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Figure 1: Camellia Town Centre location
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The Camellia Town Centre will provide:

A town centre adjacent to the Parramatta 
River supported by mixed land uses and 
integrated with the Parramatta Light Rail 
(Stage 1). 
 
Infrastructure that improves the connectivity 
of people and places. 
 
Regeneration of Camellia’s degraded natural 
and historical assets, including the Parramatta 
River foreshore, to create a clean and healthy 
environment. 
 
New local and regional open space and 
community and recreation facilities, including 
a new riverfront parkland along the 
Parramatta River. 
 
More homes including affordable housing 
supported with community, social and 
transport infrastructure. 
 
A comprehensive Landfill Strategy to create a 
uniform ground plane across the town centre 
that addresses flooding and provides the 
basis for a good public domain outcome.

 
A unique built form and street network that 
maximises solar access, connectivity, and 
openness to the Parramatta River.

This Planning Report provides background information in 
support of the draft Camellia Town Centre Master Plan 
(draft master plan). 

Arising from the Camellia Land Use and Infrastructure 
Implementation Strategy (LUIS) exhibited by the 
Department of Planning and Environment in 2015, the 
draft master plan establishes the vision for development 
of a town centre over the next 20-30 years. 

The vision is to create a new town centre on the 
Parramatta River for the community to enjoy beautiful 
parks and open spaces, with a revitalised riverfront and 
an active street life that is connected to Greater 
Parramatta.

Executive Summary

Camellia Town Centre  
background
The Camellia Precinct was identified in A Plan for Growing 
Sydney, December 2014 as a Priority Growth Area and 
continues to be identified in the draft Greater Sydney 

Region Plan as a key area for future growth, supporting 
the Parramatta CBD. The Camellia Precinct is 
characterised by a strong industrial history and a large 
variety of industrial land uses. Industrial land uses include 
warehousing and freight distribution, resource recovery 
and manufacturing, which provide employment across a 
range of industries. Other key land uses within the 
Precinct include private recreation, namely the Rosehill 
Racecourse and the Sydney Speedway/ Granville 
Showground. In 2011 it was identified that there were 
approximately 4,244 jobs within the Camellia Precinct, 
with no residents identified in the 2016 ABS Census.

The Camellia Town Centre (the town centre) is proposed 
to be located in the north western  section of the 
Camellia Precinct. The town centre is 40 hectares of the 
320 hectare Camellia Precinct and is bound by 
Parramatta River to the north, Grand Avenue to the south 
and James Ruse Drive to the west. Figure 1 identifies the 
location of the town centre. 

In February 2017, Transport for NSW announced the 
alignment of Stage 1 of the Parramatta Light Rail, which 
will service the proposed the town centre. This includes: 
a light rail stop within the town centre connecting 
Camellia to the Parramatta CBD, Westmead and 
Carlingford. The alignment also uses the disused 
Sandown freight line and locates the light rail stabling 
facility within the Camellia Precinct. This major 
infrastructure project has significant implications for the 
future urban design of the town centre, and resulted in 
the need for the preparation of a master plan for the town 
centre. 

In August 2017, the Environmental Impact Statement (EIS) 
for Stage 1 of the Parramatta Light Rail (PLR) was publicly 
exhibited, which provided further detail on the delivery 
of the light rail line through the town centre.

The draft master plan identifies the vision and provides 
the local community and key stakeholders, including 
landowners, an opportunity to provide input into the 
planning for the town centre.  Following public exhibition 
of the draft master plan, all submissions will be reviewed 
and the master plan will be finalised. To implement the 
master plan, land use rezonings will be required. This 
could occur through either a State led or Council led 
process. 
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Figure 2: Artist Impression 
(Source: Spatial Media, 2018)
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The vision is to create a 
new town centre on the 
Parramatta River for 
the community to enjoy 
beautiful parks and 
open spaces, with a 
revitalised riverfront 
and an active street life 
that is connected to 
Greater Parramatta.
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The draft  Camellia Town Centre 
Master Plan
The draft master plan establishes an urban design 
framework for the town centre. The draft master plan 
addresses matters such as local and regional context, 
opportunities and constraints, proposed land use mix, 
intended built form, building typology, streetscape 
character, public domain, urban design response to 
flooding, active edges, connectivity, open space, views 
and vistas. The key documents which underpin and 
support the draft master plan include:

 1. Draft Camellia Town Centre   
 Master Plan Planning Report, including  
 street network, building heights and location of  
 future public infrastructure including parks and  
 community facilities.

 2. Draft Urban Design and Master Plan  
 Report providing the vision and principles in  
 establishing the draft master plan (Appendix A). 

 3. Draft Landfill Strategy establishing a  
 cohesive ground plane with consideration of  
 the flooding and contamination (Appendix B).

 4. Traffic and Transport Study that identifies  
 the existing traffic and transport and the  
 infrastructure required to support the town  
 centre (Appendix C). 

 5. Summary Report of the Land Use  
 Safety Study that reviews the risks and  
 hazards throughout the Camellia Precinct and  
 identifies appropriate setbacks for land uses  
 (Appendix D).

The draft master plan seeks to deliver:

• A future population of approximately 21,000 people

• Up to 200,000 sqm of commercial and retail 
employment floor space

• Up to 10,000 new dwellings with a minimum 5% 
affordable housing provision

• Maximum building heights of up to 36 storeys, with 
two 40 storey towers, with retail, commercial or 
community uses on the ground level, adjacent to the 
proposed light rail stop.

The draft master plan is formed on the 
basis to provide for:

40ha of remediated land

21,000 Future population

Up to 200,000sqm of commercial and 
retail employment space
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Infrastructure to support a new 
town centre
The draft master plan and supporting studies identify the 
potential new infrastructure and infrastructure upgrades 
that need to be considered to support the development 
of the town centre and its future population. This 
includes:

• 13 ha of public open space including a 8.4 ha 
riverfront parkland.

• A potential new primary school for up to 1,000 
students.

• A new light rail stop and potential for 2 additional 
new stops, including an interchange stop and a stop 
at the eastern end of the town centre.

• Potential new community facilities including playing 
fields/multi use active recreation space,  a new library 
and community hub.

• New vehicle, pedestrian and light rail bridge crossing 
over Parramatta River to Rydalmere at the eastern end 
of the town centre.

• New vehicle bridge crossing over Duck River to 
Silverwater.

• Potential for additional pedestrian and/or active 
transport bridges over Parramatta River connecting 
to Rydalmere.

• Upgrade existing and provide for new town centre 
access intersections and road network.

The infrastructure schedule will be refined following 
exhibition of the draft master plan which will also be 
informed by further consultation with infrastructure 
agencies and service providers. Infrastructure 
requirements will be prioritised. The funding and 
co-ordination of the delivery of infrastructure upgrades 
will be delivered through State Government funding, 
including the future Greater Parramatta Special 
Infrastructure Contribution (currently being prepared), 
and through Section 94 contributions (to be prepared) 
for local infrastructure.

The draft master plan identifies the  
potential new infrastructure and  

upgrades that are needed to  
support the new development including:

13 Hectares of public  
open space

A new primary school with capacity for 
up to 1000 students

New light rail stop and two additional 
new stations

Upgrade existing intersections and  
road network

New bridges crossing Parramatta River 
and Duck River

New Community facilities including 
playing fields and a new library
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Introduction

James Ruse Drive Overpass, 
Camellia 

1

The purpose of this planning report is to identify the 
framework that has guided the development of the draft 
master plan. This report is structured into 4 key sections:

• Section 1 – Introduction 
This section provides an overview of the town centre 
and outlines the purpose of the draft master plan, 
including the role of the draft master plan in the 
planning process.

• Section 2 – Analysis of existing conditions  
This section identifies the existing context of the town 
centre and the Camellia Precinct, which have guided 
the development of the draft master plan.

• Section 3 – Draft Master Plan  
This section discusses the key elements of the draft 
master plan, including location of open space, the 
public domain elements and proposed planning 
controls such as height, floor space and affordable 
housing provision.

• Section 4 – Delivery and Implementation  
This section identifies the infrastructure requirements 
required to deliver the draft master plan and the 
delivery mechanisms.
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1.1 Location of Camellia  
 Precinct and     
 town centre
The Camellia Precinct and town centre is strategically 
located close to the geographic centre of the Sydney 
Metropolitan Region approximately 16 km west of the 
Sydney CBD and 1.5 km east of the Parramatta CBD. 
Under the draft Sydney Region Plan, the Precinct and 
town centre is located within the Greater Parramatta 
Growth Area and the Central River City.

It is bound by the Parramatta River to the north, Duck 
River to the east, the M4 Motorway to the south and 
James Ruse Drive to the west, all which form physical 
boundaries to the Precinct. Figure 3 identifies the 
Camellia Precinct’s location, outlining the town centre.

Figure 3: Location of Camellia Town Centre (Source: Nearmap edited by DPE, 2017)

The town centre is a 40 hectare area of land in the north 
west of the Camellia Precinct, as identified in Figure 3. 
This area is predominantly characterised by warehousing 
and freight distribution, existing commercial and 
manufacturing. The town centre is currently reliant on 
one road in and out, being Grand Avenue. In terms of 
public transport, the existing heavy rail is the T6 
Carlingford line which services Camellia. This will be 
replaced with light rail once Stage 1 of the Parramatta 
Light Rail is operational, which is expected in 2023. As 
part of Stage 1 work, a stop is proposed within the town 
centre. 

Camellia Precinct Camellia Town Centre

Parramatta CBD

M4 Motorway

Parramatta River
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1.2 The Planning Process

The Department of Planning and Environment (the 
Department) has worked with a number of stakeholders, 
including the City of Parramatta Council (Council), 
Transport for NSW (TfNSW), Roads and Maritime 
Services (RMS) and Department of Education to prepare 

a draft master plan. This is the next step post the release 
of the Land Use and Infrastructure Strategy (LUIS) that was 
exhibited for the Camellia Precinct in 2015. The planning 
process undertaken is summarised below in Figure 4. 

We are here

Land Use and Infrastructure Strategy  
Community engagement shapes the Camellia Land Use and Infrastructure 

Strategy (2015-2016)

Collaboration with other local and State agencies 
The Department works with City of Parramatta Council and other government 

agencies to prepare a draft master plan, including urban design, public domain 
and landfill strategy

Public consultation of draft master plan 
The Department consults with the local community, landowners, nearby residents 

and other stakeholders on the draft master plan

Consideration of submissions and finalisation of master plan 
The Department with Council considers submissions received. Further 

investigations are undertaken as required to inform the final master plan.

State lead rezoning 
- An amendment to Local Environmental Plan; 

- Development Control Plan; 
- Section 94 Contribution Plan prepared; and 

- Application of the Greater Parramatta Special 
Infrastructure Contribution (or satisfactory 

arrangements).

Planning Proposal 
- Comprehensive Local Environmental Plan 

amendments 
- Site specific proposals

Figure 4: The Planning Process (Source: DPE, 2018)
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Figure 5: Hierarchy of Strategic Planning documents (Source: DPE)

1.3 Planning for Growth  
 and Change
This section outlines the planning framework and 
background which has framed the role of Camellia 
and it’s town centre within the context of Sydney and 

February 2018 1

Greater Parramatta. Figure 5 identifies the hierarchy of 
documents which are individually discussed in further 
detail in this section. 
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A Plan for Growing Sydney, 2014
A Plan for Growing Sydney (the Plan), released in 
December 2014, details the NSW Government’s vision 
for Sydney’s future, which is ‘a strong global city, a great 
place to live’. One of the biggest challenges in achieving 
this aim is how best to provide the 726,000 new homes 
and the new jobs needed for the forecasted 2.7 million 
new residents by 2036. A key action of the Plan is to 
accelerate urban renewal across Sydney to provide 
homes closer to jobs and key transport nodes.

As part of the Plan’s goal to create a world class economy 
with world class services and transport, the Camellia 
Precinct was identified as a key area to grow Parramatta 
as Sydney’s second CBD. The Camellia Precinct is 
identified as a planned precinct within the priority growth 
area – Greater Parramatta to Olympic Peninsula.

