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Maria Atkinson AM 

District Commissioner 

Greater Sydney Commission 

PO Box 257  

Parramatta 2124 

 

   

Dear Maria, 

This submission has been prepared on behalf of Billbergia Group and Prolet, who are landowners in 
Rhodes East, an area under investigation by the NSW Department of Planning (DPE) and City of 
Canada Bay (Council) for urban renewal.   Billbergia Group and Prolet have engaged Urbis to review 
the draft Central District Plan in respect to its implications for urban renewal opportunities in Rhodes 
East.   

This submission has reviewed the draft Central District Plan in relation to Rhodes East, and provides 
recommendations to be considered by the Greater Sydney Commission (GSC) when finalising the 
District Plan, and in considering future planning strategies for Rhodes East. 

 
Rhodes East is located approximately 15km from Sydney CBD, 12 km from the Parramatta CBD, and 
comprises land between the Northern Railway Line, Parramatta River, Brays Bay and the Rhodes 
Train Station.  Rhodes East is identified as part of the Rhodes Strategic Centre in the draft Central 
District Plan. 

This submission has had regard to the Draft Central District Plan priorities for Rhodes, and the 
implications for the detailed planning of Rhodes East. We have found 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 and 
limited higher density housing led by the principles established by Council will realise the Greater 

aspirations to 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 
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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. 

It is understood whatever development that occurs in Rhodes East, this will 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. 

A staged approach to housing supply is required for Rhodes East. 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. These public transport and regional road 
improvements and initiatives in the Draft Central District Plan to increase employment uses at Rhodes, 
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. 

 

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-minute city. The 
promotion of working close to home  principles means more housing in centres where businesses 
what to be.   

As explained above 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 
three key actions to achieve this are: 

1. Constrain travel outside of Rhodes by enhancing the commercial, retail and leisure 
opportunities locally to support residents remaining in the area.  

 The co-location of jobs and housing is particularly significant in this regard to reduce peak 
period trip numbers; 

 Leverage the close proximity of Concord Hospital by increasing commercial development 
to increase high value employment opportunities; and 

 Prioritise walking and cycling so they become preferred modes. 
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2. Increase public transport capacity for residents to readily access employment and 
services in other areas without the need for private vehicles. 

 Increase capacity and efficiency of existing services; 

 Supply new infrastructure; 

 Improve connections to key destinations 

3. Increase public transport capacity to Rhodes, and use residual capacity of existing 
services, to support non-residential land uses. 

 Increase capacity and efficiency of existing services; 

 Supply new infrastructure; and 

 Increase commercial development to increase employment opportunities. 

In relation to the first action, 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 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. 
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Figure 1  Rhodes Strategic Centre: Recommended Land Use Structure Plan 
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Billbergia Group and Prolet are owners or have options to develop land in Rhodes East.  Billbergia 
Group also own land in Rhodes West, within the Rhodes Station Precinct. A separate submission to 
the Draft Central District Plan has 
the Rhodes Station Precinct. 

The landholdings consist of a large number of individual properties, including many properties that are 
to be amalgamated to achieved large consolidated parcels. Refer to Landownership Map at Figure 2.  

 

Since the adoption of the Sydney Regional Environmental Plan 29  Rhodes Peninsula in 2001, 
Rhodes has been identified as a location for urban renewal to drive sustainable development and 
transport outcomes. Investment in a new train station, local road upgrades, active transport facilities, 
and providing retail amenities and employment supported by high density Housing has occurred on 
the western side of the railway line. 

The urban renewal of Rhodes West is largely complete, with buildings ranging from 4-25 storeys.  The 
planning of the Rhodes Station Precinct accommodates a new local retail centre, a recreation centre 
with public car parking, high density housing up to 37 storeys
Rhodes Centre development approved by the Sydney Central Planning Panel in November 2016. 
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Figure 2  Land ownership, Rhodes East Priority Growth Precinct 
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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 a 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  Rhodes East Priority Growth Precinct Investigation  Study Area 

 

Council drafted a set of principles to guide the 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;  
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 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. 

These 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. 

