
 

 

 
Council Meeting 

AGENDA NO. 11/19 
 
 
 
Meeting Date: Tuesday 24 September 2019 
Location: Council Chambers, Level 1A, 1 Pope Street, Ryde 
Time:  7.00pm 
 
 

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

NOTICE OF BUSINESS 
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Agenda of the Council Meeting No. 11/19, dated Tuesday, 24 September 2019. 
 

SUPPLEMENTARY REPORT 

7 RYDE CENTRAL - RESULTS FROM COMMUNITY CONSULTATION AND 
PROJECT STATUS UPDATE  

Report prepared by: Director - Corporate Services 
       File No.: GRP/09/5/14 - BP19/989  
 

 
REPORT SUMMARY 
 
This report provides: 
 

1. the results from a recent community consultation exercise with respect to the 
proposed redevelopment of the Ryde Central site;  

2. an outline of the project governance implemented to date; 
3. an update on the status of the redevelopment proposal; and 
4. a Proposed Action Plan that outlines the body of work to be undertaken 

between now and March 2020. 
 
An extensive community consultation exercise was undertaken between 26 June and 
25 August 2019. The exercise, themed “the New Heart of Ryde – Ryde Central”, was 
widely promoted through a variety of mediums with a total ‘reach’ of almost 2 million 
people, involved the engagement of over 13,000 people and resulted in 2,149 
individual responses. 
 
The results from the community consultation exercise indicate 85% support for the 
proposed redevelopment.  
 
Significant focus on project governance has established a Project Charter 
underpinned by a suite of documents including a Project Management Plan, a 
Procurement Plan, a Risk Management Plan, a Probity Plan and a Stakeholder 
Engagement Plan, all of which are substantially advanced.   
 
Importantly, the proposed redevelopment has progressed from a masterplan concept 
to a much more refined concept that not only responds to the issues raised during 
community consultation but also from a team of technical experts (consultants) who 
have helped shape the refined concept. 
 
Council is now at the stage where it has completed approximately 20% of the 
necessary design. A legal and procurement framework has been established to 
assist Council navigate its way through a competitive tender process to gauge market 
interest in the project. 
 
The results of the tender process will be reported to Council in March 2020. 
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RECOMMENDATION: 
 
(a) That Council acknowledge the community consultation feedback received on 

the Ryde Central Redevelopment Proposal; and 
 
(b) That Council endorse the Proposed Action Plan contained within this report. 
 
 
ATTACHMENTS 
1  Ryde Central Community Consultation Report  
2  Artist Impressions  
3  Capital Expenditure Guidelines  
4  Financial Summary - CONFIDENTIAL  
  
Report Prepared By: 
 
Steven Kludass 
Director - Corporate Services  
 
Report Approved By: 
 
George Dedes 
General Manager  
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Discussion 
 
Council, at its meeting on 28 May 2019, resolved to endorse a Preliminary Business 
Case that included an initial masterplan concept and to proceed with a Proposed 
Action Plan that included: 

 
1. Formal Community Consultation; 
2. Progressing the initial masterplan concept to a more detailed and refined 

concept, using the input of technical experts;  
3. An indicative timeframe that would enable Council to consider awarding a 

Design and Construct tender in March 2020; and 
4. A budget to help facilitate all of the above 

 
Formal Community Consultation Feedback 
 
Formal community consultation on the Ryde Central Redevelopment Proposal 
commenced on Wednesday 26 June 2019 and concluded on Sunday 25 August 
2019. The extensive community consultation involved a range of communication 
methods including signage, displays, print media and digital (including e-newsletters 
and social media). 
 
Exposure was significant with a ‘reach’ of almost 2 million people. The proposal 
featured in 5 community newspapers (including 2 local newspapers), was the subject 
of 15 media articles, involved the distribution of approximately 3,600 flyers to local 
owners/occupiers and formed content in the annual rates notice newsletter to local 
ratepayers. The proposal featured prominently in social media applications such as 
Facebook, Instagram, Twitter, LinkedIn and WeChat, together with other international 
social media applications. 
 
There were over 7,000 subscribers to Council’s e-newsletter and over 7,000 views on 
Council’s ‘The New Heart of Ryde’ website link. 
 
Over 70 sessions were held during the 61 days of community consultation with more 
than 13,100 people engaged. 
 
The results of the community consultation exercise yielded a total of 2,149 individual 
responses across a range of mediums including on-line, kiosk displays, drop-in 
sessions, phone surveys, a Facebook poll and written submissions. 
 
