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13 December 2017 
 
Maria Atkinson  
Eastern City District Commissioner 
Greater Sydney Commission 
Locked Bag 7064 
LIVERPOOL BC NSW 1871 
 
To Maria Atkinson, 
  
Re: Submission to Draft Eastern City District Plan 

 

1. Introduction 

Mecone congratulates the Greater Sydney Commission (GSC) on the continued work that 
has been undertaken to date relating to the Regional and District Plans. Mecone has 
prepared the following submission to the Draft Eastern City District Plan on behalf of Turrella 
Gardens Pty Ltd, who control land at 61-139 Turrella Street, Turrella. 

Mecone has been working alongside the landowners of 61-139 Turrella Street to identify the 
site’s development potential in light of: 

• The precinct’s changing housing and employment profile;  
• The Government’s strategic planning direction and announcement of the Turrella 

Priority Precinct; and 
• Surrounding development activity over the past few years. 

This submission offers support to the GSC’s Draft Eastern City District Plan and recommends 
amendments to the ‘Productivity Priorities and Actions’ to remove any inconsistencies that 
would pre-emptively restrict future land use and development opportunities of the Turrella 
Priority Precinct before the Dept. of Planning and Environment’s (DPE) parallel process has 
been finalised. 

2. The Site 

The site at 61-139 Turrella Street, Turrella is part of approximately 3.5ha of land located 
between Turrella Street and the T8 Train Line (the subject area – see Figure 1).  A range of 
industrial buildings and uses exist across the site and opposite the train line. Land on the 
opposite side of Turrella Street currently contains low-density residential development; 
consisting primarily of single detached dwellings.  

The subject area is within the former Rockdale Council Local Government Area (LGA), which 
now forms part of the Bayside Council. The site is subject to the controls within the Rockdale 
Local Environmental Plan 2011, which identifies the site in the IN2 Light Industrial zone.  

The western most portion of the subject area is approximately 250m from the Turrella Station, 
whilst the eastern portion of the subject area is approximately 600m from the Wolli Creek 
Interchange Station, ensuring the entire subject area within the 800m walkable catchment of 
a train station. The T8 Train line, which can be accessed from both Wolli Creek and Turrella 
Stations services stations from Macarthur, Sydney Airport through to Town Hall. In addition to 
the T8 Train Line, Wolli Creek Station also services the South Coast and T4 Train Lines, which 
provide access to Sydney Eastern Suburbs and South Coast via Sydney CBD.  
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Figure 1 Subject Area (Source: SiX Maps modified by Mecone) 

3. Strategic Context 

Mecone has reviewed the Draft Eastern District Plan against the desired outcomes for the 
subject area as they exist in the Draft Greater Sydney Regional Plan and other strategic 
planning instruments prepared by the Department, Greater Sydney Commission and 
Council. The submission is broadly supportive of how the following objectives have been 
presented in the Draft Eastern District Plan; 

- Infrastructure and Collaboration 
o The subject area is in the vicinity of existing and proposed transport infrastructure 

including the Wolli and Turrella Train Stations, Westconnex, F6 (Westconnex to 
President Ave) as well as the visionary extension of the South East mass transit/train 
link to Miranda and therefore reflects the objective to increase residential capacity 
around infrastructure investment.  

o In addition to being sited near potential future infrastructure projects, the subject site 
is located within the walkable catchment of the existing Wolli Creek and Turrella 
Train Station. Increasing the capacity of this existing transport infrastructure to 
service additional development capacity is seen as a better a better outcome to
locating development in areas requiring new transport infrastructure to service the 
new jobs and housing.  

- Liveability 
o The Wolli Creek Town Centre, train lines and low-density residential development 

contain the subject area. This pocket of land is afforded good access to open 
space and public transport. The locality is physically constrained, but has good 
access to employment activity. Providing well designed residential development in 
the area contributes towards providing self-contained communities, which show to 
have improved health, resilience and social connection.  

o The Eastern District has a dwelling need of 42,900 dwellings within the next five (5) 
years, of which the Bayside LGA is to provide for 10,150 dwellings. This dwelling 
target is the largest within the Central District outside of the City of Sydney LGA. 
Residential development on the subject area can contribute towards meeting these 
dwelling targets by providing homes in a suitable location.  

- Productivity 
o The site is located within 30 minutes of the Harbour Metropolitan City Centre as well 

as the Trade Gateway and Global Economic Corridor (as described within the Draft 

Turrella 
Station 

Wolli Creek 
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Subject Area 
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Greater Sydney Region Plan). This, combined with the physical isolation of the site to 
other major employment uses, means that the site is unlikely to be able to attract 
significant employment generating activity. Further, the site is not identified within a 
Commercial office Precinct or Local Centre. As such, it is better suited to providing 
local housing, retail and services to serve the immediate locality.  

The opportunity of the subject area and surrounding locality to be considered for future 
mixed-use development in accordance with the above objectives is reflected by the locality 
being identified as a Priority Precinct ( see Figure 2) by the Department of Planning on 1 June 
2017.    

