
 

 

 

 

11 April 2017 

 

Maria Atkinson AM 

District Commissioner 

Greater Sydney Commission 

 

Dear Ms Atkinson, 

This letter has been prepared on behalf of Billbergia Group and Fife Capital, who are jointly developing the 
subject site at 27 Leeds Street, Rhodes (Subject Site) owned by Fife Capital.  Billbergia Group and Fife 
Capital have engaged Urbis to review the draft Central District Plan in respect to its implicatio
redevelopment potential and future uses.   

The Subject Site consists of a warehouse and ancillary office building and is located the western side of the 
Northern Railway Line at Rhodes within Canada Bay Local Government Area, and is legally described as Lot 
121, DP 561569. The site has a total area of 10,952 sqm (1.09 Ha).  

Industrial buildings are located to the east. The area on the southern side of Leeds Street, opposite the site 
is characterised by detached residential dwellings. To the west is the Blaxland Road boat launch ramp, John 
Whitton Bridge and further west in the Rhodes West urban renewal area, characterised by mid to high rise 
multi-unit housing, mixed use, retail and commercial development. 

The Subject Site has a frontage to the Parramatta River foreshore, is within 800 m to Rhodes Train Station, 
and is located within the Rhodes East Priority Growth Precinct Investigation Area. 

Urbis has prepared a separate submission to the Greater Sydney Commission (GSC) on behalf of Billbergia 
and Prolet, who own land within the Rhodes East Priority Growth Precinct study area, currently under 

program. The Subject Site was considered with the Billbergia and Prolet submission. 

A Concept Proposal has been prepared for the Subject Site for a mixed-use development comprising 
residential units, including affordable housing units for essential workers, commercial office premises, retail 
tenancies, a public foreshore reserve, and a new ferry wharf. The preparation of a Concept Proposal seeks 
to demonstrate to the GSC how this large site within the Rhodes East Precinct could be best developed to 
deliver some of the key initiatives of the draft District Plan for the Rhodes Strategic Centre that align with the 
sustainable strategic land use and transport principles, including: 

 30-minute city  The provision of a new ferry wharf with a bus interchange at the northern end of 
Rhodes will improve the public transport capacity, with additional connections to employment centres 
of Parramatta and Central Sydney; 
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 Liveability  Increased housing supply within the Rhodes strategic centre and an urban renewal 
corridor, including accordable rental housing for essential workers; 
 

 Productivity  Provision of commercial office premises and local retail uses, that add to contribute 
to employment growth in the Rhodes Strategic Centre; and 
 

 Sustainability  Locating people within walking distance of services and amenities, the provision of 
additional public transport infrastructure. 

The key to the success of the 30-minute city is the promotion of the concept of living close to employment 
and recreational opportunities. Providing more housing within walking distance to employment opportunities 
including at Rhodes, supports the concept of a 30-
principles means more housing in centres where businesses what to be.   

The identification of Rhodes as a Strategic Centre makes it a priority location for an employment centre, 
mixed uses, and higher housing densities.  For the full potential of Rhodes to be realised, jobs and housing 
need to be connected with access to local amenities and services. 

The following land use strategies are recommended for planning Rhodes East in recognition of the strategic 
contribution that the area can make to supporting the Rhodes Strategic Centre: 

1. Rhodes East Priority Growth investigation area must be expanded to include all business zones; 
 

2. Land in Blaxland Road zoned B1 Neighbourhood Centre and the Rhodes Business Park zoned B7 
Business Park should be rezoned to B3 Commercial Core with commensurate changes to heights 
and FSRs to increase the capacity of these properties to accommodate the employment targets 
contained in the Draft District Plan; 
 

3. Land north of the existing B1 Neighbourhood Centre zone between Blaxland Road and Concord 
Road and the Parramatta River be rezoned R4 High Density Residential, including the Subject Site 
to accommodate increasing housing, local retail and recreational opportunities to support 
employment growth in Rhodes Strategic Centre; and 
 

4. In recognition of the distance from Rhodes Strategic Centre the eastern side of Concord Road 
should be zoned for low and medium density housing to provide a mix of detached dwellings, town 
houses, medium-scaled apartments. 

Figure 1 maps these recommended land use strategies. The Subject Site is shown with a thin red outline. 

The Concept Proposal includes a mix-use concept, which includes a range of residential and non-residential 
uses. Future zoning of the Subject Site should not preclude the opportunity for commercial premises 
including office premises to co-locate with residential and retail uses, in this high amenity location. 
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Figure 1  Rhodes Strategic Centre: Recommended Land Use Structure Plan 
Subject Site shown with thin red outline 
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The site is zoned  under the Canada Bay Local Environmental Plan 2013. 
Residential development is prohibited in this zone.  
 
The site is within a larger Strategic Foreshore Site, known as the Leeds Street precinct, pursuant to part 4 
of Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005 (SREP 2005). SREP 2005 
provides that development consent may not be granted for the carrying out of development unless there is a 
Master Plan for the site, or the Minister waives the requirements for a Master Plan.  
 

 
The subject site has a long history of planning applications seeking to develop a mix of affordable rental and 
market housing. 
 
On 2 September 2010, the then Director General of the Department of Planning & Infrastructure (DP&I) 
issued a Site Compatibility Certificate in accordance with the provisions of State Environmental Planning 
Policy (Affordable Rental Housing) 2009 for an affordable rental housing proposal on the site, comprising 
500 residential dwellings of which 251 were proposed to be used for affordable housing. The certificate was 
valid for 2 years. 
 
In November 2010, a Concept Plan Application and Stage 1 Project Application were lodged with the 
department. The applications were declared to be major projects, but the declaration was subsequently 
revoked with the commencement of the Environmental Planning and Assessment Amendment (Part 3A 
Real) Regulation in October 2011, as the Environmental Assessment Requirements had not been issued for 
the Concept Plan and Stage 1 Project.  
 
