
Draft Central District Plan

Submission_id: 32171
Date of Lodgment: 18 Dec 2017
Origin of Submission: Email

Organisation name: Mirvac
Organisation type: Industry
First name: Daniel
Last name: Brook
Suburb: 2000

Submission content: See Attached

Number of attachments: 1 

Powered by TCPDF (www.tcpdf.org)

http://www.tcpdf.org


15  December  2017 

Central District Commissioner 
Greater Sydney Commission 
PO Box 257  
Parramatta 2124 

Dear Commissioner, 

RE: VICTORIA ROAD PRECINCT, RYDALMERE – SUBMISSION TO THE DRAFT CENTRAL 
DISTRICT PLAN 

Thank you for the opportunity to submit on the revised draft Central District Plan. Mirvac 
owns a 36,540sqm parcel of land at Victoria Road, Rydalmere. The site is occupied by a 
circa 20,000sqm 1950’s industrial building. 

We have participated in ongoing discussions with the other key land holders in the Victoria Road 
Precinct regarding both the Precinct’s future and that of the wider area. Mirvac has made 
representations on behalf of the land holders in the Precinct in the context of the strategic planning 
underway across the Greater Parramatta area. This has also included consultation and discussions 
with the Parramatta City Council. The entire precinct is 23.49 hectares and contains only six 
landowners.  

The unfragmented nature of the site and its key location allows for a range of possibilities which could 
stimulate economic growth, increasing diversity of employment and provide a range of housing 
options consistent with the intent of the strategy. 

The Vision supports and builds on the foundations of the Greater Parramatta to the Olympic 
Peninsula (GPOP) vision and its key directions. Mirvac supports the Greater Sydney Commission’s 
strong aspirations for the renewal and growth of the Greater Parramatta area and the NSW 
Government’s current and planned infrastructure investment in the area, including the proposed 
Parramatta light rail project.  

GPOP is and will continue to rapidly transition from its historic industrial uses to a multi-use urban 
environment. Mirvac believes this is a function of the decreased road performance and high land 



values in the area. These factors make it less attractive and affordable as a location for traditional 
industry. Competition from areas in the Western Sydney Employment Area with comparatively lower 
land values and better access to regional road networks including the M4, M5 and M7 motorways has 
assisted this transition, resulting in increased demand for higher order uses in the Precinct. 
 
Mirvac has responded to the following strategic documents applying to the site, including;  

- The draft Greater Sydney Region Plan 
- the revised draft Central District Plan, and  
- the Greater Parramatta to the Olympic Peninsula (GPOP) vision document.  

 
A review of these documents has informed the preparation of a Vision for the Victoria Road Precinct 
and its potential to contribute towards meeting the objectives of these key strategy documents. 
 
This Vision is attached to this letter as Appendix A. 
 
Mirvac requests that GSC consider and support the attached vision for the Victoria Road precinct in 
their ongoing investigations for the Greater Parramatta area. We would welcome the opportunity to 
discuss the above and contribute further to the planning underway in this important strategic area.  
 
Please do not hesitate to contact me at should you require any further 
information on the attached submission.  
 
 
Yours sincerely, 
 

 
 
Richard Seddon 
General Manager, Industrial 
Mirvac Group 
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The Victoria Road Precinct in Rydalmere North (the Site) lies 
within the Greater Parramatta and Olympic Park Peninsula 
(GPOP) area. It is strategically located close to the 
Parramatta CBD and adjacent to the Camellia Precinct and 
Western Sydney University campus.   

The Victoria Road Precinct fronts this major urban road and is 
bound to the north and west by Subiaco Creek and local 
residential area to the east. The scale of the site represents a 
unique opportunity to deliver a mixed-use employment hub on 
an under-utilised site in the future,  supporting  the  economic  
objectives  and  employment  needs  of  the  area  into the 
future.  

The  23-hectare  site  is  currently  zoned  IN1  General  
industrial  and  is  comprised  of  6  main landholdings.   The   
building   typology   is   generally   older   style,   large   format   
industrial warehousing  and  manufacturing  facilities.  The  
buildings  are  primarily  owner  occupied  and increasingly  
unsuitable  for  their  operations  of  their operations, as 
evidenced by the transition of users from this precinct to the 
M4 and M7 corridors. 