From the responses received: 
 

1. 85% of respondents indicated support for the proposal 
2. 6% of respondents indicated they were unsure or undecided, and  
3. 9% of respondents indicated they did not support the proposal. 
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The results indicate strong and unprecedented support for the Ryde Central 
Redevelopment Proposal. The total cost of the community consultation was well 
within the budget allocated for this purpose.  
 
A copy of the Community Consultation Report is provided for in ATTACHMENT 1. 
 
Project Governance  
 
Following council’s resolution to proceed with the masterplan concept on 28 May 
2019, it was important to institute appropriate project governance to help facilitate the 
necessary due diligence required for a project of this magnitude. The Project Charter 
is an integral part of the project’s intended journey as it formally establishes the 
vision, mission, guiding principles, delivery methodology, governance and risk 
management parameters for the project. 
 
The Project Charter is underpinned by a suite of documents, including: 
 

1. Project Plan (includes the project brief) 
2. Project Management Plan (includes the financial management plan) 
3. Procurement Plan (includes the tender strategy and process) 
4. Stakeholder Engagement Plan (includes the community consultation plan) 
5. Risk Management Plan, and 
6. Probity Plan 

 
Key Statements within the Project Charter include the Vision and Mission Statement, 
and Guiding Principles for the project.  
 
Vision Statement 
 
Ryde Central will be recognised as ‘The Heart of Ryde’. A smart, vibrant and 
accessible space connecting community, cultural and civic life. An iconic centre that 
we are proud to call our own. 
 
Mission Statement 
 
The project will deliver a well-planned, contemporary and accessible built form and 
public space that caters to our diverse community.  Ryde Central will reflect the 
character of our City, acknowledge our history, promote sustainability and respond 
flexibly to our needs.  A destination where we come together to connect, collaborate, 
create and celebrate. 
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Guiding Principles 
 
The project must: 
 
1. Be viable and affordable; 
 
2. Enable Council to retain 100% ownership of the site and be developed without 

any residential development on the site; 
 
3. Deliver a much needed and enhanced Community and Cultural Centre (which is 

significantly larger than that currently provided on the site) with flexibility of that 
space to cater for a diverse range of community needs; 

 
4. Re-establish Council’s civic and administrative presence on the site through 

development of a new administration and civic centre (which then negates the 
need for Council to rent space elsewhere);  

 
5. Provide opportunities for additional income streams from complimentary uses 

(e.g. additional commercial space, F&B retail outlets and a childcare centre) for 
which there is an assessed market demand; and 

 
6. Ensure development is undertaken in a thoughtful way with a low scale / low 

impact use of the site with purposefully integrated green space, landscaping and 
public domain. 

 
Project Governance Framework 
 
In order to manage the project through its journey, it is vitally important to establish 
appropriate systems, processes and hierarchies that clearly identify roles, 
responsibilities, terms of reference, reporting relationships, information flows and 
decision making. 
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The following diagram is an illustrative example of the project governance 
implemented for the Ryde Central Redevelopment Proposal. 
 

 
 
 
As evidenced from this diagram, there are many roles and responsibilities involved in 
delivering a project of this magnitude. Assembling the right team (internal and 
external) with the requisite skills, experience and knowledge is fundamental to 
success.   
 
Risk Management  
 
The risk management approach for Ryde Central Redevelopment Proposal will be 
undertaken by a progressive and iterative process, broadly as follows: 
 
• Firstly, initial focus is on capturing the opportunities of what Ryde Central can 

offer to ensure that the Vision is realised and that possibilities are identified and 
examined (pre the Design & Construct tender);  

• Secondly, a balanced opportunity and risk managed focus during design 
development, initially with the design consultants and then with the Design & 
Construct Contractor to achieve a design to the agreed budget; and 

• Ultimately, a risk managed approach through the construction phase to deliver the 
development within the budget and quality/performance parameters established 
by Council. 

 
The risk management planning and framework process is being facilitated by an 
independent external consultant (Jardine Lloyd Thompson) working with Council’s 
Risk Management team and the Project Control Group. 
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Project Status 
 
Refined Concept Plans: 
 
The Ryde Central Redevelopment Proposal continues to evolve. The masterplan 
concept presented to council earlier this year has been refined via the input of 
external technical experts (consultants), feedback received from the recent 
community consultation exercise and strategic input provided by the Project Director, 
Project Manager and executive members of the Project Control Group.  
 