On 23 December 2011, a Stage 1 development application was submitted to the City of Canada Bay 
Council for a development consistent with the Site Compatibility Certificate. On 6 June 2012, the Sydney 
East Joint Regional Planning Panel refused the development application for various reasons, including, bulk, 
scale and height, visual, shadowing and overlooking impacts; the lack of a master plan for the strategic 
foreshore site; and incompatibility of the proposal with surrounding land uses.  
 
On 9 September 2012, the then Director General issued another Site Compatibility Certificate for an 
affordable rental housing proposal on the site, comprising 450 residential dwellings of which at least 225 
would be used for affordable housing for a period of 10 years, and associated parking. The certificate is valid 
for three years, and expired on 9 September 2015.  
 
In December 2012, the applicant submitted a request for the Minister to call-in an application as State 
significant development (SSD). The application included 450 residential dwellings, of which 225 would be 
affordable housing units under the National Rental Affordability Scheme (NRAS), car parking, café, 
landscaping and open space and public domain works including a public foreshore walkway. The Applicant 
withdrew the application before the department concluded its review and referred the matter to the Planning 
Assessment Commission.  
 
In December 2013, the applicant submitted a request to the Minister for Planning to declare a project for a 
residential development of 450 residential units, including at least 225 affordable housing units as State 
significant development (SSD). The proposal included the dedication of a section of foreshore and the 
assistance with the delivery of a new public ferry wharf for Rhodes. An indicative design for residential flat 
buildings included buildings of between 4-15 storeys in height. On 19 June 2014, the SSD Call-in Request 
was rejected by the Minister on the recommendation of the Planning Assessment Commission as it was 
considered there was nothing specific about the application that distinguishes it from other residential 

o discuss the 
proposal with Council through the development application process.  
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Key observations from the 2014 application from various key stakeholders include: 
 

 Housing NSW supported the proposal for affordable housing, due to the lack of affordable housing 
in Canada Bay and the Inner West Region.  

 
 Transport for NSW (TfNSW) was consulted on the 2014 proposal in relation to the potential ferry 

terminal. TfNSW had investigated the potential for a ferry wharf at Rhodes. Initial investigations 
found it would be unlikely to locate a ferry wharf at 27 Leeds Street due to navigational concerns and 
the location of the boat ramp. It is also noted that TfNSW advised that it would be more likely that 
any new ferry wharf would be located further to the west, on the other side of the John Whitton 
Bridge.  
 

 Canada Bay Council raised the following key objections and concerns with the 2014 application:  
 

 The site should not be developed in isolation from the remainder of the Leeds Street precinct; 
 

 Request a coordinated and consistent planning approach for the entire precinct, including a 
precinct-specific Development Control Plan;  
 

 The site and precinct is identified in strategic planning documents for industrial purposes;  
 
 Height and scale of the proposal likely to have significant environmental impacts on the 

foreshore and the low scale residential development on the southern side of Leeds Street;  
 
 opment as it is effected by fill and is 

potentially contaminated; and 
 
 Lack of employment uses.  

 
In considering the proposal for declaration of the project as a State Significant Development, the Minister 
sought the opinion of the Planning Assessment Commission (PAC). The PAC found that the proposal did not 
meet the criteria for State and regional planning significance. The PAC noted 
Plan for the site and surrounding foreshore, and encouraged Canada Bay Council to accelerate the proposal 

 
 
Key observations from the planning application history for the Subject Site are: 
 

 The importance of a Master Plan for the site and surrounding foreshore area; 
 

 The recognition of the need for affordable housing and support for affordable housing as part of the 
site redevelopment; 
 

 Need to investigate fill on the site with any contamination assessments before changing to a 
residential use;  
 

 Need to consider employment uses;  
 

 Need to further consider navigational conditions adjacent to Rhodes East; and
 

 The height and scale should have regard to surrounding context. 
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There has been consultation with key stakeholders regarding the Concept Proposal in particular Transport 
for NSW. Further detailed investigations will be necessary to determine the precise location for the ferry 
wharf, based on TfNSW specifications and requirements. 

 
In 2014 Council, DPE and the Future Cities Collaborative of the University of Sydney are investigating 
opportunities for new homes, jobs, shops and cafes, community services and open spaces in Rhodes East 
(Figure 3). Where Rhodes West has evolved into a successful model of transit-oriented development, 
Rhodes East has remained generally at low housing densities with predominantly 1 and 2 storey single 
dwelling houses on relatively large lots (typically 500 to 1,000 sqm).  

The foreshore area to the north consists of large industrial lots with no public foreshore access (Figure 3). 

Figure 3  Rhodes East Priority Growth Precinct Investigation  Study Area 

 

Council drafted a set of principles to guide these investigations. The draft principles include: 

 Sustainability  Reducing water and energy use; 
 

 Transport  Prioritise walking, cycling and the use of public transport over private vehicles;  
 

 Housing  A range of new homes to meet different household needs;  
 

 Affordability  Deliver affordable housing for key workers in the area;  
 

 Waterfront Access  Provide continuous public access to the Parramatta River foreshore; and  
 

 Public Spaces  Provide high quality and pedestrian prioritised public spaces with passive surveillance. 
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Whilst these broad principles are sound, however what has emerged in discussions with Council and the 
DPE is the promotion of a medium density housing outcome driven by transport capacity constraints, on the 
assumption of current peak travel patterns, which are predominantly to outside of Rhodes. 