The site will benefit  from  ongoing infrastructure  investment  
across  Greater  Sydney  by  the  NSW  Government,  notably  
the Parramatta light rail project, with 2 stops proposed in 
walking distance on James Ruse Drive.  

Redevelopment of the site as outlined in this vision statement 
will enable a diverse mix of land uses at the site and generate 
the potential for increased job density at the site across a 
range of industry sectors, consistent with both the local and 
state strategic visions to deliver increased employment 
density in the area and Sydney’s central city.
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Established as a priority growth area in A Plan For Growing 
Sydney 2014, the 4,000 Ha Greater Parramatta and Olympic 
Peninsula (GPOP) area and its transformation is being planned for 
and championed by the Greater Sydney Commission (GSC).  

Rydalmere is identified as being a 'new living and working area' 
with 'potential for targeted growth in existing areas' and 'major 
renewal in areas connected by light rail'. 

The vision for GPOP's transformation into a successful inner-
urban hub includes the establishment of the following four 
precincts:  

1. Parramatta CBD and Westmead Health and Education Super 
Precinct. 

2. Next  Generation Living  from Camellia to Carlingford.  

3. Essential Urban Services, Advanced Technology and Knowledge 
Sectors in Camellia, Rydalmere, Silverwater and Auburn.  

4. Olympic Park Lifestyle Super Precinct. 

The Victoria Road Precinct forms a core part of the future 
Camellia to Carlingford – Next Generation Living precinct 
and will contribute to the strategic activation of this area by 
combining a mix of housing types "with nearby education, 
research, retail, recreation and entertainment facilities". 

The site also forms part of the Essential Urban Services, 
Advanced Technology and Knowledge Sectors proposed in 
the Greater GPOP region.  

Rydalmere's proximity to the Wester Sydney University campus, 
history of industry and proximity to strategic centres means that 
the Victoria Road Precinct is ideally located to contain urban 
services, advanced technology and knowledge based employment 
uses.

4

STRATEGIC CONTEXT

Greater Parramatta and Olympic Peninsula (GPOP)

GPOP Vision, Greater Sydney Commission



35GOAL ONE: SYDNEY’S COMPETITIVE ECONOMY
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The  NSW  Government’s metropolitan  strategy  A  Plan  for  Growing  Sydney 2014, 
established the following key directions to drive employment growth in the Greater 
Parramatta area; 

- Direction 1.2: Grow Greater Parramatta - Sydney's second CBD. 

- Direction 1.3: Establish a new Priority Growth Area - Greater Parramatta to the Olympic 
Peninsula. 

- Direction 1.4: Transform the productivity of Western Sydney through growth and investment. 

Redevelopment of the Victoria Road Precinct as a mixed use employment hub is consistent 
with these priorities, and will generate greater employment density and investment in the area. 

The Precinct is located in the 'Central City' of the vision for Sydney as a ‘Metropolis  of  Three  
Cities’, outlined as a key strategy of the updated regional plan - Towards our Greater Sydney 
2056. The Precinct supports the 'Central City' as an area of future growth, supported by 
infrastructure investment, job generation and economic growth.  

Draft West Central District Plan 
Supporting  the  District  Plan’s  objectives  for  employment  growth, new dwellings and 
delivery of the GPOP Priority Growth area vision, redevelopment of  the Precinct  will  
facilitate a mix of land uses, including employment opportunities at significantly increased 
densities. 

Rydalmere is identified in section 4.35 of the draft District Plan - Create housing capacity in 
the West Central District as having high potential for mixed use renewal areas. The Victoria 
Road Precinct is one such site due to its "strategic location, large lot sizes, ageing assets 
needing renewal" and position "within 1 kilometre of new light rail stops". 

The viability of denser employment outcomes on key sites such as the Victoria Road Precinct 
is directly linked to the ability for businesses to access a labour force that will work in higher 
knowledge industries.  

To attract a suitable workforce and business investment in the GPOP area the district plans 
must have a mandate for sites that combine a mixture of land uses, with high amenity for 
future employees and residents.
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STRATEGIC CONTEXT

Greater Parramatta to Olympic Peninsula Growth Area, 
A Plan For Growing Sydney, NSW Government 2014

GPOP Greater Parramatta and the Olympic Peninsula, 
Greater Sydney Commission, October 2016

A Plan for Growing Sydney / Towards Our Greater Sydney
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Subiaco Creek Corridor 
The existing vegetation and riparian corridor of Subiaco Creek 
is one of the sites significant attributes. Vegetation will be 
preserved along the creek and open space corridor. The 
space provides an opportunity to deliver recreational and 
community facilities including playing fields and walking and 
cycling paths. The creek corridor will provide respite and 
amenity for future workers and residents. 