A total of 16 consultants have been engaged to assist with the project to date.  
Areas of discipline include project management, project strategy and direction, 
design architecture, civil, structural, mechanical and hydraulic engineering, 
environmentally sustainable design, town planning, urban design, heritage, 
landscape architects, acoustic specialists, building services management, waste 
management services, information and communication technology services, traffic 
and transport planning, quantity surveyors, and legal services.  
 
Combined, these consultants are helping refine the concept to a stage that will 
enable Council to concurrently lodge a Development Application and proceed to 
Tender, should Council wish to do so. Copies of the latest artist impressions are 
provided for in ATTACHMENT 2. 
 
Primary Uses and Inclusions: 
 
The Council administration building comprises a ground floor plus 5 levels and 
includes: 
 
• Council Chambers, Committee Rooms and Meeting Rooms; 
• Council office space; 
• Commercial office space (including provision for a child care centre); and 
• Rooftop food and beverage space 
 
The Multipurpose Cultural and Community Centre includes: 
 
• Community performance space with retractable seating (accommodating over 

700 people) that converts to function space (accommodating over 400 people); 
• Rehearsal space; 
• Combined activity spaces that can be divided into 3 smaller spaces (catering for 

a wide range of activities such as ballroom dancing and other social and 
community uses); 

• Meeting rooms; and 
• An Art Gallery  
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A prominent public domain, connecting the two primary uses, will be complemented 
by a small retail offering, soft landscaping, on-site basement parking and integrated 
connectivity from both northern and southern overhead bridges (extending from Top 
Ryde Shopping Centre). 
  
Proposed Action Plan 
 
The Ryde Central Redevelopment Proposal has progressed to a point where Council 
can now concurrently consider the following course of action: 
 

1. Submit a Business Case (consistent with the Capital Expenditure 
Guidelines) to the Office of Local Government; 

2. Lodge a Development Application; and   
3. Advance to a tender process via an Expression of Interest 

 
1. Office of Local Government (OLG) Capital Expenditure Guidelines 
 
The Capital Expenditure Guidelines (2010) have been developed to assist NSW 
councils prepare Capital Expenditure Reviews. Capital expenditure is incurred when 
a council spends money to buy, construct, renovate or acquire an asset. 
  
The Guidelines are issued pursuant to section 23A of the Local Government Act 
1993. 
 
The Guidelines have been designed to encourage councils to evaluate major capital 
expenditure by means of a consistent methodology, improve the quality of council’s 
analysis performed in supporting all forms of project funding and capital expenditure, 
and enable the financial impact of projects on a council to be quantified, identified 
and controlled.  
 
Specific requirements are established within the Capital Expenditure Guidelines. For 
the Ryde Central Redevelopment Proposal, the following requirements are 
considered minimum and will feature in Council’s Business Case submission to the 
OLG: 
 

1. An outline of the proposed Project 
2. A justification of the need 
3. An assessment of Council’s capacity to manage the project to completion 
4. Project priority relative to other council projects 
5. Project alternatives considered 
6. Financial Implications 
7. Public consultation, engagement and feedback 
8. Project Management Plan 
9. Risk Management Plan 
10. Probity Plan 
11. Tender Strategy & Process, and 
12. Periodic Project Reporting  
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It is important to note that the OLG does not approve or reject project proposals, 
however it does have the right to review the process undertaken by Council for the 
project. 
 
A full copy of the OLG Capital Expenditure Guidelines is provided for in 
ATTACHMENT 3. 
 
2. Lodge Development Application 
 
In order to proceed with the project, a development permit will need to be obtained 
via the lodgement of a Development Application.  This application will not be 
assessed by Council but will, as is appropriate for a project of this nature and scale, 
be referred for determination to the Sydney North Planning Panel. 
 
The project will follow the usual processes including a review by the Urban Design 
Review Panel and a pre-lodgement meeting with Council. The Urban Design Review 
Panel is a panel of independent professionals who will assess the project on its urban 
design merits and good design principles, against Council’s codes and policies. This 
project is within the type of developments that need to be referred to Council’s Urban 
Design Review Panel before formal lodgement of a Development Application. 
Feedback from these processes will ultimately influence and shape the final form of 
the Development Application that is submitted. 
 
It is proposed that the DA will be submitted by the end of October 2019 so that it is 
well advanced by the time any decision is made to award a contract, pursuant to the 
tender process. Once a tender is awarded, the successful contractor will be 
responsible for assisting Council to achieve the necessary development permits and 
approvals required to construct the project.  This would include assisting Council in 
any negotiations with concurrence agencies such as RMS, Ausgrid and Sydney 
Water. 
 
