comment 

A. When this proposal was put 
to a confidential vote in 
November last year, Council 
had the option to either 
reject the proposal as it has 
done with other VPAs such 
as Holdmark and Yuhu, or 
support the proposal. Why 
did Ryde Council support 

All initial VPA offers are considered by Council 
in confidential session, unless the applicant 
making the offer is otherwise agreeable for the 
offer not to be ‘in confidence’. Initial VPA offers 
are usually confidential until such time that they 
are agreed and placed on public exhibition. 
Section 10A(2) of the Local Government Act 
outlines matters that enable an item to be 
confidential. In regards to initial VPA offers, 
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Item Matter Raised by Mr 
Dominello concerning the 
VPA, as quoted: 

Comment 

the proposal? In my view 
this should have been 
rejected outright.  
 

s10(A)(2)(d) usually applies, in that: 
 

(d) commercial information of a confidential 
nature that would, if disclosed: 
(i) prejudice the commercial position 

of the person who supplied it, or 
(ii) confer a commercial advantage on 

a competitor of the council, or 
(iii) reveal a trade secret, 
 

Council engaged Hill PDA to third party review 
the VPA offer from Meriton (ATTACHMENT 4). 
This assessment indicated the offer was 
substantial, but could be viably increased. 
 
In response, the Affordable Housing offered 
was increased from 5% to 7% as per the 
exhibited VPA. 
 
The VPA is valued at approximately $35 million. 
This is in addition to the Section 7.11 
contributions and the State Infrastructure 
Contribution (SIC) payable. 
 
The value the SIC contribution is $12 million 
(according to Meriton), which places the 
package of public benefits in the vicinity of the 
recommended 50% RLV uplift benchmark for 
value capture. 
 
In regards to Holdmark and Yuhu VPA offers, 
Council accepted those offers and is currently 
negotiating their final terms before they can be 
exhibited. 

B. I note that in December 
2017 Council publicised that 
the developer contributions 
from this proposal resulted 
in an upgrade to Christie 
Park. Why did Council 
advertise these upgrades 
in circumstances where 
community consultation 
had not yet commenced?  

The publication in December 2017 resulted from 
a media release of the publicly available 
Minutes of Councils Ordinary Meeting of 28 
November 2017. The resolution of the Council 
on this matter from those minutes is contained 
in the body of this report. 
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Item Matter Raised by Mr 
Dominello concerning the 
VPA, as quoted: 

Comment 

C. The development proposes 
insufficient new social 
infrastructure to support the 
rapid increase in population 
that would result from this 
development. 
 
A pedestrian link and $8 
million upgrade to Christie 
Park is not an adequate 
trade-off for approving an 
additional 1,256 new 
residential apartments on 
this site. These upgrades 
are merely designed to 
enhance the profitability of 
the development, and do 
little to meaningfully improve 
the amenity of the area for 
the Ryde community; 
 

The monetary contribution offered to fund Stage 
2 upgrade of Christie Park is significant. Stage 2 
upgrade of Christie Park will provide facilities for 
active recreation. Christie Park upgrades will 
have regional significance and serve the greater 
population of the City of Ryde and beyond. 
 
In addition, the upgrade to Christie Park is a 
Council initiated upgrade identified in Council 
analysis of the future function of the Park. The 
VPA will allow Council to bring the upgrade 
forward in its works plan, which will help 
mitigate the impacts of the development as well 
as free up the allocated $8.2 million Council 
originally budgeted. As such Council will be able 
to redirect $8.2 of the original allocated funds to 
another or multiple other projects in Macquarie 
Park. As such the result is $16.4 in 
infrastructure improvements. 
 

D. Council frequently boasts of 
its commitment to social and 
affordable housing, however 
despite only 27 units 
reserved for affordable 
housing from a total of 
1,256 (equating to 2.1%) 
Mayor Laxale considers this 
“the best deal for ratepayers 
it (Council) could manage.” 
This is especially 
concerning given the 
Mayor’s public opposition to 
the upgrades at Ivanhoe 
Estate, which will bring over 
1,000 new social and 
affordable homes, an aged 
care facility, a Catholic high 
school, 2 childcare centres 
and brand new community 
green space. Why is the 
Mayor (and by extension 
Council,) unwilling to 

The 27 affordable housing apartments are 7%  
of the GFA uplift requested via the Planning 
Proposal, which equates to 2.1% of the total 
1,256 apartments. The 7% is recommended as 
the figure that should be applied in such cases 
based on detailed analysis supporting Council’s 
Gateway request adopted by Council and as 
submitted to Department of Planning and 
Environment to be included in Ryde’s LEP, 
which will operate with SEPP 70 for such 
Planning Proposals. 
 