Draft Greater Sydney Region 
Plan, 2017

The Greater Sydney Commission (GSC) announced the 
draft Greater Sydney Region Plan (draft Region Plan), 
alongside Transport for NSW Future Transport 2056, in 
October 2017. The draft Greater Sydney Region Plan 
establishes a 40 year vision for Sydney to be a global 
metropolis of three cities (refer to Figure 6) enabling the 
majority of people to commute to their nearest city within 
30 minutes. The Camellia Precinct is located within the 
Central River City, which focuses on Greater Parramatta. 
The draft Region Plan continues to develop the role of the 
Greater Parramatta to Olympic Park (GPOP), which 
includes the Camellia Precinct. GPOP is located within 
the Central River City and is an integral part of the GSC’s 
vision of a metropolis of three cities.  Improved transport 
connections, including the Parramatta Light Rail and the 
potential Sydney Metro West, will deliver the economic 

Figure 6: A metropolis of three cities (Source: Greater Sydney Commission, 2017)
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benefits as well as creating high quality, new places for 
people to enjoy a more urban lifestyle. The draft Region 
Plan acknowledges Camellia Precinct’s role in protecting 
industrial activities, providing next generation living and 
essential urban services as well as advanced technology 
and knowledge sectors. Once finalised, the Greater 
Sydney Region Plan will supersede A Plan for Growing 
Sydney.

Greater Parramatta to Olympic 
Peninsula (GPOP) vision, 2016
In October 2016, the Greater Sydney Commission (GSC) 
released its vision for Greater Parramatta to Olympic 
Peninsula (GPOP). The GPOP area recognises the 
Camellia Precinct as  a strategic collaboration area. The 
vision identifies the town centre as providing an 
opportunity for new employment, housing and lifestyle 
opportunities. GPOP represents four distinct quarters 
linked by the Parramatta River and the Parramatta Light 
Rail. The Camellia Precinct is part of the Next Generation 
Living quarter, offering future residents easy access to a 
wide range of work, study and enterprise opportunities.

Draft Central City District Plan, 
2017
The GSC has prepared revised draft District Plans setting 
the direction for the long term regional planning of 
Greater Sydney to manage growth to 2036 and achieve 
a 40 year vision to 2056. The District Plans will determine 
appropriate locations for new homes with easy access to 
transport, jobs and open space.

The Camellia Precinct is identified in the Draft Central 
City District Plan within the Greater Parramatta Growth 
Area and the GPOP Economic Corridor. The District Plan 
recognises the Camellia Precinct for ‘next generation 
living’, consistent with the draft Regional Plan and 
identifies the important role the rezoning of the Camellia 
Precinct plays in delivering the GPOP vision. The draft 
District Plan recognises that there are opportunities for 
the Camellia Precinct to evolve into a highly functional 
part of the Central River City, with a focus on co-existing 
water, energy and transport uses generating a range of 
employment types, including highly skilled jobs. The 
Camellia Precinct also provides an opportunity to locate 
urban services and an open space corridor to provide a 
continuous walking and cycling link between Parramatta 

and Bankstown that enhances and expands existing 
open space to establish the corridor as a regional open 
space destination.

Interim Greater Parramatta Land 
Use and Infrastructure  
Implementation Plan, 2017
The Interim Greater Parramatta Land Use and 
Infrastructure Implementation Plan (LUIIP) for the Greater 
Parramatta Growth Area (GPGA) was exhibited in July 
2017 and is currently being finalised. The LUIIP identified 
how more jobs, homes and essential services will be 
accommodated in Greater Parramatta over the next 20 
years. Figure 7 identifies 12 precincts within the Greater 
Parramatta Growth Area. The LUIIP provides a land use 
framework to guide the future redevelopment of the 
Greater Parramatta identifies key actions for the short 
term and identifies the infrastructure required to unlock 
its potential. The LUIIP currently forecasts over 57,000 
additional dwellings and more than 120,000 additional 
jobs within Greater Parramatta over the next 20 years. 
The LUIIP identifies projected growth in the Camellia 
Precinct to 2036 will be limited to 10,000 dwellings and 
is expected that the Precinct will accommodate over 
8,850 jobs. The LUIIP recognises the importance of 
planning for the Camellia Precinct holistically and the 
need to determine traffic and transport solutions for the 
Camellia Precinct, so that planning for additional homes 
and jobs can progress. The draft master plan is a step 
forward in realising the anticipated additional dwellings 
and jobs for the Precinct.

Above: Pre-existing infrastructure, 
Camellia 
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Camellia Land Use and  
Infrastructure Strategy, 2015
The Camellia Land Use and Infrastructure Strategy (LUIS) 
was jointly prepared by the Department and City of 
Parramatta Council and was exhibited in 2015. The LUIS 
provides a planning framework for the Camellia Precinct. 
It relies on further detailed planning in order to determine 
the most appropriate planning controls, and has been 
used to inform the development of the draft master plan.

The Strategy builds upon the City of Parramatta Council’s 
Discussion Paper for the Camellia Precinct in 2014, titled 
Camellia – 21st Century Business, Industry and 
Entertainment Precinct. The Discussion Paper outlined 
potential land uses giving consideration to the following:

Above: From a distance - Parramatta, 
Rosehill 

• An ongoing need for industrial land; 

• The potential to introduce residential and commercial 
uses around Camellia Railway Station, with 
appropriate buffering; 

• Resolving significant traffic and transport issues; and

• Identifying contamination and remediation options. 

The Strategy identifies a vision for the Precinct as a ‘21st 
century living and business district, comprising industry, 
research, education, employment, retail, recreation, 
entertainment and residential uses’. Guiding principles 
were also established to inform the development of the 
Precinct. The Strategy prepared a Structure Plan for the 
public spaces, road and transport connections for the 
Precinct (Figure 8). 
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Figure 7: Greater Parramatta Growth Area (Source: DPE, 2017)
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This included identification of the town centre and 
surrounding mixed use area.

The LUIS was placed on public exhibition in 2015. A 
number of issues were raised by the community and 
stakeholders during consultation, including:

• The need for improved public transport;

• Road improvements as a priority to future 
development;

• The need to protect existing freight networks and 
provide new connections to accommodate heavy 
vehicle movements;

• Support for the location of a town centre;

• Support for higher densities in the town centre;

• Provision of infrastructure and funding;

• Retention of employment generating uses;

• Concern with the proximity of proposed residential 
areas and potential restrictions on existing land uses;

• Open space and community facilities essential for 
new community; and

• Required remediation of contaminated site/s to be 
considered in the rezoning of land, including the 
impact on the cost of development.

The matters raised in the consultation have been 
considered in the development of the draft master plan.

Figure 8: Camellia Structure Plan (Source: DPE, 2015)
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1.4 Vision and Objectives 
The purpose of the draft master plan is to consider the 
development of the town centre holistically and to inform 
a future land use rezoning package, alongside the 
provision of infrastructure and the delivery of the 
Parramatta Light Rail. The draft master plan seeks to 
achieve a number of key objectives. 
 
The Department’s vision is to create a new town centre 
on the Parramatta River for the community to enjoy 
beautiful parks and open spaces, with a revitalised 
riverfront, active street life that is connected to Greater 
Parramatta.

The  vision is to create a new town centre on the 
Parramatta River for community to enjoy beautiful parks 
and open spaces, with a revitalised riverfront, and active 
street life that is connected to Greater Parramatta.

With the following objectives in mind, the Departmentin 
consultation with key stakeholders, including City of 
Parramatta Council, has prepared the draft master plan 
which will deliver a mixed use town centre for up to 
10,000 dwellings and 200,000 sqm of non-residential, 
i.e. retail/ commercial  floor space and identified 
supportive social and transport infrastructure.

Above: Pre-existing infrastructure, 
Camellia 
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Urban Design and Public Domain

• To engage with the site’s context, and embody and enhance the special features of the site, such as the Parramatta 
River;

• To integrate land use and transport, including optimising development adjacent to the Parramatta Light Rail stop;

• To promote high quality buildings and public spaces that have a distinctive character and environmental and design 
excellence;

• To create public spaces and streets that encourage and support walking, cycling and public transport over cars and 
provides a connected public network of paths and streets;

• To provide pedestrian and cycling linkages both within and outside the town centre;

• To create good access to public transport, with light rail services to Parramatta, Westmead, Carlingford and Sydney 
Olympic Park;

• To provide safe places for social interaction;

• To provides a variety of high quality public spaces and landscapes that are attractive and that support a range of 
activities and public events;

• To support the extension of Sydney’s Green Grid by providing active transport links along the Parramatta River 
Foreshore;

• To provide for a mixture of land uses; building types, spaces and facilities that will support a vibrant community;

• To create a density of residents, workers and visitors that will help ensure public spaces are popular across the day and 
evening;

• To ensure that the future community’s needs are appropriately considered; and

• To create a cohesive ground plane to create a walkable and accessible town centre.

Social

• To provide additional housing to cater for a growing population;

• To provide for affordable housing;

• To provide housing choice for a variety of household types; and 

• To ensure that adequate community and social infrastructure and support services are provided for the future 
population including school, local community facilities and library.

Environmental

• To provide green open spaces which integrate into the built form and public domain;

• To transform a degraded site into a safe residential and open spaces areas;

• To promote a built environment that minimises energy and water consumption;

• To explore and implement sustainability initiatives in the town centre;

• To explore the use of alternate energy generation and use; and

• To manage existing site constraints including contamination and flooding to ensure there is no adverse effect on the 
environment.

Economic

• To facilitate an equitable and financially viable outcome for all landowners;

• To build on infrastructure investment in the future light rail;

• To ensure that any proposed development is financially viable so that the master plan can be realised; and

• To ensure that the proposed mix of uses adequately reflects current and projected market requirements.

Artist Impression 
(Source: Spatial Media, 2018) 
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This section of the report reviews the existing conditions 
of the Camellia Precinct and the town centre which have 
informed the development of the draft master plan.

2.1 Camellia’s History
The Camellia Precinct is characterised by a strong 
industrial history and a wide variety of industrial land 
uses. 

The Camellia Precinct was originally inhabited by the 
Burramattagal Clan. The Burramattagal Clan were the 
Indigenous people who inhabited the land at the head of 
the harbour ‘where the eels lie down’. The riverbank was 
a vital source of food and living resources including fish, 
shellfish, bird life, reptiles and marsupials.

Following European settlement, the Camellia Precinct 
was one of the first settled areas in Sydney as the land 
was more fertile near the head of the Parramatta River.

Charles Williams (alias Christopher Magee) was the first 
person granted land in Camellia for farming, comprising 
30 acres (12 hectares) on the southern bend of the 
Parramatta River. His wife, Eliner Magee, is buried in 
Camellia. The grave of Eliner Magee and son is a local 
heritage item. Magee sold his grant to Lieutenant William 
Cummings. In 1793, approximately 40 hectares of the 
Camellia peninsula was granted to John Macarthur and 
established as Elizabeth Farm. Macarthur then purchased 
the land grants from Magee and Cummings and 
extended Elizabeth Farm’s holdings. Elizabeth Farm 
included the entire area of the Camellia Precinct. 

Macarthur’s sons leased five acres (2 hectares) of land to 
Silas Sheather in 1852, between the present Camellia 
Railway Station and James Ruse Drive. He established his 
Camellia Grove Nursery, from which the suburb gained 
its name.

Elizabeth Farm remained intact and in the Macarthur 
family until 1880 when the estate was sold to the solicitor 
Septimus A Stephen, who then subdivided it, advertising 
the area as ‘Rosehill’. Large parts of the Camellia 
peninsula were subdivided for industrial purposes.

Theatrical entrepreneur John Bennet bought a large area 
of Rosehill and established a racecourse and recreation 
grounds in April 1885. By 1886 the Precinct had the 
following features:

Analysis of 
Existing Conditions

• Rosehill Gardens Racecourse;

• Rosehill Railway Station and Camellia Railway Station 
(called Subiaco);

• The Ferried Ltd Tramway, extending east-west along 
the approximate alignment of the current Grand 
Avenue and Grand Avenue North;

• A railway siding extending eastwards from the 
Carlingford line, to the eastern part of the Precinct 
referred to as Shell Siding; and

• The Sandown freight line extending from near 
Camellia Railway Station eastwards, to the Sandown 
meat works at the eastern end.

• Australian Kerosene Oil and Mineral Company works 
at 11 Grand Avenue.

In 1889 Sheather purchased the land he occupied under 
lease. The land was subdivided and gradually sold to 
small investors. The land was sold to James Hardie and 
Company in 1916.

The Sandown Station opened privately in 1892 and 
served companies which had private rail sidings in their 
factory sites, including Hardie’s, Goodyear, Wesco, 
Cream of Tartar and the Shell Company.