Retail Centre 
The Victoria Road Precinct represents a significant 
opportunity to accommodate and deliver a new retail centre to 
service the future development and the surrounding areas. As 
highlighted in the retail gap analysis, the nearest centre to the 
site is Westfield Parramatta which is located  over 4 
kilometres away. Rhodes, West Ryde and Eastwood centres 
are all located 5 kilometres or further from the Victoria Road 
Precinct. 

View Corridors 
The site lies across a local ridge line affording views to the 
Subiaco Creek Corridor, to Parramatta and Sydney CBDs and 
to the Parramatta River. 

Lot Sizes 
The Victoria Road Precinct is a site with an existing large lot 
subdivision pattern. This is a unique opportunity as a total of 6 
landowners, whose land holdings represent a 23ha 
consolidated site, support the transition of the area to a mixed 
use precinct.
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Transport Connectivity 

The Victoria Road Precinct in Rydalmere North is well 
connected to public transport and road networks.  

ROAD 

Victoria Road connects the site to the Parramatta and Sydney 
CBD's. The site is located north of the M4 Motorway and has 
access to the motorway system via major arterial roads.  

LIGHT RAIL 

Located within walking distance to two stations on the 
proposed Parramatta Light Rail line, the site is positioned to 
optimise planned public transport infrastructure and provide 
good transport amenity to future employees and residents.   

BUS 

The site benefits from direct access to express bus services 
along Victoria Road. These services connect to Eastwood, 
Burwood, Sydney CBD and Parramatta. Via connection to 
Parramatta other regional centres can be accessed directly 
via bus. 

FERRY 

In walking distance of the site, the Rydalmere ferry terminal 
allows for direct access to suburbs in the Inner West and the 
Sydney CBD on the Parramatta Ferry. 
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Flooding 
Located adjacent to Subiaco Creek, the site will require 
detailed assessment of flood affectation. In a 100 year floor 
event there would be flooding in the locality and at the site, 
concentrated along the northern and western extents, along 
Subiaco Creek. The development of future masterplans for 
the site will be informed by flood management strategies and 
the protection of Subiaco Creek hydrology. 

Ecology 
The ecology of the Subiaco Creek corridor is Blue Gum High 
Forest that is classified and endangered under the 
Threatened Species Conservation Act 1995, NSW. 
Development will require careful consideration to 
conservation of the Subiaco Creek ecology that may 
constrain opportunities. 

Noise 
The site is located with frontage to Victoria Road, a major 
arterial road that links west and east Sydney. The high traffic 
volumes conveyed by this road result in noise impacts to the 
site. The concept masterplan and future planning of the site 
should provide a commercial buffer of employment uses to 
shelter other more sensitive uses in the site from noise 
impact.  
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CONSTRAINTS

BIODIVERSITY MAPRIPARIAN LANDS AND WATERWAY MAP

Parramatta LEP 2011 (notated by fjmt) Parramatta LEP 2011 (notated by fjmt)

VICTORIA ROAD STREET FRONTAGE LOCAL ROADS
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Extend Street Grid 
Integrating the proposed mixed use precinct with the local 
fabric starts with the extension of existing streets east of the 
site and alignment with streets to the north of Subiaco Creek 
and south of Victoria Road. 

Wattle Street and Pine Street become important streets in the 
urban quarter. All streets open vistas to the open space and 
vegetation of the Subiaco Creek corridor.  

The street grid is the foundation of a legible and permeable 
urban structure and provides for flexible and efficient land 
use. 

Street, Square and Green 
A Main Street parallel to Victoria Road forms an east-west 
commercial and retail spine. The street is an extension of Pine 
Street and leads to Subiaco Creek in the west.  

A north facing square connects the Main Street through to 
the Green Spine. The Central Square is the urban heart of the 
Victoria Road Precinct offering new activated public domain. 
The new main square, in addition to the retail precinct, will 
provide amenity for the increasing density of working 
population at the site. 

The Green Spine is a series of parks and spaces for passive 
and active recreation that terrace down the contours to the 
walking trails of Subiaco Creek. The spine also forms a buffer 
and transition between the living and employment zones of 
the site. 