Urbis prepared a separate submission on behalf of Billbergia and Prolet on the draft Central District Plan in 
relation to their landholdings in the Rhodes East precinct, including the Subject Site. The key findings and 
recommendations of the submission are summarised, as follows: 

 There is a misalignment in the planning investigations that are underway by the DPE and Council for 
Rhodes East and the aspirations for Rhodes as a Strategic Centre in the Draft Central District Plan; 
 

 The study area fails to recognise the opportunity to cater to the demand and desirability of Rhodes 
as an office precinct well serviced by transport services and amenities, or capitalise on the proximity 
of Concord Hospital Health Precinct; 
 

 We do not believe that the current investigations into Rhodes East for medium density housing led 

deliver employment growth, supported by high density housing to realise the status of Rhodes as a 
Strategic Centre in the draft Central District Plan; 
 

 We support the designation of Rhodes as a Strategic Centre within the new hierarchy of centres; 
 

 The draft District Plan and the detailed planning of Rhodes East should be providing opportunities for 
this Strategic Centre to meet its employment targets that need to be supported by high density 
housing to promote containment so that more people are living close to where they work, consistent 
with the 30-minute city objective that underpins the Draft District Plans; 
 

 The planning of Rhodes East presents an opportunity to holistically consider Rhodes as a Strategic 
Centre.  The study area should be expanded to include the neighbourhood centre and Rhodes 
Corporate Park to accommodate the employment targets established in the draft District Plan; 
 

 Rhodes is capable of accommodating the employment growth targets in the Draft Central District 
Plan. If our recommendation to rezone the existing B1 Neighbourhood Centre at Blaxland Road and 
Rhodes Business Park to B3 Commercial Core is implemented with commensurate increases in 
FSRs and Height of Building standards, Rhodes will be capable of accommodating additional high 
value employment uses to meet the employment targets established in the draft Central District Plan. 
 

 Development that occurs in Rhodes East is expected to be staged, with the development timeframes 
linked with transport infrastructure enhancements and community needs being met. Continued 
investment in metropolitan transport network will see improvements in the capacity of the services 
available to meet the Strategic Centre aspirations for Rhodes in the Draft Central District Plan.  
 

 Transport infrastructure in the Central District will be completed including Sydney Metro, West Metro, 
serving Sydney Olympic Park and Westconnex. These public transport and regional road 
improvements and initiatives in the Draft Central District Plan to increase the attractiveness of 
Rhodes as an employment centre and will support additional housing capacity in the medium to 
longer term.  The current investigations into Rhodes East must not plan out longer-term capacity 
opportunities. 
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A Concept Proposal has been developed for the Subject Site, which supports this submission to the Greater 
Sydney Commission for a mixed-use development, public foreshore reserve, and an integrated ferry and bus 
interchange.  The Concept Proposal is distributed over five (5) distinct building footprints ranging in height 
from 8 storeys to 37 storeys, comprising:  

 661 residential units incorporating a variety of apartment types, sizes and affordability that range from 1 
bedroom to 3 bedroom units in two (2) tower buildings (Towers 1  37 storeys) and Tower 2  25 
storeys); 

 Affordable residential rental units for essential workers in a 10 storey tower (Tower 3); 

 Retail and commercial uses, including a separate 8 storey commercial office building (Tower 4);  

A public foreshore reserve provides public access to the Parramatta River foreshore, where currently it is not 
available.  New pedestrian pathways through the site between Leeds Street, Blaxland Road and the 
proposed foreshore reserve. Buildings range in height with the maximum height of 37 storeys located to the 
south-western corner of the site addressing Blaxland Road and aligning with the northern railway corridor.  
Lower scaled buildings front the foreshore.   

 
In summary, the Concept Proposal will enable the creation of a thriving and successful mixed use 
development with a distinct sense of place, and a unique destination that includes public amenity with a ferry 
wharf and bus interchange, public plazas and foreshore open space. The concept proposal and subsequent 
redevelopment will have a range of benefits, including: 

 Employment creation - New jobs on the site comprised of commercial office and retail jobs; 

 Housing supply  a total of 661 residential units; 

 Affordable housing  Additional affordable residential units, increasing the affordable housing stock 
within the City of Canada Bay LGA. The recognition of the need for affordable housing and support for 
affordable housing as part of the site redevelopment; 

 Public transport integration: 

 Ferry service - Undertaking of an agreement with Roads and Maritime Authority (RMS) to build 
a new ferry wharf adjacent to the site and accessed from the public foreshore reserve that will 
provide services to the employment centres of central Sydney and Parramatta; and 

 Bus and ferry interchange - Funding of new bus stops on Blaxland Road adjacent to a new 
ferry wharf to provide an interchange. 

These public transport initiatives will improve the connectivity and accessibility of the site, in an area that 
is already serviced by local bus routes and railway. 

 Ecologically Sustainable Development  The redevelopment of the site will provide the opportunity to 
incorporate several Ecologically Sustainable Development (ESD) measures into the future development 
on the site, including sustainability strategies such as water sensitive urban design, planting of native 
plant species, enhancement of the waterfront and riparian zone of the site, and improvement of 
stormwater quality flowing off the site into the harbour; and 

 Consistency with the principles for the Rhodes East Priority Growth Precinct by providing a mix of 
land residential and employment uses, foreshore open space and public access. 
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Figure 1  Ground floor plan 

 

Figure 2  Residential tower upper level typical plan 

 



 

10 

 

 
The Concept Proposal is consistent with a Plan for Growing Sydney 2036, with specific actions and strategies 
considered in this section of the submission.  A Plan for 
Growing Sydney, published in 2014 (Figure 3).  The Plan provides the following directions for Rhodes:  

 Rhodes is located within the Global Economic Corridor, the Urban Renewal Corridor and identified as a 
Strategic Centre, where the process of planning and delivering changes to infrastructure, streets, and the 
public domain should be focused; 
 

 
density, and investment in infrastructure and transport; 
 

 Maximising density in these centres allows for effective investment in infrastructure, the ability to 
preserve existing agricultural lands, low-scale suburbs and conservation areas and ultimately reducing 
the dependency on vehicles, due to the close proximity of land uses; and  
 

 As a principle, density should be maximised in Strategic Centres, due to their locational advantages in 
close proximity to existing jobs, services and infrastructure. 