Land east of Rosehill Gardens Racecourse was 
increasingly attractive to manufacturers because of its 
river frontage and rail connections. 

In 1910s, John Fell set up a shale oil refinery on the Duck 
River and in the 1920s began to refine crude oil. 
Development of the site was made possible by the 
construction of a railway siding and the Duck River wharf. 
In 1928, he sold the operation to Shell Oil, which 
expanded the operations during much of the twentieth 
century, forming the Clyde Oil Refinery, the oldest 
refinery in Australia and the largest industrial site facility in 
the Precinct. 

2.2 Demographic Profile
The 2016 ABS Census identifies that there are currently 
no residents within the town centre. The town centre is 
currently an employment area, and in 2011, it was 
identified that there were 4,244 jobs in the wider 
Camellia Precinct.

2

Existing Industrial, 
Camellia 
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2.3 Existing Development  
 and Character
The Camellia Precinct is characterised by a strong 
industrial history and is currently home to a large number 
of industrial land uses, most notably the Viva Energy fuel 
terminal, storage and distribution facility. This site 
operated as the Shell Refinery up until 2012. Other 
industrial uses and predominantly within the town centre 
include warehousing and freight distribution, resource 
recovery industries, manufacturing, offices and retail 
(ALDI Rosehill). 

The other key land uses within the wider Camellia 
Precinct is private recreation, namely the Rosehill 
Racecourse and the Sydney Speedway/Granville 
Showground. The Racecourse provides a buffer between 
residential areas west of James Ruse Drive and industrial 
land uses to the east.

There are also two rail corridors within the town centre, 
the Carlingford Railway Corridor and a freight line 
located to the north of Grand Avenue. This freight line 
has not been utilised for a number of years.

Figure 9: Aerial view and context of Camellia (DPE, 2015)
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2.4 Camellia Town   
 Centre’s Surrounding  
 Areas
The town centre is surrounded by a number of other 
industrial areas; Rydalmere, Silverwater and Rosehill as 
well as residential areas to the west and a university 
campus to the north.  It is strategically located to provide 
a focal point to the residential, entertainment/leisure, 
education and employment areas in this part of Sydney.  
Figure 9 provides an overview of the town centre with it’s 
surrounds.

Rydalmere 
Directly north of Camellia across the Parramatta River is 
Rydalmere which is predominantly an industrial area. The 
area is anchored by several large single-tenanted 
industrial facilities. The area comprises of mostly large 
warehouse and manufacturing facilities. Recently, there 
has been a shift away from traditional light industrial 
activities into office-related uses.  

The industrial area is located close to the Western Sydney 
University (WSU) Rydalmere campus, and has the 
potential to enhance the knowledge sector in Rydalmere 
and build upon linkages with the university and the future 
town centre.

Western Sydney University,  
Rydalmere
The Western Sydney University Parramatta campus, is 
located in Rydalmere and consists of two sites (north and 
south). Both campuses are located on the corner of 
Victoria Road and James Ruse Drive (north west and south 
west corner), with both having various access points. The 
university has a range of services that are available to 
students and visitors. These include student 
accommodation, short stay accommodation (WSU 
Village), library, restaurants and eateries and a sports hall.

Silverwater
Silverwater is located to the east of the town centre 
across Duck River.  The suburb consists mainly of 
industrial and commercial uses, as well as containing the 
Silverwater Correctional Complex, one of the largest 
prisons in Sydney. Blaxland Riverside Park is also located 
in Silverwater, providing nearby residents with walking, 
running and cycling paths, regional playground and 
picnic areas, as well as a riverside café. 

Rosehill
Located west of Camellia is Rosehill, which houses 
approximately 4,000 residents according the to 2016 
ABS Census. Rosehill includes the industrial area and 
racecourse south of Grand Avenue within the Camellia 
Precinct, as well as the residential area to the west of 
James Ruse Drive. The area is characterised by a mixture 
of development including:  

• High rise development along the western edge of 
James Ruse Drive, including hotels and apartment 
buildings;

• A mix of low, medium and high density residential; 

• Commercial areas near the intersection of Hassall 
Street and James Ruse Drive and Elizabeth Farm; 

• A historic estate on State Heritage Register and listed 
on the Register of the National Estate; and 

• Rosehill Gardens Racecourse is an entertainment and 
leisure facility operated by the Australian Turf Club. In 
addition to being one of two premier racecourses in 
Sydney holding regular racing day including the 
Golden Slipper Carnival, the facility regularly holds 
events, exhibitions, trade shows, functions and 
conferences.
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2.5 Current Planning   
 Controls
The Parramatta Local Environmental Plan 2011 (LEP) 
applies to the town centre and wider Camellia Precinct. 
The Camellia Precinct includes a variety of zones 
including B5 Business Development, IN3 Heavy 
Industrial, RE2 Private Recreation, RE1 Public Recreation, 
IN1 General Industrial, W1 Waterways and W2 

Table 1: Current Planning Controls

Land Use Zoning

Land Use  
Zoning

The area of 
the town  
centre  
contains  
numerous 
land use 
zones. 

B5 Business  
Development

The main objective of this zone is to enable a mix of business and 
warehouse uses, and bulky goods premises that require a large floor area 
in locations that are close to centres. This zone also encourages a range of 
tourism, recreation, function and entertainment uses in close proximity to 
Rosehill Racecourse, Parramatta River and Western Sydney University

IN3 Heavy 
Industrial

This zone aims to provide suitable areas for those industries that need to 
be separated from other land uses. The Precinct is predominantly zoned 
IN3. It covers the entire land east of the rail line.

RE1 Public 
Recreation

The main aim of this zone is to enable land to be used for public open 
space or recreational purposes. There is a narrow strip located along the 
northern edge of the Precinct, as well as a small area to the north of 
Camellia Station.

SP2 
Infrastructure

This zone has the sole aim of providing infrastructure, and to prevent 
development that may interfere with the provision of infrastructure. The 
area along the rail corridor, and Grand Avenue are zoned SP2 
Infrastructure.

W2 Recreational 
Waterways

The main objective of this zone is to protect the ecological and scenic 
values of natural waterways as well as allowing for water-based recreation 
and related uses. Parramatta River is zoned this land use.

Heights of  
Buildings

Across the town centre, the maximum heights of buildings range from 9 to 12 metres.  

Floor Space 
Ratio

The town centre has a current Floor Space Ratio (FSR) of between 1:1 and 1.5:1, with portions of 
the south west part of the town centre having no current FSR application. 

Lot Size The minimum lot size development standard does not apply to the town centre. 

Foreshore  
Building Line

Variable - Approximately 30 m for properties fronting the Parramatta River foreshore.

Waterways. Figure 10 identifies the existing zoning for 
the Camellia Precinct and the town centre. The specific 
development standards that apply to the town centre 
from the LEP are outlined in Table 1. 

Thackery Street overbridge, 
Camellia 
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2.6 Current Planning   
 Proposals
At present, there are two planning proposals within the 
town centre that have been lodged with City of 
Parramatta Council. These are:

a. 181 James Ruse Drive,  
  Camellia
On 8 August 2014, the Department issued a Gateway 
determination seeking to rezoning 181 James Ruse Drive, 
Camellia from B5 Business Development to part B4 
Mixed Use and part RE1 Public Recreation. The proposal 
seeks to increase the maximum height of buildings to 
86m, increase FSR to 5.3:1 and remove the 30m 
Foreshore Building Line.

A revised proposal was received in June 2015, with an 
amended Gateway determination issued on 24 
September 2015.  Council exhibited the planning 
proposal between 23 December 2015 and 12 February 
2016, with the planning proposal yet to be determined.

b. 1 and 3-9 Grand Ave,  
 Camellia
On 31 July 2017, a planning proposal was lodged with 
Council for No. 1 and 3-9 Grand Ave, Camellia. The 
planning proposal seeks to rezone the site from part IN3 

IN3

RE2

W2

B5

IN3

W1

RE2
IN1

IN1

B5

RE1

RE1

RE1

W1

Heavy Industrial and part RE1 Public Recreation to part B2 
Local Centre, part B4 Mixed Use and part RE1 Public 
Recreation. The planning proposal also seeks to increase 
the maximum height of buildings to 191m, increase the 
maximum (FSR) up to 4.16:1 and reduce the Foreshore 
Building Line to 25m.

To date, this planning proposal does not have a Gateway 
determination and has not been placed on public 
exhibition.

The draft master plan provides the opportunity to review 
the town centre holistically and consider the implications 
of increased density against the capacity of the existing 
transport network. The planning proposals should be 
considered in light of the Department’s vision for the 
town centre as provided in the draft master plan, which 
ensures a holistic strategic planning framework for the 
town centre, together with a strong urban structure. The 
Department does not support individual planning 
proposals within the town centre until satisfactory 
arrangements have been made for the provision of the 
public infrastructure required to satisfy the needs that 
arise from servicing the  development of the entire town 
centre. This includes required bridges, road and 
intersection upgrades, pedestrian links, community 
facilities and regional and local open space.

 
 

B5 Business Development  

SP2 Infrastructure

 

RE1 Public Recreation 

RE2 Private Recreation 

 

IN1 General Industrial 

IN3 Heavy Industrial

Legend Figure 10: Current land use zoning (Source: DPE, 2017)
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2.7 Government’s   
 Commitment to   
 Parramatta Light Rail
In February 2017, Transport for NSW announced Stage 1 
of the Parramatta Light Rail. This included a new light rail 
line between Westmead to Carlingford, through the 
Parramatta CBD and Camellia. The new light rail includes 
a stop in the town centre in the general location of the 
current heavy rail station. 

The Parramatta Light Rail Stage 1 Environmental Impact 
Statement (EIS) identifies the grade separation of light rail 
into the town centre by way of a new bridge over James 
Ruse Drive into the town centre to facilitate the light rail 
and connection replacing the existing T6 Carlingford 
Line. The EIS also identifies the provision of a stabling 
facility within the Camellia Precinct (north of the town 
centre), with the light rail to run down the existing 
Sandown Line to the stabling facility. Whilst the EIS 
currently identifies this as a ‘dead run’, opportunities exist 
as the town centre develops, to provide an interchange 
stop adjoining the new light rail stop and another light rail 
stop at the east of the town centre to service the future 
population at the eastern end. 

In October 2017, the NSW Government announced the 
preferred route for Parramatta Light Rail Stage 2, which 
will connect to Stage 1 and run north of the Parramatta 
River through the Ermington, Melrose Park and 
Wentworth Point to Sydney Olympic Park. The 
announcement of Stage 2 also identified the potential for 
the interchange with Stage 1 to occur within the town 
centre and continuation down the Sandown Line through 
the town centre crossing the Parramatta River at the 
eastern end of the town centre at Rydalmere. This 
alternate option is a good opportunity to service the 
anticipated population of 21,000 people in the town 
centre and strengthen the town centre as a key 
interchange and opportunity for placemaking. 

Figure 11: Parramatta Light Rail (Source: Transport for NSW, 2017)
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2.8 Capacity of the   
 Current Transport  
 Network
Whilst the Camellia Precinct is bound by regional roads, 
access to the town centre is currently constrained and 
access to existing public transport is limited.

To inform the draft master plan, a Transport and Traffic 
Assessment was prepared by WSP, which identified the 
existing traffic and transport conditions of the Camellia 
Precinct and the traffic and transport infrastructure 
required to service the Camellia Precinct. Figure 12 
below identifies the existing transport connections within 
the Camellia Precinct.

It was found that while the Precinct has good access to 
the arterial and motorway road network, the transport 
network also contributes to its transport challenges:

• The surrounding road network also serves a role for 
inter-regional trips and experiences significant traffic 
congestion during peak periods;

• The Precinct has two road access points with limited 
capacity, at least one of which is currently operating 
at a poor level of performance;

• The existing Precinct has relatively high mode share 
towards car drivers, related to the predominantly 
industrial land use and current low level of public 
transport service provision;

Figure 12: Existing transport connections (Source: DPE, 2015)
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• Existing travel patterns are based around access to 
the motorway, with limited commuting trips by 
non-car modes from the surrounding residential area;

• Existing public transport services are underutilised 
and infrequent;

• The connection of the Precinct into the surrounding 
cycle and pedestrian networks is limited; and

• The Precinct has a mixture of industrial and private 
recreation land uses, and is largely surrounded by 
other industrial and business areas avoiding conflicts 
with resident populations. 