It is understood the Department is currently undertaking infrastructure, traffic and other 
studies to inform the planning of the precinct. No detailed planning controls have been 
identified. Further detail will be presented in a Precinct Plan to be released in 2018, however 
the intention is for the locality to increase the capacity for growth of jobs and housing.  

Figure 2 Turrella Priority Precinct (Source: Department of Planning and Environment modified by 
Mecone) 

Subject 
Area 
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4. Review of the Draft Eastern City District Plan 

Mecone has reviewed the Draft Eastern City District Plan. Broadly, Turrella Gardens Pty Ltd is 
supportive of the Directions and Priorities being incorporated into Draft Eastern City District 
Plan. A review of the relevant Directions and Priorities applicable to the subject area have 
been detailed in Table 1 below.  

Table 1 – Draft Eastern City District Plan 

Direction Priority Comment 

Infrastructure and Collaboration 

A city supported by 
infrastructure 

Priority E1: Planning for a city 
supported by infrastructure.  

SUPPORT 

Increasing the development capacity of 
the locality would reflect land use 
planning that maximises the use of existing 
transport infrastructure.   

Similarly the site has existing access to 
water, power, sewer and other urban 
utilities.  

With significantly greater physical access 
to public transport and surrounding road 
network the area south of the train line 
within the Priority Precinct is best suited to 
make use of existing infrastructure 
connections.  

Priority E2: working through 
collaboration 

SUPPORT 

The subject area is identified within an 
identified Priority Precinct, which is located 
in the vicinity of the Bayside West Priority 
Growth Area. The success of the locality is 
based on the delivery of land uses and 
infrastructure that can best utilise the 
existing surrounding utilities and built form. 
The area south of the rail line is best sited 
to be planned and serviced for higher 
density urban development.  

Liveability  

Celebrating diversity 
and putting people at 
the heart of planning. 

Priority E3: Providing services 
and social infrastructure to 
meet people’s changing 
needs.  

SUPPORT 

The Bayside LGA will see some of the 
greatest growth in both school aged 
children and elderly in the next 30 years. 
The locality will benefit from provision of a 
mix of dwelling typologies supported by 
additional urban services.  

The development of these localities will  
require significant urban services and that 
will provide for these growing populations.  

Priority E4: Fostering healthy, 
creative, culturally rich and 
socially connected 
communities.  

SUPPORT 

There is opportunity to provide a diverse 
housing typology to cater for the rich mix 
of cultural activity within the Eastern 
District. The areas south of the train line 
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Table 1 – Draft Eastern City District Plan 

Direction Priority Comment 

can be developed for a mix of spaces that 
will integrate new communities with the 
traditional existing residential communities. 
Areas north of the train line will have to 
ensure that the train line does not operate 
as a physical barrier between communities 
and inclusiveness can be fostered.  

Giving people housing 
choices

Priority E5 Providing housing, 
supply, choice and 
affordability with access to 
jobs and services.  

SUPPORT 

As previously outlined the Bayside LGA is 
expected to deliver 10,150 new homes in 
the five years from 2016-2021. The subject 
area south of the train line is perfectly 
suited to diversify the housing supply in an 
area that has traditionally been occupied 
by single detached dwellings. Furthermore, 
access to the train line will connect these 
homes with the additional 662,000 jobs 
(baseline estimate), which will be 
concentrated in Strategic Centres, the 
Eastern Economic Corridor, Trade 
Gateway and Sydney CBD all within 30 
minutes of the precinct.  

Designing places for 
people 

Priority E6: Creating and 
renewing great places and 
local centres and respecting 
the Districts heritage.   

SUPPORT  

The portion of the Turrella Priority Precinct 
located south of the train line is afforded 
the fortunate opportunity to build on and 
contribute to the existing surrounding 
urban character. Land north of the train 
line will be separated from these existing 
localities and are required to contrive a 
character. Similarly the land south of the 
train line is best located to contribute to 
the surrounding community by being able 
to provide urban services to the benefit of 
the surrounding established locality.   

Productivity 

Creating conditions for 
a stronger economy 

Priority 9: Growing 
international trade gateways 

SUPPORT 

The subject areas locality in relation to the 
Sydney Airport and Port of Botany makes it 
attractive to freight logistics and some 
industrial pursuits. It is important to ensure 
that these uses are catered for in portions 
of the Turrella Priority Precinct where 
impact is mitigated. This would likely be on 
the northern side of the rail line where the 
intensive uses are physically separated 
from existing sensitive residential land uses.  

Developing a more 
accessible and 
walkable city 

Priority E10: Delivering 
integrated land use and 
transport planning and a 30-
minute city.  

SUPPORT 

Considering the location of the site in 
relation to existing and future transport 
infrastructure, the site will be increasingly 
accessible to the greater Sydney Region. 
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Table 1 – Draft Eastern City District Plan 

Direction Priority Comment 

Increasing employment generating 
activity on the site: 

- improves access to local jobs and 
services. 