9

DESIGN PRINCIPLES
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Scale and Use Transition 
Employment floor space is aligned with Victoria Road, 
providing efficient access from the road and public transport 
network and forming a buffer to the residential and 
community uses to the north. 

The built form uses the site topography to accommodate 
office, high tech industry and retail space in mid rise buildings 
along the Victoria Road frontage that reduce in scale as the 
land rises. Toward the centre of the site, street wall buildings 
give definition to the streets of the urban core.  

At the northern edges of the site, the building forms engage 
with the bushland landscape, spreading as fingers and 
stepping down to form roof terraces overlooking the creek 
corridor. 

Block Structure 
The concept for Rydalmere North allows for staged delivery 
and apportions open space roads and employment uses to 
each existing major land parcel.  

The open space network includes a playing field, tennis courts 
and basketball courts.  
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DESIGN PRINCIPLES
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3.  Cultivate a world-class education, research and 
enterprise eco-system across Parramatta CBD, 
Westmead, Rydalmere and Olympic Park. 

To promote the development of these uses, zoning and built form 
controls need to change to accommodate the critical mass of 
employees and population needed to make such areas viable. 
Amenity and service areas need to be included in zoning outcomes 
to make sites attractive for redevelopment and to the types of 
knowledge based workers in these sectors.  

A supply of attractive and affordable accommodation in close to this 
eco-system will be key to its success. The Victoria Road Precinct is 
strategically located adjacent to the Western Sydney University 
campus and has the scope to deliver on this objective. 

5.  Transform Camellia, Rydalmere, Silverwater and Auburn 
into 21st Century essential urban service, advanced 
technology and knowledge assets.  

Modern industry and advanced technology uses have extremely low 
off-site amenity impacts  compared to historic industrial uses. 
Increasingly the types of businesses that want to be located in the 
Central West market (GPOP area) are seeking facilities with higher 
office components as the nature of their operations continues to 
advance with 21st century technologies.  

At the Victoria Road Precinct, the zoning and built form controls are 
not capable of accommodating high density employment uses and 
the area will not transform under these controls. The proposal 
advocates a  greater  mix  of land uses  and  amenity  for a future 
workforce.  

The existing uses at the site have a small component of essential 
urban services and can be maintained and accommodated in the 
future. 

7.  Design Parramatta as our central ‘30-minute city’, with 
good connectivity within GPOP and beyond to the 
north, south, east and west.  

In a '30-minute city' people need to be provided with the opportunity 
to live close to where they work and have access to a range of land 
uses in close proximity to their home. A range of housing types, retail 
and other non residential service uses that cater to the demographic 
that will work in the area are essential ingredients of a '30-minute 
city'.  

Large lot areas such as the Victoria Road Precinct are suitable for 
precinct rezoning and a multi use approach to development that can 
bring the '30-minute city' vision to life. 

8.  Deliver a rich mix of housing to create inclusive and 
diverse ‘inner-city’ liveability across GPOP, to attract 
and retain talent. 

GPOP needs to facilitate a higher density of housing with access to 
good retail amenity, open space and services to suit the needs of the 
working population forecast to occupy the area. 

'Inner-city' living areas have access to a comparatively larger mix of 
uses than other forms of accommodation. They are characterised by 
a high level of services including retail, entertainment and 
environmental amenity. The  Victoria Road Precinct  has  been  
designed  to  accommodate  a  range  uses that reflects this 'inner-
city' living vision. 

9.  Adopt a 5-10 percent (subject to viability) affordable 
rental housing target for nominated urban renewal 
areas for very low to low income households. 

12. Shape attractive and effective built environments and 
public spaces that reflect a focus on great urban design 
and environmental excellence. 

A concept masterplan prepared for the Victoria Road Precinct has 
been prepared by fjmt. This concept masterplan presents a well 
considered and attractive response to the features of the site and 
the opportunities and constraints unique to the Precinct. 

The north  of  the  site has poor connectivity and exposure to passing 
trade on Victoria Road, yet a comparatively high level of amenity and 
connection to green space, lending itself to a greater residential mix. 
Areas  adjacent  to  and  fronting  Victoria  Road  have  good  
exposure  and  are  more attractive to commercial, industry and 
service uses.