A Transport Assessment of the capacity for development 
indicated that the Precinct does have the potential for 
revitalisation with an increase in land use intensity. 
However, improvements to the transport network are 
required to support this increase. 

Road Network
The Camellia Precinct is surrounded by a regional road 
network. Victoria Road, which runs east to west on the 
northern side of Parramatta River, provides a direct link 
into the centre of Parramatta and also west towards 
Balmain and the Sydney CBD. Along the southern 
boundary of the Camellia Precinct, is the M4 Motorway 
which provides connections to Penrith and the inner 
west. Grand Avenue which runs along the southern 
boundary of the town centre is the main access point to 
the town centre and connects to James Ruse Drive. James 
Ruse Drive runs north to south along the western side. 
Silverwater Road runs north to south to the east of the 
Camellia Precinct, connecting Camellia to Bankstown.

James Ruse Drive is a main arterial road. Hassall Street 
performs an important access role for the Parramatta 
CBD, and connects through to the Great Western 
Highway. The high traffic volume at the intersection of 
James Ruse Drive and Hassall Street results in poor 
performance due to its current capacity restrictions. It has 
already been identified as a constraint on the surrounding 
road network and is being studied as part of Western 
Sydney Regional Ring Road currently being investigated 
by the City of Parramatta Council and RMS.

On the eastern side of the Camellia Precinct, known 
congestion points include:

• Silverwater Road Bridge over the Parramatta River;

• Intersection of Silverwater Road and Holker Street;

• Intersection of Silverwater Road and the M4 Western 
Motorway; and

• Intersection of Silverwater Road and Parramatta 
Road.

James Ruse Drive widening
The Department has been working with TfNSW and RMS 
to identify future upgrade requirements for James Ruse 
Drive, which is located on the western boundary of the 
town centre.

TfNSW and RMS have identified the need for future road 
upgrades to be undertaken on James Ruse Drive, 
including:

• Possible grade separation of regional traffic from local 
traffic;

• Raising the road level above the flood level to make 
James Ruse Rive flood free; and 

• Future road-widening requirements to cater for 
increased traffic.

RMS has provided indicative details on the future road 
widening of James Ruse Drive, which has been 
considered in the draft master plan. The future details of 
the road widening as well as the other road upgrades 
and setbacks required to James Ruse Drive, is currently 
being investigated and will inform the future planning of 
the town centre.
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Public Transport
Running north to south on the western side of the 
precinct, is the Carlingford rail line. This single track line 
runs from Carlingford, through Camellia, Rosehill and 
interchanges with other lines at Clyde. However, this 
service is infrequent, with a service on average every 45 
minutes.

As of July 2015, only 70 people use Camellia Station and 
100 people use Rosehill Station per day. This is due to the 
irregular timing, low frequency and forced interchange at 
Clyde which is viewed as inconvenient by commuters. 
Despite the walking distance of 1.5km, many residents of 
Rosehill currently walk to Parramatta or Harris Park 
Stations, where the service frequency is substantially 
higher, and direct and/or express services are provided 
to many locations. 

The bus network is extremely limited due to the low 
demand and the location. The M92 bus service, which 
runs from Parramatta to Sutherland via Sydney Olympic 
Park and Bankstown, operates along James Ruse Drive. 
The closest bus stops to the town centre are 
approximately 100m south of Grand Ave. The next 
closest bus routes to the town centre run along Victoria 
Road, which is on the northern side of Parramatta River. 

Pedestrian and cycling networks
The existing cycling routes on the Parramatta cycling 
network are shown in Figure 12. As part of the draft 
Parramatta Bike Plan 2017, bicycle routes connecting 
through the town centre are proposed. This includes an 
on-road physically separated bicycle lane along Grand 
Avenue and an off-road shared path along the Parramatta 
River foreshore connecting into the proposed Parramatta 
Cycling Network.

Pedestrian access into the Precinct is currently low, due 
to the poor environment and physical barriers of the 
Parramatta River, Duck River, James Ruse Drive and the 
M4 Motorway. However, on the western side of the 
Precinct, pedestrians can access the area via:

• The overbridge crossing the railway line to Grand 
Avenue from the junction of James Ruse Drive and 
Hassall Street;

• Oak Street bridge crossing James Ruse Drive, 
followed by an at-grade crossing of the rail line to 
Rosehill Racecourse;

• Intersection of James Ruse Drive and Prospect Street, 
followed by a walkway across the rail line to the 
Racecourse; and

• The Parramatta River pedestrian bridge connecting 
Thackeray Street to Rydalmere.

From the north, pedestrians can access the town centre 
via a bridge over the Parramatta River at Thackeray Street 
or via the footpath on the James Ruse Drive bridge. 

Freight
The Camellia Precinct is predominantly an industrial area 
at the northern end of the Clyde to Chullora/Enfield 
Freight Precinct. There are three ways of transporting 
freight in and out of the Camellia Precinct as identified in 
Figure 12: by road, by rail and by pipeline. Located near 
the Precinct, is the Clyde Intermodal Terminal and Waste 
Transfer Station. This is adjacent to James Ruse Drive and 
Silverwater Road, which are designated as secondary 
freight routes according to the NSW Freight and Ports 
Strategy, and Pennant Hills Road and M4 Western 
Motorway which are designated as primary routes. The 
town centre is located outside of the predominant freight 
area of the Camellia Precinct but directly adjoins this area. 
In developing the draft master plan, consideration has 
been given to the ongoing use of the transport network 
for freight purposes

Rosehill Racecourse Events
The Rosehill Gardens Racecourse is located on the 
eastern side of James Ruse Drive and is operated by the 
Australian Turf Club (ATC). The Racecourse is serviced by 
trains on the T6 Carlingford line at Rosehill Station. On 
race days or special event days, a special bus service 
which combines regular public transport services with 
the free Rosehill Gardens shuttle bus service is offered 
from Parramatta Station to Parramatta Wharf, then on to 
the Racecourse and does not directly service the town 
centre.
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2.9   Existing Public Open  
   Space
There is no public local, district or regional open space 
within the proposed area of the town centre. There are 
two private recreation facilities within the Camellia 
Precinct, the Rosehill Racecourse and the Sydney 
Speedway. Figure 13 identifies the open space within the 
wider locality.

Open space can be classified into three types, being  
local open space (within 1km radius), district open space 
(within 5km radius) and regional open space (within 10km 
radius). In terms of measuring catchments, the centre of 
the radius is located at the Camellia Train Station. 

Local Open Space (1km)
There is currently no public open space within the 
Camellia Precinct, which is reflective of its existing 
industrial nature. The closest area for local open space to 
the proposed residential area is the Balurderri Wetland 
which is located 650m from the existing Camellia Train 
Station on the northern side of the Parramatta River 
foreshore to the north west of the town centre. Reid Park 

is located 1.6 km from the existing Camellia Train Station, 
across the Parramatta River towards the suburb of 
Rydalmere. Both these areas of open space are nature 
reserves with no provision for active recreation facilities, 
and are not easily accessible by walking from the town 
centre.

District Open Space (5km)
Areas that have been classified as district open space are 
those spaces that have been designed for longer visits 
than would be expected for visits to a local park. These 
spaces are designed to attract visitors from surrounding 
suburbs. Robin Thomas Reserve is the closest area of 
district open space to the town centre being 1 km west of 
the Camellia Train Station, and contains sporting fields 
and a children’s playground. Rydalmere Park, which is 
located 1.5km north-east of the Camellia Train Station 
across the Parramatta River, could become more easily 
accessible to the future residents of the town centre, if a 
proposed river crossing has constructed. 

Figure 13: Open Space (Source: DPE, 2015)
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Regional Open Space (10km)
These are the areas that are designed to attract visitors 
from areas outside of the local government area and for 
them to spend the substantial part of the day on the site. 
Access is often by car or public transport. The Precinct is 
located only 4.5km from Sydney Olympic Park, which 
contains a number of sport and recreational facilities. 
These include major sporting stadiums, a hockey centre 
and aquatic centre. In addition, the Bicentennial 
Parklands also provide large areas of passive and active 
open space with walking trails and cycle paths. Another 
regional open space with close proximity to the town 
centre, is Parramatta Park, which is located 2.3km west of 
the existing Camellia Train Station. Parramatta Park 
contains a number of sporting and recreational facilities, 
including informal playing areas, a regional playground 
and picnic and BBQ facilities.

Sydney’s Green Grid
The NSW Government Architect’s Sydney Green Grid 
aims to deliver an interconnecting network of open 
space that will keep the city cool, encourage healthy 
living, enhance biodiversity and ensure ecological 
resilience. The Green Grid proposes linkages between 
open spaces within the wider public realm through 
enhancing creek corridors, transport routes, suburban 
streets, footpaths and cycle ways. Sydney’s Green Grid 
identifies opportunities within the town centre to 
incorporate green linkages to regional open space of 
Sydney Olympic Park and the Parramatta River as well as 
providing new green linkages along the Parramatta River 
foreshore. 

The planning for the town centre will promote 
opportunities to provide new local, district and regional 
open space to service the new community and 
interconnect into Sydney’s Green Grid by providing new 
facilities and connecting the existing open spaces.

2.10  Existing Social   
  Infrastructure
Existing social infrastructure within the town centre is 
limited as there is no existing population to service. 

Childcare
Childcare facilities are often used in either close proximity 
to home or the workplace. Currently, there is only one 
childcare centre within the area of the town centre, 
however there are nine centres close to or within a 1km 
radius. Almost all of the facilities are long day care centres 
providing services from early morning to late afternoon. 
Family day care is not provided by any of these facilities. 
Opportunities for child care facilities are being 
investigated as part of future planning for the town 
centre.

Education
The different types of schools (primary and high school) 
have different catchment areas. The following regarding 
catchment areas have been assumed:

• Primary schools are local facilities and would be 
within 1km radius of the town centre;

• Central and high schools are district facilities and 
would be within a 5km radius of the town centre;

• Special schools are regional facilities and would be 
within a 10km radius of the town centre; and

• Tertiary facilities are regional facilities and would be 
within a 10km radius of the town centre.

There are 15 schools and two tertiary institutions that 
could provide services to the town centre. Western 
Sydney University also provides an additional campus in 
the Parramatta CBD. Whilst primary schools are 
considered a local facility, the audit only identified one 
school (Rosehill) with 1km, with the other two (Rydalmere 
and Auburn North) located outside this catchment. There 
are 11 schools within a 3km radius of the town centre 

 9 Childcare Centres within a 1km radius 
of Camellia



February 2018 35

which have the capacity to  service the future population. 
The draft master plan identifies the potential for a future 
school to service the future primary population and a 
possible location which is central and easy accessible to 
the community,  close to public open space and other 
community facilities.

Health centres

The town centre is located within the Western Sydney 
Local Health District (WSLHD), which is responsible for 
the hospitals, mental health clinics and community health 
centres that provide services to the area. The town centre 
is well located within the regional area of five hospitals 
which are:

• Westmead Hospital (including the Private Hospital, 
Children’s Hospital, Cumberland and multiple 
research institutions);

• Auburn Hospital;

• St Joseph’s Hospital, Auburn;

• Ryde Hospital; and

• Concord Hospital.

The department will continue to work with NSW Health 
to ensure capacity exists for future residents of the town 
centre

Community  Facilities  
are needed

Community centres, town hall 
and youth facilities
Community centres and town halls are often located 
within town centres in close proximity to local shops and 
facilities. These buildings provide an important civic 
service. There are no community centres, town halls or 
youth facilities within a 1km of the town centre that could 
provide services to the local residents, with the closest 
facilities being in Ermington or Harris Park. Generally, the 
existing facilities are too far from the town centre to 
service the future local population. 

The town centre will need to provide for community 
facilities to service the future residents.

Library
The closest library to the town centre is the Parramatta 
City Library, however if improved transport connections 
facilitated easier access to Ermington, then the Branch 
Library could become an important facility for the future 
of Camellia. This can be achieved through provision of 
pedestrian bridges over the Parramatta River.

Together with the City of Parramatta Council, 
opportunities to provide a future library within the town 
centre are being investigated.