These key principals can be achieved within the Rhodes Strategic Centre, for the following reasons: 

 Rhodes is in the right location for commercial office uses and high-density residential development, and 
its potential should be maximised;  
 

 Rhodes provides public space and amenity, and in detailed planning of Rhodes East will become 
increasingly important as the centre becomes more dense; and 
 

 The Centres-based approach has a focus on high quality urban design, public space and infrastructure 
provided in the densest areas. The redevelopment of Rhodes West with mixed uses and employment 
uses close to the train station and high density housing along the peninsula, demonstrates the types of 
urban design outcomes that are suitable in Rhodes East, including the Subject Site. 

In addition, in 2014, Rhodes West (west of the railway line) formed part of specific Direction 1.3: Establish a 
new Priority Growth Area  Greater Parramatta to the Olympic Peninsula (see Figure below) that included the 
following actions: 

 Action 1.3.1: Establish a new partnership to manage renewal of the Greater Parramatta to Olympic 
Peninsula Priority Growth Area; 
 

 Action 1.3.2: Identify and deliver enabling infrastructure to support growth and urban renewal; 
 

 Action 1.3.3: Deliver Priority Revitalisation Precincts; and 
 

 Action 1.3.4: Grow the knowledge economy as part of the extension of the Global Economic Corridor.  

The following additional Directions are also relevant: 

 Direction 1.7: Grow strategic centres  providing more jobs closer to home  clearly identifies Rhodes as 
 

 

 Direction 2.1: Accelerate housing supply across Sydney including Action 2.1.2: Accelerate new housing 
in designated infill areas (established urban areas) through the Priority Precincts and UrbanGrowth NSW 
programs; 
 

 Direction 2.2: Accelerate urban renewal across Sydney  providing homes closer to jobs including Action 
2.2.2: Undertake urban renewal in transport corridors which are being transformed by investment, and 
around Strategic Centres; and 
 

 Direction 2.3: Improve housing choice to suit different needs and lifestyles. 
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Figure 3 - Rhodes: A Strategic Centre in Sydney Global Economic Arc and Urban Renewal Corridor                           
(Source: A Plan for Growing Sydney 20136 

 
 

There are number of specific objectives in the Plan for Growing Sydney for Rhodes, which revolves around 
providing additional capacity for redevelopment, especially within walking distance of the rail station. The 
Concept Proposal is consistent with the objectives to protect the capacity for long-term employment growth in 
Rhodes, provide capacity for additional mixed-use developments, and improving walking and cycling 
connections between Rhodes train station and other centres. 

Figure 4 illustrates the Greater Parramatta to Olympic Peninsula Growth Area from the Plan, and includes 
Rhodes West as a Major Precinct within this growth corridor.  The Planning of Rhodes East should continue 
to develop Rhodes as a Strategic Centre, with increased housing supply to support the principles of a 30-
minute city and promote living close to an employment centres.  
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Figure 4  Greater Parramatta to Olympic Peninsula Growth Area (Source: A Plan for Growing Sydney 2036) 
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The Draft Central District Plan sets out priorities and actions for the development of the Central District of 
Greater Sydney, which includes the LGAs of Bayside, Burwood, Canada Bay, Inner West, Randwick, 
Strathfield, the City of Sydney, Waverley and Woollahra.   

As required by the Environmental Planning and Assessment Act 1979 (EP&A Act), the Central District Plan: 

 Provides the basis for strategic planning in the District, having regard to economic, social and 
environmental matters;  

 Establishes planning priorities that are consistent with the objectives, strategies and actions of A Plan for 
Growing Sydney;  

 Identifies actions required to achieve the planning priorities.     

The Central District is the powerhouse of Greater Sydney and a focal point for jobs, business and financial 
activity.  

The Key priorities and actions in the Central District will see the following growth in population and dwellings: 

 325,000 population increase in Central district from 1.013 million to 1.338 million by 2036; 
 

 157,500 more dwellings housing target for Central District target by 2036; and 
 

 46,650 more dwellings housing target for Central district by 2021.  

The draft Central District Plan maps a 20-year vision for the Central District of Greater Sydney. In relation to 
housing supply, a staged approach has been adopted whereby an initial 5-year target has been established 
and keep an eye on the long term 20-year target. 

 
The key principles that underpin the Draft District Plans, relate to productivity, liveability and 
sustainability, and are described below: 

 A Productive Greater Sydney is a city with more jobs in many centres, with more people being able to 
access their jobs within 30 minutes of where they live. A Productive Greater Sydney sees new 
knowledge-intensive jobs in centres 
in digital and knowledge-intensive industries 
 

 A Liveable Greater Sydney is a city with many different places that offer the kind of day to day services 
and experiences that contribute to our health and happiness. A Liveable Greater Sydney places quality 
of life considerations at the heart of our planning, focusing on better public transport links, and safe and 
accessible walking and cycling routes. It offers a greater choice in places to live, and matches the 
demand for services with new facilities such as schools, hospitals, child care, aged care and community 
centres. 