The approval process is expected to take approximately 12 months during which time 
it is proposed that the design of the project will continue to progress from its current 
state to approximately 50% detailed design.  
 
3. Proposed Tender Strategy and Process 
  
The proposed delivery methodology for the project is via a Design and Construct 
(D&C) contract, as previously outlined in the Preliminary Business Case endorsed by 
Council in May 2019. The use of an Australian Standard D&C contract (AS4902) is 
proposed with appropriate amendments to minimize risk exposure for Council. 
 
By the time Council lodges the Development Application, an estimated 20% of the 
design will have been completed. The successful tenderer will be expected to 
complete the remaining 80% design, obtain development approval and construct the 
development in its entirety. 
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The proposed tender strategy comprises a single ‘Request for Tender’ process 
divided into two stages: 
 
• Stage 1 – EOI (Expression of Interest) 
• Stage 2 – RFT (Request for Tender) 

 
A Request for Tender will only be issued to those who have demonstrated relevant 
skills, experience, capability and capacity in their EOI submission. 
 
The successful contractor from the RFT will deliver the project in 2 phases: 
 
• Phase 1 - ECI (Early Contractor Involvement) methodology, whereby the 

successful tenderer will be required to progress design to 50% completion, 
finalise the Development Application and confirm price using a bespoke ECI 
Deed.  

• Phase 2 - D&C Contract (tailored form of AS4902), whereby the successful 
tenderer will be required to complete design and construct the project in its 
entirety. 

 
The ECI will set out the rules governing the transition between the two delivery 
phases. 
 
Procurement Process 
 
Procurement will be carried out in accordance with the Tendering Guidelines for 
NSW Local Government (October 2009) (Tendering Guidelines), the Local 
Government (General) Regulation 2005 (LG Regulation) and the Local Government 
Act 1993 (LG Act). In particular, the procurement process will be carried out 
consistent with the Standards of Behaviour and Ethical Principles specified in section 
1.2 of the Tendering Guidelines which include honesty and fairness, accountability 
and transparency, consistency, no conflict of interests, rule of law, no anti-competitive 
practices and no improper advantages. 
 
Probity and Confidentiality  
 
An external Probity Advisor will be appointed (as an independent participant) to 
assure adherence to correct probity principles and procedures, including: 
 
• Providing probity guidance through the development of a Probity Plan; 
• review and comment on procurement related documentation (e.g. evaluation 

plans and reports); 
• observe key meetings throughout the procurement process (e.g. bidder 

presentations, clarification meetings and evaluation panel meetings); and 
• provide advice to the members of the Evaluation Panel. 
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The Evaluation Panel, the Manager Procurement and the Probity Advisor will be 
required to complete necessary Declaration of Interests and Confidentiality 
Agreements. 
 
Indicative Tender Timeline  
 
The following diagram illustrates the indicative timeline from commencement of EOI 
to completion of RFT assessment. This timeline enables a tender evaluation report to 
be completed by February 2020 and a report to be considered by Council in March 
2020.  
 
 
 
 
 
 
 
 
 
   
 
 
 
 
 
 
Financial Implications 
 
Construction cost estimates relating to the refined concept have been prepared by 
independent Quantity Surveyors. It is important to note that the estimates are based 
on only 20% design and may be subject to change as the design progresses. 
Furthermore, it is critical to note that the results of a tender process are likely to 
provide a far more indicative figure of the ultimate project cost. That will not be known 
until the results of the tender are reported to Council in March 2020. 
 
Notwithstanding the above, a financial assessment of the project has been 
undertaken using information drawn from the quantity surveyor’s construction cost 
estimates and other independently obtained demand analysis and value assessment 
information that assists Council’s operating income and expenditure forecasts for the 
project. 
 
A Financial Summary of the project is provided for in ATTACHMENT 4 – 
CONFIDENTIAL.        
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Conclusion 
 
At 85% support for the project, the results from Council’s recent community 
consultation exercise indicate strong support for the Ryde Central Redevelopment 
Proposal. 
 
Council has advanced the masterplan concept to a point where Council can now 
concurrently consider the following course of action: 
 

1. Submit a Business Case (consistent with the Capital Expenditure 
Guidelines) to the Office of Local Government; 

2. Lodge a Development Application; and   
3. Advance to a tender process via an Expression of Interest 

 
The results of the tender process would be brought back to Council for its 
consideration in March 2020. 
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