Parramatta City 
Library is the town 

centre’s closest library

15 Schools + 2 Tertiary institutions 
provide services to Camellia

Camellia is located within the regional 
area of 5 hospitals
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Adequately Serviced

City of Parramatta Council’s Draft 
Social Infrastructure Strategy, 
2017
The City of Parramatta Council prepared a draft Social 
Infrastructure Strategy for their Local Government Area 
(LGA) which reviewed existing social infrastructure across 
their LGA and identified areas where there is a need for 
additional social infrastructure. The Strategy identifies the 
town centre as an area of population growth within the 
LGA.  To service this population growth, the Strategy 
provides the following guide for social infrastructure 
provision and planning for this community:

• A town centre plaza co-located with community 
facilities and the light rail stop;

• Provision of district level community hub of 
approximately 2,100sqm located in the town centre 
adjacent to a plaza and open space, providing a 
flexible community meeting space and supporting a 
minimum 800sqm community learning space;

• A new primary school with an opportunity for 
colocation of community facilities with the school and 
to share school facilities for community use;

• Provision of open space, including public access to 
the Parramatta River foreshore for passive use and a 
minimum 1.9ha sports field for active use and shared 
with the new primary school;

• Possible provision of flexible multiuse sports fields for 
community use on the inner fields of the Australian 
Turf Club; 

• Provision of open space and recreation facilities 
within private development to support the needs of 
residents, including those of families with children;

• Provision of Council-owned, private and not-for-profit 
long day care centres, located close to transport 
nodes and the school;

• Provision of affordable rental housing; and

• Improved connectivity and accessibility in and out of 
the Camellia Precinct.

In preparing the draft master plan, opportunities to 
provide for open space and social infrastructure 
identified by City of Parramatta Council in its draft Social 
Infrastructure Strategy is important to ensure quality of life 
for future residents. 

Emergency Services

The town centre is adequately serviced by the police, fire 
and ambulance services. The Police Local Area 
Command for Rosehill are within the Camellia response 
area. There are local police stations at Rosehill, Ermington 
and Parramatta. In the district area of Camellia, there are 
fire stations in Rydalmere, Parramatta, Silverwater and 
Merrylands. The Parramatta Ambulance Station services 
the Camellia area. 

The department will continue to work with key 
emergency service providers to ensure adequate 
provision of emergency services to service the site

 

Aged Care

There are a total of 20 aged care facilities within a 5km 
radius from the town centre, which provide a variety of 
aged care and dementia specialist facilities. The 
Parramatta Aged Care facility is located 1km from the 
town centre along with a number in Parramatta, Auburn, 
Carlingford and other surrounding suburbs. Therefore, 
there is sufficient aged care facilities to service the locality 
in the immediate future.

Existing Camellia Train Station

20 Aged Care Facilities 
within a 5km radius of Camellia
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2.11   Provision of    
   Affordable Housing 

The NSW Family and Community Services’ Centre for 
Affordable Housing identifies Parramatta as having a high 
affordable housing need. Affordable rental housing is 
rental housing that is provided to households on very low 
to moderate incomes and charged at a rental rate that 
does not exceed 30% of weekly income – so that the 
household does not experience housing stress and can 
meet other basic living costs such as food, clothing, 
transport, medical care and education. 

Both the City of Parramatta Council’s draft Affordable 
Housing Policy 2017 and Council’s draft Social 
Infrastructure Strategy support the need for affordable 
housing within the Local Government Area (LGA), 
including the town centre. The Policy found that 28.5% of 
Parramatta’s residents rent in the private market, 
compared with the Greater Sydney average of 25%. This 
is significant because renting households are more likely 
to be in housing stress, are more likely to be low income 
earners and are more susceptible to changes in housing 
affordability. Rent and sales report data shows that 
median Sydney rents are now very similar to median rents 
in Parramatta, and Parramatta has lost its price 
advantage. Median house values in the Parramatta are 
now in excess of $1 million, and well above the Greater 
Sydney median. There is a need in Greater Parramatta for 
the provision of affordable rental housing for those 
households who earn low to moderate incomes, with a 
need to provide housing options that meet the needs of 
those on very low incomes. Council’s draft Affordable 
Housing Policy 2017 is currently under review by the 
Department.

Furthermore, the revised draft Central City District Plan 
released by the Greater Sydney Commission in October 
2017 identified that across Greater Sydney targets 
generally in the range of 5-10% of new residential floor 
space for affordable housing are viable. The City of 
Parramatta Council’s draft Affordable Housing Policy 
plans to increased affordable housing stock by 2036, by 
up to 13,437 addition dwellings. This represents 12% of 
all anticipated dwellings within the LGA in 2036. 

The town centre presents an opportunity to contribute to 
affordable housing stock within the Local Government 
Area and will be further investigated through the 
planning process.

2.12    Flooding and  
    Topography
The topography of the town centre location is relatively 
level, with the land falling to the north towards the 
Parramatta River. The City of Parramatta Council has 
previously undertaken floodplain modelling, including 
the Lower Parramatta River Floodplain Risk Management 
Study/Plan in 2005 which assessed flood levels of a 
number of watercourses. A Duck River and Duck Creek 
Flood Study Review was also undertaken by WMAwater 
in November 2012.

The Department engaged Cardno to undertake a flood 
modelling assessment to inform the planning of the 
Camellia Precinct, including the town centre to attain a 
detailed understanding of flood affectation and ensure it 
is appropriately addressed. The  drainage and flooding 
study found that the town centre is subject to flooding 
from both Parramatta River, Clay Cliff Creek and Duck 
Creek. The wider Camellia Precinct is subject to flooding 
from the Parramatta River, Duck River, Duck Creek and 
A’Becketts Creek.

Detailed investigations have been undertaken into the 
existing flooding constraints of the town centre, which 
have informed the draft master plan and are detailed in 
Appendix B of this report. Figure 14 identifies the existing 
100 year ARI flood extent and levels for the town centre. 

To develop the town centre, consideration is required to 
be given to the following in relation to flooding and 
topography:

• The impact future development will have on the 
floodplain, both within the town centre and to the 
properties to the west of James Ruse Drive;

• Impact on the ground plane to ensure that individual 
developments do not have an adverse effect on the 
development of adjoining properties within the town 
centre or building interface with the public domain;

• Identification of appropriate flood planning levels in 
accordance with the Floodplain Development 
Manual (NSW Government, 2005) and Council 
standards and guidelines;

• Infrastructure works required to manage flood levels 
and overland flow paths to allow for development 
must also be identified to ensure appropriate flood 
planning; and

• Suitable emergency evacuation route for the 
Precinct, if necessary.
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Figure 14: Existing 100 year ARI Flood Extent and Levels (Source Cardno, 2017)
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2.13   Vegetation and   
   Ecology 

The ecological values within the town centre are 
generally concentrated around its north boundary, due 
to the presence of Parramatta River. The vegetation 
identified within the town centre includes:

• Estuarine Mangrove Forest; and

• Estuarine Swam Oak Forest.

Elsewhere within the wider Camellia Precinct, the green 
and golden bell frog and grey-headed flying fox have 
been recorded, at the wetland near the meeting of the 
Parramatta River and Duck River, to the east of the town 
centre.

Opportunities to protect and retain the existing 
vegetation, where possible, have been investigated in 
the development of the draft master plan. 

2.14    Heritage
There is currently one State heritage item and 4 local 
heritage items within the town centre. All items are 
currently listed items under the Parramatta Local 
Environmental Plan 2011, and in the case of the Sewage 
Pumping Station, also on the State Heritage Register 
(Heritage Act 1977). Figure 15 identifies the location of 
the heritage items within the town centre.

The draft master plan needs to ensure that currently listed 
heritage items are protected, with any development on 
land containing a heritage item or within the vicinity of a 
heritage item, required to take into consideration the 
relevant heritage conservation clauses of the relevant 
planning instruments.
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Figure 15: Existing Heritage Items within the town centre (Source: DPE, 2018)
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Table 2: Camellia Town Centre Heritage Items

State Heritage Item

Item Address Significance

Sewage 
Pumping 
Station No 67 
(SP0067)

Grand Ave North, Camellia

The building was commissioned in 1931 and is of historic, 
aesthetic and technical/ research significance. Historically, 
SP0067 was the first low level sewage pumping station 
constructed in the Parramatta district. The building itself is 
an example of an industrial utility building designed in the 
Federation Free Style. 

Local Heritage Item

Item Address Significance

Grand Ave 
Tram 
Alignment

Alignment of Tramway Avenue, 
Grand Avenue and Grand 
Avenue North, from James Ruse 
Drive to the wharf at the 
Junction of Parramatta and 
Duck Rivers.

The current condition see that the tramline is likely to be 
intact beneath the road surface. The tramline, constructed 
in 1882 linked the eastern wharf of Camellia with 
Parramatta, was an important private development 
associated with the river’s use as a transport corridor. 

Camellia 
(Parramatta 
River) 
Underbridge 
Abutments

Underbridge of Camellia 
Bridge over Parramatta River, 
between Camellia and 
Rydalmere stations.

Constructed in 1895, the Camellia underbridge abutments 
are of local significance as a remnant of an example of 
classic 19th century bridge in the English railway design 
tradition remaining unaltered in their appearance since 
construction. The remnant brick abutments are 
aesthetically significant in their final classical detailing 
featuring large arches with decorative stone ends, brick 
header voussoirs, a stone course between the substructure 
and classically detailed balustrade with stone capping. 

Wetlands
Along the foreshore of 
Parramatta and Duck Rivers

The wetlands along Parramatta River are of significance for 
Parramatta as remnant representative areas of mangroves 
and salt marches which once extensively lined the 
foreshores and tidal water flats of the region. 

Grave of Eliner 
Magee & Child

1 Grand Ave, Rosehill
The grave of Eliner Magee and her infant son are of 
historical significance for Parramatta as a rare surviving early 
European grave site, one of the oldest in NSW.
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2.15    Sydney Water   
    Pumping Station
To the west of the existing Camellia train station is an 
existing Sydney Water pumping station, a State Heritage 
item. The pumping station is located adjacent to the 
proposed light rail stop. Sydney Water has identified the 
need to expand the facility to service future demand in 
Greater Parramatta and the Greater Parramatta Growth 
Area. Sydney Water is working with the Department to 
ensure capacity will be upgraded at the right time to 
meet the growth demand. 

The Department will work with Sydney Water to consider 
options for the future of the pumping station and 
protecting the heritage building, including potential 
relocation to an alternate location.  

2.16    Contamination
The Camellia Precinct has a long history of industrial 
development dating back to the 1880s. Industrial 
activities have included oil refining, a tannery, metal 
works, lumber yards, recycling, pharmaceuticals and 
manufacturing of asbestos products, plasterboard, 
bricks, roof tiles, chrome chemicals, bitumen, arsenic-
based herbicides and food products. 

As a result of Camellia’s industrial history, the Department 
engaged Golder Associates to undertake a 
contamination review for the Camellia Precinct. Two 
reports were prepared:

• Contamination Study – Part 1 – High Level 
Contamination Review

The Part 1 report undertakes a high level assessment of 
contamination risks across the Camellia Precinct. The 
report reviews the history of the site, available Council 
information regarding contamination in the Camellia 
Precinct, publicly available reports and Environment 
Protection Authority’s (EPA) contaminated land public 
registers for the entire Camellia Precinct. 

The NSW Environmental Protection Authority (EPA) also 
maintains a “List of NSW contaminated sites notified to 
the EPA” under the Contaminated Lands Management 
Act 1997. Sites on this list indicate that the notifiers 
consider that the sites are contaminated and warrant 
reporting to the EPA. The contamination at the site may or 
may not be significant enough to warrant regulation by 
the EPA and the EPA reviews relevant site information 

before making a determination as to whether the site 
warrants regulation. There is a total of fifteen properties 
within the Camellia Precinct which are on the list as 
notified site. Four of these are located within the town 
centre. Two of these four sites are regulated by the EPA. 

A Contamination Risk Assessment was then undertaken, 
by assessing and ranking the risk of significant 
contamination issues throughout the Precinct that may 
influence detailed planning. . The contamination risk for 
each lot within the Precinct was then ranked. Key data 
gaps and implications for future land uses were also 
identified in this report.

• Contamination and Remediation Study –  
Stage 2

The Stage 2 report provides advice on remediation 
options and indicative costs for those options. This 
includes investigation into the change of land uses 
proposed that may trigger the requirement to assess and 
manage contamination risks at particular locations.  The 
remediation options and broad costing estimates for five 
selected locations where the current permitted land use 
may change to a more sensitive land use was 
investigated, including 181 James Ruse Drive Camellia 
and 1 Grand Ave Camellia, which are subject to existing 
remediation action plans. The recommendation for a 
Precinct specific DCP requiring development proposals 
to have particular regard to the potential impact on 
Precinct specific contamination risk factors during and 
post construction was also made. This recommendation 
would be implemented as part of the detailed precinct 
planning documents prepared at the land use rezoning 
stage.