11

VISION There are 12 key directions identified by the GSC to drive the GPOP Vision. The 
Victoria Road Precinct will deliver on 6 of these key aims as outlined below: 
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The concept masterplan for the Victoria Road Precinct in 
Rydalmere North is focussed on delivering quality living 
environments, high public benefit and amenity, and well 
placed employment uses.    

The precinct proposes a mix of employment and living 
functions and the masterplan configures the uses from public 
to private; high density to low density; south to north. 

The urban design principles guiding the masterplan will 
collectively create an integrated, open and legible urban 
structure. 

The elegant grid of the existing neighbouring streets are 
extended and overlaid with the organic movement of Subiaco 
Creek. All streets lead to open space and vistas to green will 
characterise the ground level experience.  

The concept proposes a generous proportion of open space 
that is distributed across the existing land holdings allowing 
staged delivery of balanced city quarters and equitable access 
to open space amenity. 

The primary site entries are from Victoria Road. Employment 
uses and a Retail Centre address this important arterial road 
and form a buffer to quieter streets and spaces beyond.  

The east-west Main Street forms a commercial focus and 
address and is linked to the green spaces by the north facing 
Public Space, the heart of the Victoria Road Precinct.  

To the north and west, unique fingers of apartments step 
down the topography toward Subiaco Creek affording outlook 
and broad north facing roof terraces. Living in a parkland 
setting with the services and convenience of the city. 

12

MASTERPLAN
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LAND USE
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CONCEPT MASTERPLAN
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CONCEPT MASTERPLAN
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Campus Workplace 

The proximity of the Victoria Road Precinct to Western 
Sydney University and Parramatta CBD, and it’s position in 
the GPOP, place it ideally to accommodate high technology 
industries and contemporary workplaces for the next 
generation of smart jobs.  

Low scale, campus style workplaces will be integrated in the 
mixed use precinct. 

Retail Centre 

Fronting Victoria Road and the Main Street, the Retail Centre 
is positioned in the concept masterplan for convenient access 
within and from outside the Victoria Road Precinct.  

The Retail Centre will serve the existing and new local 
communities including the University of Western Sydney 
campus and will support the employment functions in the 
precinct. 
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CHARACTER AREAS

DARLING QUARTER _ FJMT

EAST VILLAGE _ VICTORIA PARK
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Parkland Living 

The Victoria Road Precinct concept masterplan embraces the 
topographical and landscape qualities of the site, in particular 
the Subiaco Creek corridor to the north and west. A unique 
opportunity exists to offer living in a parkland setting with all 
of the services and convenience of a mixed use quarter. 
 
By drawing the landscape into the site, the concept 
masterplan expands the open space amenity and enjoyment 
offered to new residents. A range of housing types can be 
delivered with appeal to existing locals downsizing, families 
close to employment and services, and students studying at 
University of Western Sydney. 

Public Domain 

The Plaza is the central gathering place and urban focus of 
the concept masterplan.  

The Main Street is the primary east-west movement path 
parallel to Victoria Road and the address for the Retail Centre 
and Campus Workplace tenancies. 
 
The street network through the mixed use heart of the 
concept masterplan will deliver legibility, permeability and 
vibrancy. An active public domain will be enjoyed by workers 
in research, technology and allied industries, by residents and 
by visitors to the Victoria Road Precinct.
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CHARACTER AREAS

ORION SPRINGFIELD CENTRAL _ MIRVAC

HAROLD PARK_ MIRVAC
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SUMMARY

The Victoria Road Precinct has the potential to transition 
over time to include a range of land uses more suitable 
to meet the strategic objectives of the GPOP and 
'Central City' visions, championed by the Greater Sydney 
Commission. 

The proposal for the Precinct outlined in this Vision 
Document would greatly increase employment density 
at the site and help meet district targets for new 
dwellings as outlined in the Draft Central West District 
Plan. 

A sensitive urban design concept prepared for the 
Precinct by fjmt studios forms the basis of the proposed 
urban renewal of the site and shows the potential of this 
strategically located 23 Ha site. 

Positioned adjacent to the Western Sydney University 
Parramatta campus and in close walking distance to the 
proposed Light Rail project, the Precinct will benefit 
from this industry link and government infrastructure 
investment. 

To deliver the Victoria Road Precinct, zoning and 
planning controls will need to be updated through a 
detailed precinct planning process. 
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