 
 A Sustainable Greater Sydney is a city that continues to exist within a precious landscape, and uses 

vironmental integrity as an asset. It focuses on improving the health of Greater 

such as flood and fire that are an inevitable consequence of our landscape and climate. A Sustainable 
Greater Sydney harnesses technology to unearth innovative ways to minimise our environmental impact. 

minutes commuting time. Population growth in the Central District has occurred through the provision of 
employment opportunities close to where people live.  The research provided by the Greater Sydney 
Commission shows that during the morning peak, approximately 34% of Gr
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accessible to Central District residents within 30 minutes by public transport or private vehicle. This 

greater choice about both the location and type of jobs they can access.  

Rhodes is located on the western edge of the Central District and has close links to the West Central District, 
and the centres of Sydney Olympic Park and Parramatta, which have an influence on the potential to 
accommodate employment growth being a source of workforce. 

A high level of access to employment is partially enabled by the established and improving public transport 
networks that exist in the Central District. Approximately 30% of trips are by train, bus or ferry  the highest 
of any District. Transport networks will support the efficient movement of goods and services into and across 
the District, building on the Sydney Metro Northwest, Sydney Metro City & Southwest and the CBD and 
South East Light Rail. 

These transport investments will increase the capacity of the metropolitan rail and road network, which will 
improve the capacity of strategic centres including Rhodes to accommodate additional employment, housing 
and other supporting land uses. 

The following sections of this submission describe how the Concept Proposal prepared for the Subject Site is 
consistent with the key principles of the draft Central District Plan:  

 
In developing Our Vision  towards our Greater Sydney 2056, 
found that some centres make a substantially greater contribution to the economy of Greater Sydney.  

In the Central District the strategic centres of Sydney City, Green Square-Mascot, Randwick, Sydney Airport, 
Port Botany and Rhodes accommodate large concentrations of jobs and employment activities, substantial 
areas of commercial floor space, health and education services and other economic assets and transport 
connections. They are a key area of focus for the growth of jobs, economic activity and enhanced 
connectivity. 

On the basis of the economic profile of Sydney Metropolitan Area that underpins the Draft District Plans, the 
Central District needs to leverage a number of existing opportunities, investments, and economic assets, 
including: 

 A highly productive and well-connected Sydney City that is extending to renewal areas; 
 

 The health and education super precincts at Camperdown-Ultimo and Randwick 
 

 Evolving employment and urban services land at Green Square-Mascot (South Sydney Employment 
Lands) 
 

 The transport gateways of Sydney Airport and Port Botany 
 

 An office precinct at Rhodes that could link to the neighbouring Greater Parramatta and the 
Olympic Peninsula (GPOP) area (our emphasis added); 
 

 Parramatta Road as a strategically important transport route for business, employment and urban 
services, with the Parramatta Road Urban Transformation Strategy prepared by UrbanGrowth NSW 
setting out the vision, land use and transport principles to accommodate 27,000 new homes and 50,000 
new jobs over the next 30 years; 
 

 A growing, young and well educated population 
 

 Significant planned and committed investment in transport infrastructure; and 
 

 A range of nationally and internationally significant natural, cultural and tourism assets.  
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The key productivity priorities and actions of the Draft Central District Plan relevant to Rhodes are:  

 -intensive and professional jobs, health and education 
jobs, population-serving jobs and industrial jobs. This helps us to compare them to other District profiles 
and understand why different types of industries locate in different part of Greater Sydney; 

 As illustrated in Figure 3-2, the Central District contains a higher share of knowledge-intensive jobs 
compared to the Greater Sydney average (45% in Central District compared to 32% across Greater 
Sydney). This draft District Plan provides actions that will build capacity to accommodate even more of 
these jobs in the future; 

 Planning for job target  6300 to 9800 new jobs in Rhodes by 2036, from 15,700 now; 

 Growing economic activities in centres  Rhodes is identified as a Strategic Centre that accommodates 
commercial office, retail and local services for communities; 

 A larger office precinct at Rhodes that could link to the neighbouring Greater Parramatta and the 
Olympic Peninsula (GPOP) area; and 

 Improving 30-minute access to jobs and services  enhancing access to a broader range of jobs and 
services within 30 minutes, with new housing to be focussed on transport corridors and around 
employment centres to increase the proportion of people living within easy access of jobs and services. 

Strategic Centres have one or more of the following characteristics: 

 A higher proportion of knowledge intensive jobs, principally relating to the presence of major hospitals, 
tertiary education institutions, standalone office developments or a combination of these; 
 

 The presence of existing or proposed major transport gateways; 
 

 A major role in supporting the increased economic activity of the Eastern, Central and Western Cities; 
and 
 

 The capacity to generate over 20,000 jobs. 

The estimated population of Rhodes is 2016 is approximately 14,000 with 15,700 jobs.  The projection of 
jobs between 22,000 and 25,500 on the same ratio increases the population of workers by between 6,300 to 
9,800 jobs by 2036.  

The draft Central District Plan promotes a potential link for Rhodes with neighbouring Greater Parramatta 
and the Olympic Peninsula (GPOP) area.  Demand is strong in these locations as evidenced by their low 
vacancy rates, however their future expansion potential is currently limited under the planning controls. 
Rhodes has been developed whilst Sydney Olympic Park is moving towards a broader mix of uses as 
envisaged in the Sydney Olympic Park Master Plan. 

Urbis Pty Ltd and Hill PDA were engaged by the Greater Sydney Commission, to look at the what the 

Centres.  Hill PDA looked at Rhodes. 

The Study identified three overarching ingredients that support the economic success and productivity of a 
centre being:  

1. Its Accessibility  
 

2. Its Desirability  
 

3. Its Availability and Viability 

The Centre Snapshot for Rhodes that HillPDA provides is as follows: 
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Collaboration between State Government and Council will protect job growth and provide capacity 
for additional mixed use development in the Rhodes Strategic Centre.  A new Master Plan to extend 

evolution to the next stage of opportunities and economic prosperity. 