The Affordable Housing will be available to 
those in need via Council’s Social Housing 
Provider (Link Housing) and will be in close 
proximity to significant public transport nodes, 
being Herring Road Bus Interchange and Metro 
Rail at Macquarie Centre. Residents are also in 
close walking distance to significant retail, 
entertainment and commercial services within 
Macquarie Centre. Providing Council owned 
Affordable Housing assists in the provision of 
Affordable Housing options to local key workers. 
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Item Matter Raised by Mr 
Dominello concerning the 
VPA, as quoted: 

Comment 

support the Ivanhoe 
upgrades (which has the 
backing of Mission 
Australia,) but will support 
over 1,256 new apartments 
for overwhelmingly less 
social and affordable 
housing? 
 

 
Meriton is also offering $12 million to the State 
Government to meet its ‘satisfactory 
arrangements’ obligations in terms of State 
infrastructure provision. 
 

E. This is not a minor alteration 
of the LEP, this is a 
dramatic doubling where the 
developer, at face value, will 
make significant gain from 
the 30 additional storeys, 
and the community is not 
getting a commensurate 
gain in terms of social 
contribution. 

Hill PDA has assessed the offer 
(ATTACHMENT 4) on behalf of Council in 
terms of recent market sales (at the time in late 
half 2017) of apartments within similar mixed 
used developments in the Macquarie Park 
locality. It was Hill PDAs view that the offer (at 
$27 million in value) was significant, but could 
be viably increased. 
 
A common industry benchmark of 50% of the 
uplift in the Residual Land Value (RLV) (value 
of land after taking development costs into 
account), was used by Hill PDA to assess the 
offer. 
 
The calculated RLV by Hill PDA was $117 
million, at that time, resulting from the Planning 
Proposal. The market has softened in the past 
12 months somewhat. Hence Hill PDA states a 
public benefit offer from the applicant should be 
in the vicinity of $50 to $60 million, at that time. 
 
The current offer stands at $35 million, up from 
the original $27 million after Council resolved for 
the General Manager to negotiate a greater 
number of affordable housing apartments up to 
7% of the increase in Gross Floor Area. 
 
The current offer is considered reasonable as 
there are other inherent financial risks, such as 
the requirement under the gateway 
determination for the developer to meet 
satisfactory arrangements in regards to State 
Infrastructure either via payment of a State 
Infrastructure Levy (SIC Levy) to the State 
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Item Matter Raised by Mr 
Dominello concerning the 
VPA, as quoted: 

Comment 

Government (currently unpublished); or enter 
into a Voluntary Planning Agreement with the 
Department of Planning and Environment in lieu 
of the SIC Levy. According to Meriton, they are 
providing $12million toward State infrastructure. 
This amount should be confirmed by the 
Department of Planning and Environment 
should the Minister or their delegate be of a 
mind approve the Planning Proposal. 
 
The unconfirmed State infrastructure amount of 
$12 million combined with the $35 million offer 
to Council places total value capture over and 
above standard Section 7.11 developer 
contributions at $47 million. In a softening 
market, this is in the vicinity of the 50% RLV 
recommended value capture and therefore 
considered a commensurate social contribution. 
 

 
Acceptability Test – VPA Policy 
 
Council’s VPA Policy contains an acceptability test to be applied to all VPA offers: 
 
Acceptability Test Comment 
(a) Is the proposed Planning 

Agreement directed towards a 
proper and legitimate planning 
purpose having regard to the 
statutory planning controls and 
other adopted planning 
policies and infrastructure 
strategies and the 
circumstances of the case? 

 

Yes – the Public Benefits offered by the 
Developer are considered to be legitimate 
planning purposes as: 

a. Affordable Housing is listed as public 
purpose under Section 7.4(2) of the 
Environmental Planning and 
Assessment Act 1979 (EPA Act) and 
is required for Planning Proposals 
under Council’s Interim Affordable 
Housing Policy. 

b. Part 4.5 of City of Ryde Development 
Control Plan 2014 (DCP), Section 5 
outlines the need for Open Space and 
Public Domain in Macquarie Park. 
 