A copy of these reports are in Appendix B.  Figure 16  
provides a summary of some of the known contamination 
locations.

Due to the extent of contamination in the town centre, 
with most sites being contaminated, a precinct-wide 
approach to manage contamination has been 
considered. In addition, the application and important 
role of State Environmental Planning Policy No. 55 – 
Remediation of Land (SEPP 55) must also be considered.

SEPP 55  will apply to any new development within the 
Camellia Precinct, including the town centre. SEPP 55 is 
supported with the Managing Land Contamination 

Sewage Pumping Station, 
 Camellia 
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Figure 16: Contamination (Source: Department of Lands, 2013) 
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Planning Guidelines  (Contamination Guidelines). SEPP 
55 requires the issue of contamination to be considered 
whenever a planning authority considers a development 
application or rezoning proposal where the new use may 
increase risk from contamination, if it is present. 

Preliminary investigations have been carried out by 
Golder Associates on behalf of the Department that 
review the history of the Camellia Precinct and identified 
potential contamination methods. Following the 
exhibition of the draft master plan, which is not a 
rezoning, detailed documentation will be prepared by 
the Department for inclusion within a rezoning package 
in accordance with the Contamination Guidelines.

The guidelines identify where rezonings cover a large 
area, that the rezoning should be allowed to proceed, 
provided measures are in place to ensure that the 
potential for contamination and the suitability of land for 
any proposed uses are assessed once detailed proposals 
are made. As part of the future land rezoning package, in 
addition to further investigations, development controls 
will be prepared for inclusion within the future LEP and 
development control plan applicable to the site 
identifying the remediation requirements and further 
investigation or remediation before the development of 
the land can proceed. 

Each owner when developing their land will also need to 
ensure that the requirements of SEPP 55, and the relevant 
planning authority and the EPA are satisfied. Such matters 
will be appropriately addressed when a development 
application is lodged with the relevant consent authority.

The Department will continue to work with the EPA to 
ensure the requirements of State Environmental Planning 
Policy No. 55 – Remediation of Land are met to enable 
the rezoning of the land within the town centre.

In August 2015, the City of Parramatta Council granted 
development consent for site remediation works at 181 
James Ruse Drive, Camellia. The site remediation works 
involve the excavation of asbestos and transfer into onsite 
contamination cells, with the land to be returned to 
existing site ground levels. Since the granting of 
development consent, the Department has undertaken 
further investigations as part of the preparation of the 
draft master plan. These investigations have identified the 
need for James Ruse Drive road widening along the 
western boundary of 181 James Ruse Drive. The flood 
modelling prepared has also identified the need for a 
floodway along this western edge, extending along the 
site’s northern boundary. This new information has 
implications for the approved location of contamination 
cells, which are currently proposed to be located under 
the area identified for the James Ruse Drive road 
widening and proposed local road under the draft 
master plan. Further discussion in relation to 181 James 
Ruse Drive, Camellia is undertaken in Section 3.9 of this 
report.
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Figure 17: Individual Fatality Risk Contour  (Source: Sherpa, 2018)

2.17   Land Use Safety
The Sydney Metropolitan Fuel Line and a natural gas high 
pressure pipeline (secondary gas main) both run through 
the town centre. The planning requirements associated 
with pipelines has been examined as part of the 
development of the draft master plan. The Department 
has engaged Sherpa Consulting Pty Ltd to develop a 
precinct level hazard risk assessment, otherwise known 
as a Land Use Safety Study (LUSS). The LUSS is a precinct 
level hazard and risk assessment that reviews the 
potentially hazardous activities, being facilities and 
pipelines within the Camellia Precinct. Facilities and 
pipelines include:

• Facilities that have notified SafeWork NSW that they 
store dangerous goods and the dangerous goods 
stored have the potential to cause offsite injury 
impact;

• Facilities that have submitted a hazard analysis to the 
Department, under planning legislation;

• Natural gas pipelines defined as secondary gas mains 
or with higher pressures; and

• Pipelines containing hydrocarbons other than natural 
gas.

The metropolitan fuel line and the natural gas high 
pressure pipeline are the two main hazards assessed by 
the LUSS as affecting the town centre.

The LUSS identifies and assesses these pipelines in the 
Precinct and develops a Precinct level risk model using 
individual risk and societal risk criteria, in accordance with 
the relevant:

• NSW Hazardous Industry Planning Advisory Paper 
(HIPAP) 10 Land Use Safety Planning; 

• HIPAP 4 Risk Criteria for Land Use Safety Planning; 

• HIPAP 6 Hazard Analysis; 

• HIPAP 11 Route Selection; and

• Department’s guideline Hazardous and Offensive 
Development Application Guidelines – Applying 
State Environmental Planning Policy (SEPP) No. 33 
(January 2011).

The two risk criteria are independent from one another. 
Therefore, in determining the minimum setback to apply 
to future development, the greatest setback from the 
assessment must be applied to ensure that both 
individual risk and societal risk criteria are met. In the case 
of the town centre in the north western part of the 
Camellia Precinct, the minimum setbacks are:

• A 30m setback distance (from the centre of the pipe 
corridor) for residential land uses; and

• A 65m setback distance (from the edge of the 
infrastructure land) for sensitive land uses such as 
hospitals, schools, child care facilities and old age 
housing.

The LUSS has informed the planning for the town centre, 
in determining appropriate setbacks from the pipeline 
and other planning requirements for future development.
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2.18    Developing the draft 
Master Plan
In examining the existing conditions of the Camellia 
Precinct, including the town centre, the planning and 
preparation of the draft master plan has given 
consideration to:

• The town centre’s strategic position in Greater 
Parramatta, with links to Western Sydney University, 
Rosehill Racecourse (entertainment) and the 
Parramatta CBD;

• The ongoing role of the Camellia Precinct as 
providing for industrial land uses and managing 
potential conflicts  with the introduction of a town 
centre;

• The Government’s commitment to a new light rail 
stop within the town centre as part of Stage 1 of 
Parramatta Light Rail and potential further extension 
as part of Stage 2 Parramatta Light Rail;

• The capacity of the existing transport network and 
need for additional transport infrastructure upgrades 
for the town centre;

• Provision of adequate public open space, linking with 
Sydney’s Green Grid and Parramatta Ways for future 
residents;

Parramatta River, 
 Camellia  

• Social infrastructure, including the provision of 
community facilities, potential school and affordable 
housing, to service the future residential population;

• Addressing flooding to ensure it is managed whole of 
Precinct, and that any development managing 
flooding does not impact on proposed adjoining 
developments and its surrounds and the public 
domain;

• Addressing contamination and ensuring the town 
centre is suitable for changes to more sensitive land 
uses and that the remediation is in keeping with a 
holistic urban design response;

• Opportunities to retain Camellia’s existing vegetation 
and heritage assets; and 

• Hazards and risks from existing pipelines within the 
town centre and ensuring adequate setbacks are 
provided to future land uses to create a safe 
environment.

The next section of this report discusses the draft master 
plan which has been developed with consideration to 
the existing conditions outlined above.
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Draft Camellia Town 
Centre Master Plan

3

Artist Impression 
(Source: Spatial Media, 2018) 

This Section details the draft master plan for the town 
centre. It summarises the key elements and design 
principles that were considered in preparing the draft 
master plan. This includes consideration of the existing 
conditions outlined in Section 2 of this report. 

The draft master plan (Figure 18) establishes the 
framework for delivering up to 10,000 new dwellings 
with 5,000 new jobs that is identified within the LUIIP.

Key planning considerations that guided the planning 
process for developing the draft master plan are:

• Providing public open space and community 
infrastructure to support the future population of 
21,000 people;

• Regenerating the degraded environment along the 
Parramatta River;

• Delivering a town centre with mixed land uses 
integrated with a light rail stop;

• Building upon the 2015 Camellia LUIS Structure Plan 
to deliver a mixed use town centre for up to 10,000 
dwellings; 

• Creating a uniform ground plane that ensures 
buildings address the street, creates a walkable 
public domain and responds to flooding constraints;

• Establishing a built form that responds to Camellia’s 
context within Greater Parramatta; 

• Identifying a legible street network that promotes 
walkability and provides connections throughout the 
town centre; 

• Providing Affordable Housing to provide a range of 
housing opportunities;  

• Maintaining Camellia industrial land outside of the 
town centre and ensure infrastructure and buffers 
enable the longevity of these land uses;

• Protecting and enhancing existing vegetation and 
heritage items, including the Sydney Water pumping 
station;

• Identifying transport infrastructure to service the 
development of the town centre; and

• Provision of utilities to service the area.

These considerations are discussed in the following 
sections and should be considered alongside the urban 
design principles discussed in the draft Urban Design 
and Master Plan Report prepared by Hill Thalis Design 
and Urban Projects at Appendix A.

Vision
To create a new town centre on the Parramatta River for 
the community to enjoy beautiful parks and open 
spaces, with a revitalised riverfront and active street life 
that is connected to Greater Parramatta.
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3.1 Vision
The vision is to create a new town centre on the 
Parramatta River for community to enjoy beautiful parks 
and open spaces, with a revitalised riverfront, and active 
street life that is connected to Greater Parramatta.

The strategic role that the town centre will play is 
recognised in the Greater Sydney Region Plan, as a key 
area supporting future growth of the Parramatta CBD and 
the Greater Parramatta Growth Area.

The town centre provides a unique opportunity to 
regenerate a degraded site that is within close proximity 
to the Parramatta CBD and directly adjoining the 
educational opportunities of Western Sydney University, 

The proposed Camellia Town Centre will provide:
 
A  town centre adjacent to the Parramatta River supported by mixed land 
uses and integrated with the Parramatta Light Rail (Stage 1). 
 
Infrastructure that improves the connectivity of people and places. 
 
Regeneration of Camellia’s degraded natural and historical assets,  
including the Parramatta River foreshore, to create a clean and healthy 
environment. 
 
New local and regional open space and community and recreation  
facilities, including a new riverfront parkland along the Parramatta River. 
 
More homes including affordable housing supported with community, 
social and transport infrastructure. 
 
A comprehensive Landfill Strategy to create a uniform ground plane across 
the town centre that addresses flooding and provides the basis for a good 
public domain outcome. 
 
A unique built form and street network that maximises solar access,  
connectivity, and openness to the Parramatta River. 

the entertainment opportunities of Rosehill Racecourse 
and the employment opportunities of Rydalmere, 
Parramatta CBD and Westmead Health and Education 
Precinct. The town centre provides opportunities to 
capitalise upon the Parramatta River foreshore and to 
connect developments to Sydney’s Green Grid and 
Parramatta Ways. 

To achieve this vision, the draft master plan will provide 
for commercial and retail land uses alongside new social 
infrastructure, including a new light rail stop, potential 
primary school, playing field, a riverfront parkland and 
open spaces.
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3.2  Building upon the  
 2015 Camellia LUIS  
 Structure Plan
The Camellia Land Use and Infrastructure Strategy (LUIS), 
exhibited in 2015, established a Structure Plan for the 
entire Camellia Precinct. The Structure Plan identified a 
town centre focused around the existing rail station. 
Mixed land uses surrounded this town centre to the north 
of Grand Avenue, with Grand Avenue providing a public 
transport corridor and a new business activity corridor. 
The business activity corridor capitalised on improved 
public transport and the amenity associated with the new 
town centre and connecting to the riverfront.

Since 2015, the Department has undertaken various 
technical investigations including an urban design study, 
transport and traffic assessment, land use safety study, 
contamination assessment and flooding and landfill 
strategy, that have all informed the development of the 
draft master plan. 

The technical investigations carried out have identified 
capacity for up to 10,000 new dwellings within the town 
centre. In preparing a draft master plan for the town 
centre careful consideration has been given to the 
hierarchy of built form across Sydney  to determine 
approporiate built form, supported with appropriate 
infrastructure.  In addition, the announcement of 
Parramatta Light Rail, including replacement of the 
existing Camellia train station with a new Camellia Light 
Rail Stop and alignment of the light rail line down the 
former Sandown Line, has also been considered in the 
development of the draft master plan.