It is significant to recognise that Rhodes business park (Figure 4) has been excluded from the 
Rhodes East urban renewal investigations.  The achievement of the draft Central District Plan 
employment targets for Rhodes Strategic Centre, which equates to 100,000-150,000sqm of 
commercial floor space, will only be able to be facilitated by increasing the floor space 
potential that will sufficiently incentivise the renewal of existing buildings. 

This submission makes a case for providing additional floor space capacity in the Rhodes 
Business Park and the Neighbourhood Centre opposite Rhodes Train Station to accommodate 
the employment target identified in the Draft Central District Plan that is required for a Strategic 
Centre, which is aimed at containing travel patterns. 

Figure 4  Aerial view of Rhodes business park  

 

Rhodes has many attributes that make it attractive and suitable for employment and housing, in terms 
of its accessibility within the Sydney Metropolitan area, including: 

 Building on existing commercial office and high density housing  
 

 Public transport accessibility 



 

 

Billbergia + Prolet_Draft Central District Plan 

Submission_FINAL 9 

 

 
 Access to health and education 

 
 Access to the road network 

 
 Access to open space 

Each of these attributes are described below: 

2.3.1. Building on the existing commercial office and high density 
housing 

To achieve a successful Strategic Centre that provides additional employment opportunities, is transit-
oriented and liveable the planning of Rhodes East must build on the successful model established in 
Rhodes West. The urban renewal of Rhodes East will help extend the benefits experienced on the 
western side of the Northern Railway Line to provide a strong and vibrant centre within an 800 metre 
walkable catchment of the train station.  The Northern railway line should not be considered a barrier 
to providing urban renewal of Rhodes East. 

2.3.2. Public transport accessibility 

Rhodes is well served by public transport. The train station is centrally located. Existing retail and 
commercial developments at Rhodes service sub-regional needs and are a major employment 
generator.  Data collected by transport providers of passenger movements at Rhodes train station 
show a significant inflow of passengers in the morning peak, suggesting these are workers destined 
for Rhodes.   

Studies have shown that the Northern rail line through Rhodes is very near capacity during peak 
periods for travel towards the city in the morning and from the city in the afternoon. There are currently 
only six services that stop at Rhodes in the morning peak hour. There has been very rapid uptake in 
patronage at Rhodes station over the decade 2004 to 2015 compared to other stations along the 
Northern Line reflecting the increasing population and high priority to use public transport. 

Very significant rail infrastructure that will affect travel to, from and through Rhodes is under 
construction, committed and planned.  These include the North-West metro, Sydney Metro, West 
Metro and Parramatta Light Rail. Changes to services will add capacity and optimise the use of 
existing infrastructure.  In the interim it is possible to increase the capacity of 2 of the existing 6 trains 
from 4-car trains to 8-car trains. Also, when the Chatswood Line is taken out of service to be adjusted 
for the Sydney Metro, an additional 4 peak hour services will service Rhodes. 

Buses connect Rhodes to other employment centres, and are bringing additional rail patronage to 
Rhodes from Wentworth Point and surrounds. Buses are expected to have an increasingly important 
role as feeder services as the rail transport services are improved across the metropolitan network. 

Rhodes is located on the Parramatta River, and a ferry wharf at Rhodes is currently being considered 
by Roads and Maritime Services and Transport. Ferry services between Parramatta and Barrangaroo 
via Rhodes would provide direct links to two major employment centres and assist with distributing 
CBD workers closer to destinations on the western edge of the city, making ferry travel more attractive 
for Rhodes residents, and time competitive with rail. 
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2.3.3. Access to active transport networks 
Rhodes has pedestrian amenity and cyclists are catered for with dedicated paths and on-road routes 
providing active mode connectivity in the local area.  Active modes are used for local trips and can 
also connect to other modes without the need for cars. This also avoids the pressure to supply car 
parking at train stations and ferry wharfs. It is noted that Billbergia Group are investing in bicycle 
parking within Rhodes Central development in the Station Precinct. 

2.3.4. Access to road networks  

Rhodes is well connected to the metropolitan area via Concord Road. Access by road in and out of 
Rhodes is limited because it relies on the major north-south arterial Concord Road and Homebush 
Bay Drive, which is operating at or close to capacity. 