- proactively identifies the site for 
future employment growth. 

- locates employment activity close 
to public transport improving 
walking and cycling. 

- optimises the use of transport 
infrastructure investment.  

Creating conditions for 
a stronger economy 

Priority E12: Protecting 
industrial and urban services 
land.  

OBJECT 

The Plan provides a prohibition of the 
reconsideration of all industrial land for 
residential and mixed use purposes. This 
conflicts with the identification of the 
subject area as part of the Turrella Priority 
Precinct. Further justification and grounds 
to the objection is provided in the section 
of this submission following this table.   

Sustainability 

Valuing green spaces 
and landscape 

Priority E14: Protecting and 
improving the health and 
enjoyment of Sydney 
Harbour and the District’s 
Waterways.  

SUPPORT 

The area of the Turrella Priority Precinct 
north of the train line abuts Wolli Creek. 
Future development of this locality is 
required to not only consider the existing 
state of the waterway but improve on the 
conditions.  

The area abutting Wolli Creek is burdened 
by the need to minimise fill and retain 
flood storage capacity as well as provide 
water quality improvement mechanisms.  

 Priority E17: Increasing urban 
tree canopy cover and 
delivering Green Grid 
Connections.   

The traditional industrial nature of the site 
has restricted the opportunity for greening 
of the locality. The provision of plantings 
(where possible) in activity nodes will 
support the increase in creative green 
spaces and landscape.  

The primary objection to the Draft Eastern City District Plan is the blanket approach to 
protecting employment land without permitting any future land use diversity. This conflicts
with the objectives that support the urban renewal of the Turrella Priority Precinct. The conflict 
is most evident in Action 50 of the Plan, which mandates the following action to be 
undertaken by Council’s and other planning authorities; 

“Manage industrial land in the Eastern District by protecting all industrial zoned land 
from conversion to residential development, including to mixed use zones”  
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This Action appears represents a prohibition of the redevelopment of industrial land for the 
purposes of residential or mixed use pursuits. While we agree that employment land within 
the precinct and the wider Sydney area needs to be protected and grown, a blanket 
prohibition on any land use flexibility and diversity within existing industrial zones is unlikely to 
enable optimal planning and development outcomes. 

The Turrella Priority Precinct is generally contained by Wolli Creek (and associated 
environmentally sensitive area) to the north, east and west, with existing low-density 
residential land to the south. With the train line running directly through the centre of this 
area, the portion of the Turrella Priority Precinct to the north of the train line has historically 
been suitable for industrial uses, due to the physical separation from residential uses south. 
The precinct’s location in relation to the Port of Botany and the Sydney Airport may make the 
locality suitable for some freight and similar land uses, however ensuring these uses are 
separated from the residential activity is important to maintain an appropriate level of 
amenity. Furthermore portions of the land north of the train line may be unsuitable for 
residential activity due to flooding and environmental constraints associated with Wolli 
Creek.  

There is a trend of traditional large footprint industrial activity moving to Western Sydney due 
to the ability to develop purpose built facilities (at a lower cost) along major transport routes. 
The Draft Eastern City District Plan acknowledges this trend and the need to reconsider the 
use of traditional industrial localities in urban areas for other employment generating 
activities.  

It must be recognised that the containment of the Turrella Priority Precinct by existing 
railways, waterways and low density residential development, as well as being located in the 
vicinity of the Global Economic Corridor, Port of Botany and Sydney CBD, dramatically 
decreases the viability for long term employment activity in the subject area. Furthermore 
the Rockdale Urban Strategy 2011 identifies Wolli Creek as a Town Centre to service the 
surrounding residential development. Land south of the rail line is closer to existing residential 
development and provides a greater opportunity to increase housing supply and diversity. 
The provision of some urban services to support the existing and future residential 
development should be considered in this location above the provision of industrial and 
commercial activity.  

Furthermore, a blanket prohibition on any change of land currently zoned for industrial 
purposes preempts the outcomes of the detailed strategic work the Department has 
commenced for the Priority Precinct. 

5. Conclusion 

The Draft Eastern City District Plan is generally supported, in the identification of the subject 
area for urban renewal as the Turrella Priority Precinct. The Draft Plan, however, appears to 
have a major internal conflict, where it mandates the protection of any industrial land from 
future consideration for residential or mixed-use development. The wording of Action 50 
within the Draft District Plan could be interpreted to prohibit Council or other planning 
authority from executing the Turrella Priority Precinct, as a changing mixed use precinct well 
serviced by public transport.  

This submission has highlighted that the retention of the Turrella Priority Precinct purely for 
industrial purposes may not be viable and that the precinct’s optimal future uses should be 
appropriately explored through the Priority Precinct strategic planning process. 
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The application of statements such as Action 50 within the Draft Eastern City District Plan may
compromise the strategic planning work being undertaken for the Precinct and should be 
amended to enable the Priority Precinct work to continue. 

Please don’t hesitate to contact me on  if you 
would like to discuss this submission further. 

Kind Regards 

Kate Bartlett 

Director
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