We support the designation of Rhodes as a Strategic Centre. Additional employment in existing Business 
Zones that is adequately supported by high density housing in the Rhodes East Priority Growth Area is 
necessary to realise this aspiration.  These actions strategically align with the productivity, liveability and 
sustainability priorities and actions in the Draft Central District Plan because it will contribute to a net 
increase in jobs, with an increased proportion of residents living close to employment, retail facilities, 
amenities and public transport.   

Expanding the boundaries of the centre to encompass Rhodes East, increasing the capacity of Rhodes 
business zones for additional commercial office space and promoting mixed use development outcomes will 
facilitate job growth.  

The Concept Proposal aligns with the productivity priorities and actions because: 

 It will contribute to an increase in jobs on the site, with an increased proportion of residents living close to 
employment, retail facilities, amenities and public transport.   

 It will support the growth of the Rhodes Strategic Centre by increasing residential densities on the site 
with access to jobs and services on-site and in the Rhodes Strategic Centre; 

 The Ferry service to Rhodes linking the strategic centre with other employment centres of central 
Sydney and Parramatta will provide a 30-minute commute option to locations along Parramatta River 
and Sydney Harbour for future residents on the site and surrounding lands.  Bus services will also link 
with the new ferry wharf and that will enable a more connected transport network for Rhodes, linking 
train, bus and ferry services; 

 The Concept Proposal involves the rezoning of industrial land to a mixed zoning to enable residential, 
retail and commercial uses as well as public open spaces.  The draft Central District Plan notes that the 

ity is to take a precautionary approach to the conversion of employment and urban 
services lands in the absence of a District wide assessment of their value and objectives.  

 We note the Subject Site is located within Rhodes East, which is the subject of an investigation as a 
Priority Growth Precinct, for increased housing choice. The Leeds Street Industrial Precinct, is part of 
these investigations.  The Concept Proposal includes opportunities for additional employment with 
commercial office and retail floor space provided, which has the potential to exceed the current 
employment potential of the light industrial uses on the site. 

4.2.1. 30-minute city 
Enhancing access to a broader range of jobs and services within 30 minutes is a key consideration of Our 
Vision  Towards our Greater Sydney 2056 and the draft Central District Plan. This ambition relies upon 
better transport connections and stronger strategic and district economic and employment centres. 

be addressed. While many believe public transport and reduced car ownership would be effective in 
managing traffic congestion, it was noted that some people may need to travel by car (such as people with 
limited mobility and/or young children). The community also expressed the view that better integration across 
public transport modes would benefit the District. 

The transport objectives that underpin the draft District Plans promote a better connected city with a reduced 
dependence on cars for longer trips, including commuting to work.  When it comes to delivering a modal shift 
to public transport, proximity matters a lot.  Placing housing, shops, offices and other activities near the train 
station is essential if transit oriented developments are to induce high public transport usage. The core 
objective of planning of Rhodes as a strategic centre has been to concentrate development within a walkable 
catchment of the train station to shift travel patterns away from private car towards public transport.   
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Over the years of studying Rhodes, there has been a noticeable shift away from driving for commuting out of 
Rhodes, and greater usage of public transport has been observed. The concentration of commercial office 
space with a shopping centre, and high density housing has achieved successful transport outcomes. 

 provide better access to hubs of major 
economic activity. The Draft District Plans promote the concept of new housing focused on transport 
corridors and around employment centres to increase the proportion of people living with easy access of jobs 
and services. 

This principle is also achieved by improving the capacity of the transport system, particularly the public 
transport network to accommodate growth in employment allows easier connections between centres. 
Investments in major transport infrastructure projects such as WestConnex, Sydney Metro, North West and 
South West Metro and making more efficient use of the existing transport networks is intended to see a 
change travel behaviours across Sydney.  

Based on the ground work already undertaken in terms of modal shift to public transport and current and 
planned investments in transport infrastructure across Sydney, Rhodes is well placed to accommodate 
additional employment and high density housing. 

Given the central role that this document will play in the strategic planning for the District, we believe it is 
important that the Central District Plan should clearly facilitate the rezoning of important and strategically 
located lands such as the subject site to ensure the delivery of the District actions and priorities.  

The key priorities and actions of the Central District Plan are addressed below, summarising our review and 
interpretation of the plan in relation to the site and its implications for the Planning Proposal, followed by our 
recommendations to the draft Central District Plan in Section 4.  

4.2.2. Employment and Urban Services Land 

The District Plan highlights the challenge of industrial land being rezoned for non-employment uses, and 
 

While we recognise the importance of and need for urban services land to be situated on industrially zoned 
land, we submit that the District Plan should recognise the specific circumstances of sites such as the 
subject site which are inherently ill-suited to industrial uses.   

It is necessary for the District Plan to recognise the subject site is part of the Rhodes East Priority Growth 
Precinct, which is under investigation for more housing choice to support the Rhodes strategic centre. 

Given the Leeds Street industrial precinct is located on the Parramatta River, surrounded by residential uses, 
with poor heavy vehicle access, and isolated from other industrial uses and major transport routes, the 
continued suitability and appeal as an industrial precinct is constrained. 

In recognition of the identification of Rhodes East as a potential Priority Growth Precinct, the investigations of 
this area should give priority for including increased housing choice and diversity, as well as providing a 
mixed of compatible non-residential uses to support the local resident population. 

Given the above considerations, we recommend that the Central District Plan incorporate a Productivity 
Action for the Commission identify isolated industrial sites that are strategically located and support the 
redevelopment of these sites .   

4.2.3. Enhancing connections to employment centres: Rhodes Ferry service 

network, it does not provide any actions or priorities that focus on integrating and improving ferry services as 
part of the wider public transport network within the Central District.   