Upgrading the road network is not going to offer a solution for future transport capacity for further 
development of the Rhodes Strategic Centre to meet its employment and housing targets.  

There needs to be strategies to promote additional employment at Rhodes so that there are increased 
opportunities for people to live close to where they work, as well as facilitate enhanced connections 
outside of Rhodes. 

2.3.5. Access to open space  

Rhodes has approximately 14 ha. of public open space and is well connected to Sydney Olympic Park 
with over 430 ha. of regional open space.   Additional foreshore open space at the north will further 
enhance the connected network of open spaces.  

Rhodes has many attributes that make it a desirable location for employment and housing growth.   

 
The attitudes that are described above have been consistently recognised in recent strategic planning 
policies for the Sydney Metropolitan Area, including: 

 

 City of Cities  

 

 Draft Inner West Subregional Strategies (2013) 

 

 Metropolitan Plan for Sydney 2036 (2010) 

 

 A Plan for Growing Sydney 2036 (2014) 

 

 Draft Central District Plan (2016) 

 

Key strategic implications for Rhodes from the more recent A Plan for Growing Sydney and the draft 
District Plans are considered below: 
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A Plan for Growing Sydney, published in 2014 (Figure 

5). 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.  
 

 The Strategic Centres in Metropolitan Sydney ar
residential 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.  
 

 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.  

 

 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. 

 
  



 

 

Billbergia + Prolet_Draft Central District Plan 

Submission_FINAL 12 

 

Figure 5 - Rhodes: A Strategic Centre in Sydney Global Economic Arc and Urban Renewal Corridor  
(Source: A Plan for Growing Sydney 20136 
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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, Waverly 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-
investment 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. 



 

 

Billbergia + Prolet_Draft Central District Plan 

Submission_FINAL 14 

 

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

natural disasters 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. 

People who live in the Central District have access to a large proportion of Greate
within 30 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 Greater 

private vehicle. This compares to the 16% average across Greater Sydney, which means the Central 
 

Rhodes is located on the western edge of the Central District and has close links to the West Central 
District, with centres such as Sydney Olympic Park and Parramatta, having 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. 

4.1.1. 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. 

The Central D
issues to 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. 

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. 

4.1.2. Productivity 
In developing Our Vision  towards our Greater Sydney 2056, 
research 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 
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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.

The key productivity priorities and actions of the Draft Central District Plan relevant to Rhodes are:  

 tegorised as knowledge-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. 

Rhodes Strategic Centre 

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. 

Table 1 shows how Rhodes is proposed to accommodate employment growth. 
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Table 1: Employment growth in the Central District Strategic Centres 

 Centre type  2016 Estimate  2036 
Baseline Target  

2036 
Higher Target  

Sydney City  Strategic  496,900  662,000  732,000  

Sydney Airport  Strategic  18,100  22,000  24,500  

Green Square-Mascot  Strategic  59,500  75,000  80,000  

Randwick Health & Education  Strategic  22,800  32,000  35,500  

Port Botany  Strategic  14,900  17,000  18,500  

Rhodes  Strategic  15,700  22,000  25,500  

Bondi Junction  District  13,800  17,000  20,500  

Burwood  District  10,300  12,000  14,000  

Eastgardens-Maroubra Junction  District  6,900  8,000  9,000  

 

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. 

Rhodes Strategic Centre (Figure 6) is also promoted in the draft Central District Plan 
to capitalise on the growth in the knowledge economy and innovation close to Concord Hospital, a 
major hospital close by. In March 2015, the NSW Government announced funding of a comprehensive 
care facility for returned serviceman and women and their facilities as part of the $150 million 
redevelopment at Concord Hospital. Rhodes provides an opportunity for high value health related 
employment. 
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Figure 6  Rhodes Strategic Centre, Existing Activities (Figure 3-13, Draft Central District Plan) 
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Challenges and opportunities  
This section of our submission considers the potential for Rhodes to fully achieve the characteristics of 
a Strategic Centre and identifies the challenges and opportunities that exist for meeting this aspiration. 