(b) Does the proposed Planning 
Agreement provide for a 
reasonable means of 
achieving the relevant 

Yes – The Applicant has offered to provide an 
‘enforcement bond’ of $500,000 to cover 
Council’s costs if it defaults on the agreement 
and Council is forced to take legal action in 
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Acceptability Test Comment 
planning purpose and securing 
the relevant public benefit? 

 

the Land and Environment Court. 
Further the cash contribution of $8.2 million is 
to be paid prior to the issue of any 
Occupation Certificate to any residential 
component of the development. 
These security provisions provide some 
comfort to Council, but are not entirely risk 
free. In the event of a default, there is no 
guarantee that the Court can fully enforce the 
developer’s obligation and a Private Certifier 
may issue an Occupation Certification 
(unlawfully) without regard to the Planning 
Agreement. 
 

(c) Will the proposed Planning 
Agreement produce outcomes 
that protect the public interest? 

 

Yes – The enforcement bond goes some way 
towards protecting the public interest as 
‘community’ funds will not be required to 
enforce the VPA in the event that the 
Applicant defaults. 
 
Delivery of the offer is in the public interest, 
as the Key Worker Housing will provide an 
affordable housing option for key workers in 
Macquarie Park; the development will provide 
for additional open space; and the 
improvement of Christie Park. 
 

(d) Are there any relevant 
circumstances that may 
operate to preclude Council 
from entering into the 
proposed Planning 
Agreement? 

 

No – the draft VPA has been publicly 
exhibited for 28 days. The public exhibition 
period did not result in any submissions that 
provided substantiating evidence as to why 
Council shouldn’t enter into the VPA. 
 

(e) Will the proposed Planning 
Agreement provide benefits 
that bear a relationship to the 
delivery of services and 
infrastructures within the LGA? 

 

Yes – the Applicant’s offer provides 
affordable housing as required by Council’s 
Interim Affordable Housing Policy; open 
space in accordance with the City Ryde DCP; 
and a monetary contribution towards the 
Stage 2 improvement of Christie Park in 
accordance with the Master Plan. 
 
Further, the Applicant has provided a Social 
Infrastructure Statement (SIS) by Elton 
Consulting (ATTACHMENT 2) on their behalf 
supporting the Planning Proposal and VPA 
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Acceptability Test Comment 
Offer. The SIS concludes that the open space 
offered within the development will meet 
‘passive’ open space needs of the future 
residents, whilst the commitment to upgrade 
Christie Park, which is within walking distance 
of the site, will offset the likely added 
pressure from the development on the 
demand for ‘active’ open space. 
 

(f) Is the quantum of the Public 
Benefit commensurate with 
the value of the Development 
Contribution? 

 

Yes – Council engaged Hill PDA to provide a 
3rd party assessment of the value of the offer. 
This is addressed in the body of this report. 

 
Options 
 
Option 1 – Council Enter into the VPA 
 
It is recommended that Council enter into the VPA to secure the public benefits 
offered by the Developer. The final consent authority for the Planning Proposal, for 
which the VPA relates, is the Greater Sydney Commission currently. Hence should 
the State Government see fit to approve the Planning Proposal Council will be able to 
receive the Public Benefits offered by the Developer. 
 
Option 2 – Council reject the offer to enter into the VPA 
 
This course of action is not recommended as Council is not the final consent 
authority in regard to the Planning Proposal. Hence a rejection of the VPA offer could 
result in the Planning Proposal being made by the State Government with no Public 
Benefit derived from the development to the local community. In this scenario all 
public benefits offered by the Developer in relation to the Planning Proposal will be 
foregone. 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 288 
 
ITEM 3 (continued) ATTACHMENT 3 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 297 
 
ITEM 3 (continued) ATTACHMENT 3 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 300 
 
ITEM 3 (continued) ATTACHMENT 4 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 308 
 
ITEM 3 (continued) ATTACHMENT 4 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 309 
 
ITEM 3 (continued) ATTACHMENT 4 

Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
2018. 
 

 
  



  
 

Council Reports  Page 310 
 
ITEM 3 (continued) ATTACHMENT 4 
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Agenda of the Extraordinary Council Meeting No. 16/18, dated Tuesday 4 December 
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