We believe that ferry services along Parramatta River should play a bigger role in the east-west connection 
within the District, and connections to the West Central District.  This will be especially crucial to mitigate the 
short-to-medium term transport pressures that will be experienced along the main east-west transport 
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corridors of the District when infrastructure projects such as WestConnex and Metro West begin 
construction.  

The increased residential densities on the Subject Site, complemented by the future development in Rhodes 
East create opportunities to establish a ferry service from Rhodes. This ferry service could tie in with the 
already committed investment in transport infrastructure such as the ferry hub at Barangaroo, and align with 
the draft Central District productivity priority of improving 30-minute access to jobs and services.   

This initiative will also align with the aim of the NSW Long Term Transport Master Plan, which is to plan for 
long term ferry service improvement to match population and travel growth.   

, published in May 
2013.  A preferred ferry wharf is identified at the northern end of Rhodes peninsula along the Parramatta 
River. Refer to Figure 5. 

Figure 5  ry Future, May 2013) 

 
 

 included consideration of more than 30 new potential locations to be served by 
Sydney Ferries. Wharves exist at some of these but in some cases, would need to be upgraded if to be used 
as commuter wharves. New wharves would need to be constructed at other locations. Locations were 
assessed based on:  

 Current and future demand with a focus on population, employment and attractions within the 
walking catchment of the wharf  
 

 Directness of the ferry route relative to the road alternative  
 

 The costs of new infrastructure  
 

 The frequency, cost, travel time and catchment of other modes compared to ferries.  
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Based on this assessment, locations recommended for further analysis were:  

 Rhodes  
 

 Glebe Point  
 

 Johnstons Bay  
 

 Woolloomooloo  
 

 Elizabeth Bay 

A potential new location for Birchgrove Wharf will also be investigated. 

Figure 6 illustrates the Parramatta River corridor, with a potential ferry wharf located at Rhodes. 
 
Figure 6    

 
 

 
 

Ferries need to connect seamlessly to other transport modes and include safe, convenient 
pedestrian access. Interchanges with other transport modes will be enhanced to allow customers to 
take advantage of the whole transport network. Coordination with bus services will be improved and 
there will be greater availability of bicycle parking at wharves. 
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The Concept Proposal for the Subject Site proposes a new ferry wharf to service Rhodes Strategic Centre. 
The location of the ferry wharf at Rhodes is consistent with the preferred location for a new wharf in the NSW 

erry Future. The Concept Proposal provides a bus and ferry interchange, which will 
enhance the customer experience. Buses could also link Rhodes train station and other destinations in 
Canada Bay LGA with the ferry wharf. The site presents as a beneficial location for a new ferry wharf 
because of ability to interchange with bus services with sufficient turning arrangements at the northern end of 
Blaxland Road. 
 
To reflect the potential of the Parramatta River corridor to improve public transport connections and as an 
alternative to road transport, we recommend that the Central District Plan incorporate a Productivity Action 
for the Commission to encourage opportunities to integrate transport modes such as ferries and buses in 

. 
 

 
Central District dwelling and household characteristics are summarised, as follows: 

  population now live in apartments. With land a scarce resource, and high 
population growth projections, planning for the Central District needs to respond to challenges of an 
even more complex urban environment. 

 Housing affordability is identified as a significant concern for many residents with only 17% rating 

 

 While there is an increased need for all housing types in the Central District, housing that can 
accommodate smaller households is in the greatest demand. 

As noted by the GSC planning has a central role in ensuring sufficient capacity is created to support the 
delivery of a minimum of 725,000 additional new dwellings over the next 20 years across Greater Sydney. 

In recognition of the status and priority of the Rhodes as a Strategic Centre in the draft Central District Plan, 
the planning of the Rhodes East Priority Growth Precinct should adopt a staged approach to housing supply 
and take a capacity-approach. Over a 20 year period, significant transport infrastructure in the Central 
District will be completed including Sydney Metro, West Metro, serving Sydney Olympic Park and 
WestConnex.  

The above listed public transport and regional road improvements and initiatives in the Draft Central District 
Plan to increase the attractiveness of employment uses at Rhodes, which will support additional housing 
capacity in the medium to long term. The investigations into Rhodes East must not plan out those medium to 
long term capacity opportunities. 

The key liveability priorities and actions for the Central District with implications for Rhodes and the Subject 
Site are:  

 Improving housing choice, diversity and affordability  by supporting delivery, capacity, diversity 
and adaptability, affordability and social housing. 

The NSW Government targets are supported by programs to increase capacity and supply in areas 
which are accessible to jobs, and well served by public transport, including Priority Precincts, Urban 
Growth Transformation and Communities Plus projects alongside local government initiatives. 

Rhodes East Priority Growth Precinct should be planned as part of the Rhodes Strategic Centre, with 
sufficient housing choice to support the growth of Rhodes as an employment centre. 

 -year housing targets  
opportunity to provides that of the 46,650 new dwellings to be built across the District, 2,250 will be built 
in the City of Canada Bay LGA in the next 5 years.   
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To address the challenges and opportunities identified for Rhodes Strategic Centre, the concept design 
demonstrates a mixed use high density proposal that supports the high demand for housing, by 
providing additional housing close to employment opportunities, including the Concord Hospital health 
precinct that will positively contribute to a more productive, liveable and sustainable Greater Sydney. 

 Implement the Affordable Rental Housing Target and undertake broad approaches to facilitate 
affordable housing - A target of 5% to 10% of new floor space to be applied at the rezoning stage. It is 
known that inclusionary zoning is being looked at in Rhodes East to deliver affordable housing. We 
support the provision of affordable rental housing in Rhodes, and point to the Concept Proposal that 
includes affordable housing for essential workers. 