The draft master plan has therefore evolved from the 
Camellia Precinct Structure Plan in the following ways:

• Extension of the mixed use/residential area further 
east to spread and transition the density throughout 
the area and open up the river foreshore allowing for 
better urban outcomes;

• Provision of a green buffer and vegetation to the 
industrial area to the east of the town centre;

• Amended public transport corridor, in line with the 
Stage 1 route of the Parramatta Light Rail and potential 
route of Stage 2 to Sydney Olympic Park and Carter 
Street; and

• Relocation of the new road, pedestrian bridge 
crossing further east, from Clyde Street to Park Road 
and inclusion of this bridge as a potential light rail 
crossing.
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3.3 A Mixed Use town  
 Centre Integrated  
 with Light Rail Stop
The town centre presents a unique opportunity to 
develop a new town centre directly adjoining the 
Western Sydney University, Rosehill Racecourse and the 
employment activities in Rydalmere, remaining Camellia 
Industrial area, Parramatta CBD and Westmead Health 
and Education Precinct . The town centre design focuses 
on a new Camellia Light Rail stop being delivered as part 
of Stage 1 Parramatta Light Rail, promoting  
transit-oriented development with connections through 
to the Greater Parramatta area, Parramatta CBD and 
north of the Parramatta River. 

The town centre will have a retail core, creating vibrant 
shopping streets, with retail and active frontages 
addressing the street and residential uses above. Figure 
19 identifies the retail core of the draft master plan. The 
retail frontages provide an active edge to the primary 
public spaces as well as activate important corners within 
the town centre. Place making in the town centre is 
reinforced through the Camellia town Square, a key focal 
area around the new light rail stop with community 
facilities, including a public square and town centre 
market place.

Figure 19: Proposed Camellia Town Centre Retail Core (Hill Thalis Architecture + Urban Projects, 2017)

3.4 Proposed Land Uses

The draft master plan proposes mixed uses with 
predominant ground floor retail and commercial uses, 
and residential apartments above. Other land uses which 
could occur within the town centre includes child care 
centres, supermarkets, offices and restaurants and cafes.

There will also be a strong social focus throughout the 
town centre with public open spaces, a plaza, a playing 
field, riverfront parkland which are collocated with 
community infrastructure including a new library, 
potential primary school and other community buildings.
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3.5 Public Domain
A key objective of the draft master plan is the delivery of 
an enjoyable and active public domain. Public domain is 
important as it creates a sense of place for a future 
community and will contribute to the character and 
identity of the town centre. Key elements of the public 
domain include:

• Street network 
The street network within the town centre is designed 
to be generous, legible and in public ownership, 
unencumbered by private encroachments. The 
streetscape is designed to enhance the public 
domain, with landscape features to support a 
richness of human activity, enabling visitors and the 
community to gather. The draft master plan provides 
entry streets with generous plantings and space for 
pedestrians and cyclists. This includes new cycle links 
and pedestrian walkways. The streets will provide the 
major deep soil landscape, allowing for trees to grow 
to maturity. 

• Public Spaces 
High quality public open spaces are distributed 
throughout the draft master plan. Street furniture, 
lighting and other streetscape infrastructure are 
proposed to be simple and is encouraged to have 
multiple functions, for example using planter walls as 
seats and to also incorporate signage. Landscaping 
throughout the town centre will be generous and 
where possible, maintain Camellia’s natural assets. 
The retention of the existing mangroves along the 
Parramatta River foreshore is essential not only due to 
their historical value to Camellia, but their ecological 
value as well. Landscaping throughout the public 
domain is to incorporate native species that add to 
the character of the town centre. 

• Urban form 
The layout, size, depth, slope and orientation of the 
street blocks are critical in ensuring that the public 
domain including the street network and public open 
spaces, receive sufficient solar access. Urban form is 
also important in guiding the public domain as 
buildings should directly address the street to ensure 
the ground floor is accessible and does not create 
barriers between public and private areas. The town 
centre seeks to incorporate a podium design that 
maximises street address and the ability to provide 
activation, articulation and passive surveillance to the 
public domain. 

• Cohesive ground plane 
The draft master plan proposes to establish a ground 
plane that provides for a connected and walkable 
town centre, whilst addressing both contamination 
and flooding constraints. The cohesive ground plane 
will ensure that elements of the public domain and 
adjoining buildings interrelate with one another.  
The ground plane should be consistent across the 
town centre allowing for a unified and consistent 
public domain and for safe streets with views to the 
Parramatta River.

Each of these public domain elements are discussed in 
further detail in the following sections.

3.6 Street Network
The street network is very important to the town centre to 
ensure legibility, movement and safety and seeks to build 
upon the existing street network in the Camellia Precinct 
to form a clear north-south and east- west grid pattern. 

Figure 20 establishes a hierarchy of east-west streets 
forming a trio of streets:

• A riverfront esplanade providing continuous 
frontage, unlocking public access to the riverfront 
parkland;

• A grand avenue reinforcing the existing Grand 
Avenue as a major city scale boulevard that provides 
a key east west connection to the Parramatta City 
Centre and interface with the Rosehill Racecourse; 
and

• A main street along the Sandown Freight Line 
creating a pedestrian-oriented environment.

The draft master plan also proposes to maximise streets 
opening to the water through a series of north-south 
streets to create a sense of openness, views and give 
access to the riverfront for all future residents, workers 
and visitors. Figure 21 identifies the north-south streets 
proposed throughout the town centre, providing a grid 
pattern that allows for open views to the river, and 
increased solar access to buildings to the south of the  
town centre.
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Continuous Waterfront A Trio of Great Streets

Maximum Streets Opening to the Water Distributed Parks and Squares

Continuous Waterfront A Trio of Great Streets

Maximum Streets Opening to the Water Distributed Parks and Squares

Figure 21: North south streets opening to the water (Source: Hill Thalis Architecture + Urban Projects, 2017)

Figure 20: Trio of streets (Source: Hill Thalis Architecture + Urban Projects, 2017)

The street network proposed within the draft master plan 
is an essential part of the public domain. The streets are 
designed as places that support a range of activity, not 
just transport links between destinations. The design of 
the streets are proposed to be wide and legible and to 
create a walkable town centre. 

The street trees and green canopy will create character 
and a sense of place, with Grand Avenue, Sandown 

Boulevard and a Foreshore Esplanade being tree lined 
boulevards. Street trees will provide a green outlook for 
future residents and workers, shade the ground plane in 
summer and provide relief from the urban heat effect.
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3.7 Public Open Space
This section identifies the public open space provided 
within the draft master plan to support the anticipated 
10,000 dwellings creating the town centre a desirable 
place to live with good amenity.

The public open space network of the town centre aims 
to deliver:

• A connected network of public open spaces with a 
riverfront parkland unlocking access to the river. 
Open space will connect both within the town centre 
and form regional linkages between the Parramatta 
City Centre and Sydney Olympic Park, as part of 
Sydney’s Green Grid and Parramatta Ways;

• A variety of public open spaces, from a passive park 
at the eastern end of the town centre to a playing field 
centrally located adjoining a proposed primary 
school;

• Public open spaces distributed throughout the 
town centre that are walkable from all proposed 
dwellings to ensure the proposed public open space 
network will service the entire community; 

• The open space needs identified within City of 
Parramatta Council’s draft Social Infrastructure 
Strategy 2017 to service the future population, 
including multi-use playing fields, town plaza and 
riverfront open space;

• Public open spaces that take advantage of the 
existing features of the town centre including the 
native mangroves along the foreshore of the 
Parramatta River and retaining existing heritage items 
including the Sydney Water Pumping  
Station; and

• Functional public open spaces that provide active 
walking tracks and are spaces for residents to enjoy 
their local area that are co-located with other 
community facilities.

In total, the draft master plan proposes 13 hectares of 
public open space. The public open space network 
includes:

• A continuous riverfront parkland 
The location of the town centre is unique as the 
northern boundary has a continuous frontage to 
Parramatta River. The draft master plan takes 
advantage of this natural feature and seeks to 
optimise it by providing a continuous parkland and 
unlocking public access to the river’s edge. The draft 

master plan will open up 1.7 km of the Parramatta 
River to the public in an 8.4 hectare riverfront 
parkland.  The riverfront parkland includes:

 − A point park located at the bend of the 
Parramatta River;

 − Riverfront green connecting the town square 
with the Parramatta River;

 − Foreshore park running the length of the 
foreshore of the Parramatta River for the extent of 
the town centre embracing the natural features 
of the mangroves; and

 − Eastern park located at the eastern end of the 
town centre providing a buffer between new 
development and existing land uses further east.

• town Square 
A town square adjoining the new Camellia Light Rail 
stop as a central focal point of the draft master plan. 
The square includes the potential adaptive re-use of 
the Sydney Water pumping station. The town square 
is proposed to be a vibrant space allowing the 
community and visitors to congregate and socialise.

• A multi-use playing field 
The multi use playing field is central to the draft 
master plan. The playing fields will be co-located with 
an adjoining potential primary school and new 
community facility. 

• Pocket park and square 
To the east of the central playing field, a pocket park 
and square adjoining a potential future second stop 
at the eastern end of the town centre. 

An opportunity may exist to have additional playing fields 
in Rosehill Racecourse. The Australian Turf Club (ATC) are 
currently planning for the future of the Rosehill 
Racecourse and the Department will discuss this 
opportunity with the ATC. An example of this is Caulfield 
Racecourse Reserve in Victoria. The Reserve provides a 
central park around a lake within the middle of Caulfield 
Racecourse that features BBQ facilities, amenities, 
playground, sporting fields, dog on-leash and off-leash 
areas and outdoor fitness equipment. Caulfield 
Racecourse Reserve is available every day apart from race 
days and major event days.
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3.8 Community    
 Infrastructure
To ensure the social infrastructure needs of the future 
population of 21,000 people are met, the delivery of well 
located community infrastructure to serve the future 
residents and visitors of the town centre is essential. The 
draft master plan identifies the provision of public and 
community infrastructure that are essential to cater for the 
varied needs of the future population in this high density 
centre.  The Department has consulted with  City of 
Parramatta Council and the Department of Education to 

identify the social infrastructure needs of the future 
population and suitable locations throughout the town 
centre to ensure they are accessible, safe and located 
appropriately to ensure optimum use. This includes the 
delivery of social infrastructure identified within City of 
Parramatta Council’s draft Social Infrastructure Strategy, 
2017.
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3.9 Cohesive ground   
 plane
Section 2 of this Report outlines the existing flooding and 
site contamination constraints within the Camellia 
Precinct including the town centre. In response to 
flooding and contamination within the town centre, the 
Department engaged Cardno to prepare a Landfill 
Strategy. A copy of this report is in Appendix B. 

The Landfill Strategy establishes the maximum finished 
levels across the town centre, to ensure consistency and 
uniformity in the ground plane and a good public domain 
outcome. The Landfill Strategy ensures that any cut and 
fill works can be appropriately managed to not adversely 
impact on surrounding properties. This will ensure that as 
development occurs within the town centre there will be 
no adverse impact on the properties to the west of James 
Ruse Drive.

Creating a uniform ground plane will result in there are a 
number of important urban design benefits to the town 
centre including:

• A walkable and legible town centre promoting 
walkable access to public transport and public open 
spaces;

• Buildings at street level to create an attractive and 
accessible public domain with buildings that directly 
front the street without barriers;

• Opening up street corridors with views from Grand 
Avenue to Parramatta River;

• Consistency with grades of the Parramatta Light Rail, 
proposed town square and parklands to ensure all 
areas of the town centre are accessible to everyone; 
and

• A cohesive ground plane standard for all 
developments to prohibit a piecemeal approach to 
cut and fill.

The Strategy identifies one option to mitigate the 
contamination and flooding issues through a capped fill 
approach. The site would be capped and sealed and no 
basement car parking provided. Instead, car parking will 
be provided above ground within the building’s podium, 
with non-residential uses and residential uses sleeving 
the podium car parking, addressing the street. Figure 23 
identifies an example of the sleeved car parking design 
along with a raised finished floor level above the 1 in 100 
year flood level. 

There are 4 key public community infrastructure items 
identified within the draft master plan. They are:

1. Community hub 
In line with Council’s draft Social Infrastructure Strategy, a 
community hub is proposed within the point park at the 
bend of the Parramatta River. The community hub is 
proposed to be located at the southern edge of the park 
to give address, activation and overlook the park. A 
community hub will include flexible community meeting 
spaces and community learning spaces.