To inform the draft District Plans, the Greater Sydney Commission engaged SGS Economics & 
Planning1 who identified the following key challenges and opportunities for employment centres across 
Sydney.  In relation to meeting employment targets for Rhodes: 

 Supporting health-related land uses and infrastructure around Concord Hospital. 
 

 Identifying commercial sites to ensure ongoing employment growth in Rhodes.  
 

 Improving links between Rhodes train station and Concord Hospital to allow greater use of 
public transport. 

There are several factors influencing the location of office precincts across the metropolitan area that 
will have an influence on employment growth in Rhodes.  These factors are articulated by BIS 
Shrapnel2 in their report commissioned by the NSW Department of Planning and Environment to 
support a Plan for Growth Sydney 2036, include: 

 Planning policy: For a centre to develop into an office precinct, enough sites need to be zoned 
for commercial use within a defined area and at a high enough floor space ratio to allow for a 
critical mass of office space to be developed. Amalgamating sites large enough to accommodate 
large scale office buildings is challenging. 
 

 Availability of sites and vacant office space: The Sydney office market is an overflow market. 
Over the next 10 to 15 years, vacant sites for new office development are likely to dry up in the 
CBD, North Sydney and Chatswood, forcing a shift of development and office employment to 
other centres including Rhodes.  
 

 Cyclical movements in rents and their relativities 
 

 The economic cycle 
 

 Ability to obtain a critical mass and density: Critical mass/density can be achieved by the 
clustering of like-minded businesses in an area. Examples of the latter can be found in the 
education, legal, health and ITC sectors in locations such as Macquarie Park and Parramatta. 

 
According to SGS Economics & Planning3 Rhodes has a strong Health Care and Social 
Assistance sector with 2,650 jobs or 19 per cent of total employment. The Financial and Insurance 
Services sector provides approximately 2,250 jobs. The next largest sectors are manufacturing 
with 1,600 jobs and Wholesale Trade with approximately 1,600 jobs. 

 

                                                      

1 Employment Centres Analysis Final Report, February 2016 
2 Factors influencing the location of Office development across Sydney to 2035, August 2015 
3 Employment Centres Analysis Final Report, February 2016 
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Building on the strong representation of Health Care and Social Assistance sector there is 
potential for further growth due to proximity to Concord Hospital, which should be supported by 
high density housing for people to live close to where they work. 
 

 Services/amenities: If services and amenities are located too far away from offices, i.e. not within 
reasonable walking distance, an area will be considered less attractive to major tenants.  

 
Rhodes has the retail amenities and services at Rhodes Waterside Shopping Centre.  The 
planned retail centre and leisure centre in the Rhodes Station Precinct will add significantly to the 
diversity of retail and recreational offerings for people working and living in Rhodes. 
 
There is also potential within Rhodes East for a vertical school to support the educational needs of 
the growing population. 
 

 Transport/infrastructure to allow employee/employer access: To be an appealing location for 
an office precinct, an area needs to be well serviced by mass transport rail and/or road based
allowing for easy access for staff and their clients. 

 
Rhodes has the public transport and road access, and the data collected on the train patronage 
shows that employees travelling in the morning and evening peak are generally using trains for the 
journey to work. 
 

 Proximity to the executive belt/workforce: The choice of location is often influenced by the 
personal preference of owners/senior executives, who prefer centres in close proximity to their 
place of residence. This is a key reason why many businesses choose to locate on the north 
shore and at Macquarie Park. Rhodes has been treated as an overflow for Macquarie Park. 

 
 Proximity to health/education/legal precincts: Examples include the Macquarie Research Park 

at Macquarie Park, office buildings containing medical suites adjoining the Prince of Wales 
Hospital in Randwick or the Norwest Private Hospital. 
 
As noted above, there is potential that new companies establish at Rhodes from the health and 
education sectors due to proximity to Concord Hospital. 
 

 Government support 

Some of the key drivers and influencers for the Rhodes commercial office market identified in the 
background matters to the Draft Central District Plan are provided below: 

 Accessibility;  
 

 Good quality stock comprising entirely A-grade floor space;  
 

 Well sought after location;  
 

 Strong anchor tenants;  
 

 Strong retail and service offer;  



 

 

Billbergia + Prolet_Draft Central District Plan 

Submission_FINAL 21 

 

 
 Modern commercial office floorspace;  

 
 A long held view by government of Rhodes as a Strategic Centre; and 

 
 Proximity to Concord Repatriation Hospital and Dame Edith Walker Hospital. 