 Fostering cohesive communities  The Planning the Rhodes East needs to have regard to the 
aspirations for Rhodes Strategic Plan in the Draft District Plans, and the strategic planning efforts that 
preceded to achieve broader metropolitan planning goals, such as the 30-minute city that will see more 
people living close to employment opportunities, and reducing the eternal migration to other centres, 
such as Central Sydney and Parramatta. 

 Identify opportunities and create the capacity to deliver 20-year strategic housing supply targets 
 to be achieved through urban renewal and high density housing. 

The draft District Plans provide minimum housing targets, based on medium population growth scenarios 
and if current trends continue, there is a prospect that a higher growth scenario could transpire which 
may lead to greater housing demand over the 20-year period of the draft District Plan. This is due to the 
past undersupply in Greater Sydney housing market. For these reasons, the draft District Plans consider 
it is appropriate to have a contingency added to the housing demand estimates.  

The planning of Rhodes East needs to have a medium to long-term vision, which will allow sufficient 
capacity to accommodate the staged delivery of employment and high density housing, which will be 
matched by transport infrastructure enhancements. 

 Creating great places  Design-led planning and high quality urban design are important in the 
planning of high density environments. The Concept Proposal presents a framework for delivering a 
waterfront development with connections to the foreshore and high quality public open space. 

 Facilitate enhanced walking and cycling connections  Rhodes already has a high-quality network of 
walking and cycling facilities.  There are some clear opportunities to make the necessary connections to 
provide a cohesive public realm in the detailed planning of Rhodes East to enhance liveability, 
particularly to break up large street blocks and connect to the waterfront of Parramatta River. 

The concept design promotes enhanced public pedestrian and cycling connections to and along the 
Parramatta River waterfront. 

   Rhodes Centre with employment and retail uses provides 
services within easy walking distance for people at the site. 

In summary, given the central role that the District Plan will play in the strategic planning of the Central 
District, we believe it is important that the planning of Rhodes East must align with the District Plan actions 
and priorities for the Central District, including the providing of additional high density housing to support the 
principles of living close to employment opportunities, the provision of additional affordable housing and 
housing choice, and enhanced connections between Rhodes West and Rhodes East. 

The Concept Proposal will align with the liveability priorities and actions because: 

 It will improve housing choice, diversity and affordability by providing affordable housing units for 
essential workers on the Subject Site;  

 It will enable the Central District in achieving its five-year housing targets by incorporating 661 dwellings 
featuring a variety of apartment types and size that range from 1 bedroom to 3 bedroom units.   

 It will enable the development of a well-design development with high quality urban design.  
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 It will enable the creation of public amenity with foreshore access, and public plazas that will foster 
cohesive communities.  

 It will create a local retail and commercial services with capacity to support the residential uses on the 
site and on the surrounding sites, while improving walking and cycling connections through the site.  

 
The key sustainability priorities and actions relevant to the site are:  

 Enhancing the central district in its landscape  supported by healthy waterways, 
Grid of parks and open space; 

   protecting and managing access to the Sydney Harbour foreshore 
as a place for cultural events and celebrations, tourism, recreation around its foreshores, ferries and 
recreational watercraft.  

   a highly connected and diverse network of open spaces, public areas 
and green spaces, with improved access to sport and recreation facilities.  

 Planning for an efficient and resilient central district 

 Incorporate the mitigation of the urban heat island effect into planning for urban renewal project and 
priority growth areas 

The Concept Proposal will align with the sustainability priorities and actions because: 

 It will provide new landscape and tree planting to mitigate the urban heat island effect, and provide a 
foreshore public open space connecting the site back to the foreshore.  

 It will introduce a ferry service from Rhodes to Central Sydney and Parramatta, enhancing the use of the 
Parramatta River and Sydney Harbour as a public transport link for the residents of the site and 
surrounding areas.   

 It will contribute to the Green Grid by enhancing the foreshore walkway providing connections to the 
, which have been identified as important 

.  

 It 
improve the water quality, and incorporate ESD measures to the future development on the site to 
ensure it remains resilient to changing weather patterns and climate. 

 

 
This submission has reviewed the draft Central District Plan in relation to the site at 27 Leeds Street, Rhodes 
and made recommendations to be considered by the Commission when finalising the District Plan.   

The draft Central District Plan anticipates a growth of 16,250 more people every year until 2036 for the 
Central District, and wants to target delivery of +2,150 dwellings in Canada Bay over the next 5 years.   

In addition, up to between 6,300 to 9,800 jobs by 2036 are targeted for the Rhodes Strategic Centre by 
2036, from 15,700 now. 

Rhodes East is also identified as a growth precinct.  

As discussed in the sections above, the Concept Proposal demonstrates a high level of alignment with the 
productivity, liveability, and sustainability priorities and actions of the draft Central District Plan.   

Given the Subject Site s: 
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 unique location along Parramatta River, 

 incompatibility with continued industrial uses, 

 proximity to Rhodes Strategic Centre, and  

 capacity to provide substantial community, social, cultural, recreational and open space uses and public 
transport infrastructure to service the wider catchment of residents and workers, 

we submit that the site is ideally suited for redevelopment to contribute to the actions and priorities of the 
Central District Plan, as well as to the success of future development of Rhodes East Priority Growth 
Precinct and the wider Rhodes Strategic Centre.   

As described in this submission, the Concept Proposal represents a unique opportunity to redevelop a key 
site along the Parramatta River corridor, which an priority growth investigation area.  The Central District 
Plan should recognise the specific circumstances of such sites which are inherently ill-suited to industrial 
uses, and should enable mechanisms for rezoning them to mixed uses. 

Should you have any questions regarding this submission, please contact me on  
 

Yours sincerely, 

 

Murray Donaldson 
Urbis 
 

 

 