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

Major 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: 

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 

o the next stage of opportunities and economic prosperity. 

We support this direction for Rhodes Strategic Centre. Expanding the boundaries of the centre 
to encompass Rhodes East and increasing the capacity of Rhodes business zones for 
additional commercial office space will facilitate job growth.  

The existing centre enablers identified by Hill PDA for Rhodes are provided in the following table: 
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The existing centre inhibitors identified by Hill PDA for Rhodes are provided in the following table: 

 

 

 

 

 

 

 

 

 

 

 

4.1.3. Conclusion 
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.   

Figure 7 illustrates our recommended land use structure plan for Rhodes Strategic Centre, and 
recognises the potential strategic link with Concord Hospital as a source of increasing high 
value innovation based employment. 
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Figure 7  Rhodes Strategic Centre  Recommended Land Use Structure Plan 
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4.1.4. Liveability 
Central District dwelling and household characteristics are summarised, as follows: 

 
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 relation to housing supply Councils in preparing local housing plans will be asked to identify how 
they will satisfy the following district plan priorities: 

 The planning principles and directions in A Plan for Growing Sydney; 
 

 Capacity to support the five- year housing target; 
 

 Capacity to support the strategic housing need of the local government area for the next 20 years; 
 

 Local demographic and socio- economic characteristics; 
 

 The local housing market including the feasibility of development for different housing types;   
 

 Development staging and market take-up rates and how this aligns with demand challenges and 
opportunities relating to infrastructure provision; 

 
 Urban form and place making; 

 
 Accessibility of housing to employment opportunities; 

 
 Ways to address housing diversity that are relevant to the needs of the existing and future local 

housing market including opportunities for, and blockages to, housing diversity and adaptability; 
 

 Opportunities to improve housing affordability; 
 

 The prospective displacement of affordable housing; 
 

 Opportunities for additional capacity around strategic and district centres and other areas with 
good transport connectivity and service provision; 
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 Specific local market complexities including addressing ways to incentivise for the provision of 
larger group homes, smaller homes for singles and couples only, intergenerational homes and 
medium density housing required by the local community; and 

 
 Consider ways to provide adaptable housing in accordance with design guidelines by Liveable 

Housing Australia.  

In recognition of the status and priority of the Rhodes as a Strategic Centre in the draft Central 
Distract Plan, the planning of the Rhodes East Priority Growth Precinct should address the 
above matters. A staged approach to housing supply is required for Rhodes East to 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 employment uses at Rhodes, 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 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. 

 -year housing targets  
and 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.   

Rhodes East is currently being investigated to accommodate additional housing. To address the 
challenges and opportunities identified for Rhodes Strategic Centre this centre can support 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 

establishment of a delivery model associated with planning gain for the Rhodes Station Precinct, 
as a model that local Councils can adopt to continue to invest in affordable retail housing to meet 
these targets. 

 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 
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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 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.  

 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. 

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

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. 

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

 Enhancing the Central District in its landscape  supported by healthy waterways, areas of 
 

 Protecting the   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.  
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 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 detailed planning of Rhodes East will align with the sustainability priorities and actions, because: 

 It will preserve significant vegetation on the site, provide new landscape and tree planting to 
mitigate the urban heat island effect, and provide a foreshore public open space connecting the 
residential community of Rhodes to the foreshore of Parramatta River.  

 It can support a new ferry stop, 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 

.  

In summary, the planning of Rhodes Strategic Centre should enable the creation of a thriving and 
successful mixed use centre with a distinct sense of place, not available elsewhere in the district or in 
Sydney, and a unique destination that includes high quality public amenities. 

This submission has reviewed the draft Central District Plan in relation to Rhodes East, and provided 
recommendations to be considered by the GSC when finalising the Central District Plan, and in 
considering future planning strategies for Rhodes East and the wider Rhodes Strategic Centre. 

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

Yours sincerely, 

 

Murray Donaldson 

Director 