2. Potential indoor recreation facility 
Adjoining the proposed town square and new Camellia 
Light Rail stop is the potential for a new indoor recreation 
facility allowing for the adaptive reuse of the existing 
State Heritage listed Sydney Water pumping station is 
identified. This would provide opportunities for activity 
adjacent to the proposed town square that will add to 
vibrancy throughout the day and night.

3. Potential library 
Located in the park adjoining the central multi use playing 
fields, a new potential library of 1,800 sqm is proposed. 
The library will be located close to a potential school and 
within the park, providing easy access for students and 
casual surveillance of the park.

4. Proposed new primary school 
In collaboration with the Department of Education, the 
draft master plan identifies the potential for a public 
primary school within the town centre to service the 
community. Ideally the area of the school is proposed to 
be 1 hectare, be up to 4 storeys and cater for 1,000 
students. A good location for the school would be 
adjacent to the playing fields and other community 
facilities.

The proposed public community infrastructure items are 
identified in Figure 22.

In addition to public community infrastructure and as the 
town centre develops private community infrastructure 
such as child care centres and the like may also be 
delivered to service the community needs
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It is noted that the on site capped approach is only one 
available option to remediation throughout the town 
centre. In developing land, individual developers may 
opt for an alternative remediation approach. However, 
regardless of the remediation measure undertaken, the 
finished public domain levels are to be consistent with 
those identified in the Camellia town centre Landfill 
Strategy to ensure that the urban design outcomes of a 
uniform ground plane are met.

The draft Landfill Strategy has considered the possibility 
of adopting the landform as proposed under the 
Planning Proposal for 181 James Ruse Drive, Camellia with 
the draft Landfill Strategy as proposed for the town 
centre. Despite the approved development application 
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Figure 23: Example of development on contaminated sites (Hill Thalis Architecture + Urban Projects, 2017)

for site remediation works on 181 James Ruse Drive, 
Camellia not proposing to alter existing site ground levels 
(with further details to be identified in a future 
construction certificate), the Planning Proposal does 
consider works to fill the site. In preparing the draft 
Landfill Strategy, Cardno has assessed the impact of 
these works and concluded that if the Landfill Strategy is 
modified to reflect the levels proposed in the planning 
proposal, that it would locally increase the 100 year ARI 
flood levels west of James Ruse Drive by up to 0.08m 
over a widespread area. It is expected that this would be 
unacceptable to City of Parramatta Council and that the 
concept landform within 181 James Ruse Drive will need 
to be modified to align with the draft Landfill Strategy.
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3.10   Proposed Built Form
In developing the draft master plan, the layout, size, 
depth, slope and orientation of the street blocks are a key 
consideration to achieving the anticipated density for the 
town centre. The hierarchy of the town centre in 
comparison to other centres is shown in Figure 24. The 
hierarchy has been informed by the NSW Government’s 
strategic documentation outlined in Section 1 of this 
report and the town centre’s role in supporting Greater 
Parramatta. This has guided the approach to built form, 
land use, height and densities within the draft master 
plan. 

The street block sizes range from 2,524 sqm to 
12,301sqm depending upon the existing constraints of 
the site, such as the existing road pattern and former 
Sandown Freight Line. This line will be transformed as 
part of the light rail route to provide for a main street in a 
boulevard type with light rail and active spaces. The 
proposed street blocks consider issues such as the scale 
of the buildings, street presence, overshadowing, views 
and building address. The draft master plan envisages a 
podium design with residential towers above and with a 
maximum tower footprint control of 750 sqm to manage 
bulk and scale of development and its impact 
(overshadowing) on public spaces and the Rosehill 
Racecourse. Key development controls include building 
height and floor space ratio. Each of these controls are 
discussed below. Further development of detailed 
design controls, including building setbacks, will be 
developed in collaboration with City of Paramatta 
Council as part of the next stage in the planning process.

Proposed Building height

The draft master plan proposes a range of building 
heights within each street block. The urban form is 
established through podiums on each urban block, 
between 5 to 8 storeys in height, with slender point 
towers ranging from 21 to 36 storeys, and two 40 storeys 
towers. Some corner sites will feature 9 storey buildings 
to vary the urban form.  A podium/tower design 
throughout the town centre will allow for activation of 
street frontages, with the maximum heights concentrated 
on street corners to optimize views, minimise 
overshadowing and create a varied skyline. The 
proposed building heights are identified in Figure 25.

Proposed Floor Space Ratio
Floor space ratio (FSR) varies between 3:1 and 4.5:1. FSR 
is based on individual sites and vary depending on the 
site area, site constraints including flooding, the 
metropolitan fuel line, quantity of public open space and 
road provision required within the site to support the 
town centre. The draft master plan aims to concentrate 
densities around the proposed Camellia Light Rail Stop 
and future retail core. Figure 26 identifies the proposed 
FSR for the town centre.

Page 13

A1.4  Hierarchy of Centres

Camellia Town Centre will be one of a number of emerging centres in Greater Sydney with a rapid increase in density. These centres sit 
within an existing hierarchy of which Sydney City Centre and Parramatta City Centre are the two metropolitan centres of Greater Sydney. As 
Parramatta grows, its geographic setting at the centre of Greater Sydney will reinfiorce its important economic and regional status. Beneath 
these metropolitan city centres are well connected strategic and local centres such as Liverpool and North Sydney, with Sydney Olympic Park 
and Burwood notable centres connected by heavy rail stations.

Camellia Town Centre, connected by Light Rail would assume a status comparable to that currently evolving in Burwood and similar centres. 
Therefore, built form, heights and densities should reflect this hierarchy and be matched with amenity and public transport provision.

A comparative scale analysis of centres indicates a relative position for Camellia, below. This understanding of Camellia Town Centre’s long-
term role in Metropolitan Sydney has guided the approach to connections, land use and densities within the Master Plan.
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Figure 25: Proposed building height (Source: Hill Thalis Architecture + Urban Projects, 2017)

Figure 26: Proposed Floor Space Ratio (Source: Hill Thalis Architecture + Urban Projects, 2017)
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3.11    Provision of    
  Affordable Housing  
  in Camellia  
  Town Centre
The draft Greater Sydney Commission (GSC) Central City 
District Plan has outlined the need for greater provision of 
affordable rental housing in Greater Sydney for very low 
to low income households. This approach has been 
designed to be complementary to wider NSW 
Government initiatives to support housing affordability, 
and combined they will help facilitate a range of housing 
diversity as new precincts become developed. 

The GSC’s Draft Central City District Plan proposes an 
affordable rental housing Target of 5 - 10% of new 
upzonings, subject to viability. To ensure the town centre 
provides for a range of housing needs, a minimum 5% 
affordable rental housing target is proposed to be 
delivered, which preliminary economic testing has 
identified as viable. 

The GSC and the Department are working to develop 
the mechanisms required for the delivery of affordable 
rental housing across Sydney, such as the application of 
State Environmental Planning Policy No 70 – Affordable 
Housing (Revised Schemes) and preparation of 
contribution schemes for affordable housing. The private 
sector could also partner with community housing 
providers to deliver affordable rental housing. These 
mechanisms will be further considered in preparing the 
town centre land use rezoning package.

A minimum 5% 
Affordable Rental 
Housing target within 
the town centre is 
proposed.

3.12   Transport and Traffic
The Department has engaged WSP to undertake a Traffic 
and Transport Assessment to examine the existing traffic 
and transport network. The assessment also identifies the 
development potential within the town centre with 
regards to infrastructure and the required upgrade to the 
surrounding traffic network to support up to 10,000 
dwellings and 200,000 sqm of non-residential floor 
space. The Transport and Traffic Assessment is in 
Appendix C, and includes timing of when transport and 
traffic works are required to be delivered. 

The draft master plan identifies the required infrastructure 
upgrades to support the delivery of up to 10,000 new 
dwellings within the town centre. The upgrades are also 
required to reduce conflicts between passenger vehicles 
and the heavy vehicle traffic from the existing industrial 
area south of Grand Avenue which is being retained. 
Figure 27 identifies the major road infrastructure works 
required to deliver the town centre. Additional works 
include the delivery of the Parramatta Light Rail, cycle and 
pedestrian links, including new pedestrian bridges over 
Parramatta River, and the local street network.

The draft master plan seeks to provide sufficient transport 
and traffic infrastructure by: 

• Ensuring public transport is available to future 
residents through the provision of the Parramatta 
Light Rail connecting the town centre to the 
Parramatta CBD, Westmead Health and Education 
Precinct and Carlingford;

• Investigating options for new or improved north-
south local bus routes to connect from Granville to 
existing and future activity  generators such as the 
town centre and potential interchange connections 
to the Parramatta Light Rail;

• Making provision for the future road widening and 
upgrade of James Ruse Drive and ensuring 
appropriate connections to it by accommodating 
future road widening adjoining the existing road 
corridor.

• Limiting access to James Ruse Drive through the 
provision of a service road running parallel to it for 
local traffic only. Access from the town centre to 
James Ruse Drive will be limited through the 
proposed River Road East, the extension of Hassell 
Street and potentially the extension of Hope Street. 
The design of these intersections is subject to further 
consultation with RMS.
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Figure 27: Required Traffic Infrastructure Works  (Source: WSP, 2018)

• Providing cycle and pedestrian links throughout the 
town centre that connects to the wider regional cycle 
and pedestrian network. This includes active 
transport links along the Parramatta River foreshore, 
pedestrian bridges between the town centre and 
Rydalmere to the north and a new cycle route along 
Grand Avenue in line with the City of Parramatta 
Council’s Bike Plan 2017;

• Proposing road upgrades, including upgrading 
existing intersections of the James Ruse Drive and 
Grand Avenue intersection as well as intersections 
between new streets and Grand Avenue.

• Identifying a new local road network throughout the 
town centre, with new intersections and traffic 
calming devices; and

• Providing new bridges to the north and south east of 
the town centre. These will provide alternative routes 
to exit the Precinct rather than the existing single 
access from Grand Avenue to the west of the town 
centre and to divert and reduce the industrial traffic 
travelling through the town centre.
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Table 3: Proposed car parking rates (WSP, 2018)

Land Use Camellia Precinct (Maximum Rates)

Multi-unit residential

- 0.75 space per 1 bedroom unit 
- 1 space per 2 bedroom unit 
- 1.5 spaces per 3 bedroom unit 
Plus 1 parking space for every 10 dwellings for visitors

Commercial premises 1 space per 70m2 of gross floor area plus 1 loading bay per 400m2 of gross floor area

Industrial 1 space per 100m2 of gross floor area plus 1 loading bay per 800m2 of gross floor area

Retail 1 space per 50m2 of gross floor area

Supermarket 1 space per 25m2 of gross floor area

Warehouses 1 parking space for every 300m2 of gross floor area

Following exhibition of the draft master plan, the 
Department will continue to work with RMS and 
Transport for NSW to undertake further detailed traffic 
modelling to determine the timing and full extent of the 
infrastructure upgrades required to support the 
anticipated population of 21,000 people and up tp 
5,000 new jobs.

Proposed off-street parking
WSP have undertaken a benchmarking exercise of 
existing car parking controls throughout the City of 
Parramatta LGA and the Greater Sydney. WSP have taken 
into consideration the available public transport 
opportunities and frequencies and proposed the 
off-street parking rates shown in Table 3. The proposed 
rates are maximum rates, and provide flexibility between 
the size of dwelling, balance the needs of larger families 
and catering for those people who do not need to own a 
vehicle. 

3.13   Utility Infrastructure
To deliver the draft master plan, new utility infrastructure 
including storm water infrastructure, wastewater 
infrastructure and electricity would be required to service 
the future community. The Department is having ongoing 
discussions with utility service providers to ensure 

Existing Train Station, 
Camellia 

appropriate regional utility infrastructure is suitably 
available at the time of rezoning. Individual developers 
will be responsible for connections to regional 
infrastructure serving individual developments.
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Delivery and 
Implementation

4

This section of the report will outline the mechanisms for 
delivering the draft master plan, including the rezoning of 
the town centre and the delivery of supporting 
infrastructure.

4.1 Rezoning package
Following the exhibition of the draft master plan, a review 
of feedback from information sessions and all 
submissions received by the Department will be 
undertaken. To implement the master plan land use 
rezonings will be required. This could occur through 
either a State led or Council led process. 

Any rezoning package would need to include:

• An amendment to the Parramatta Local 
Environmental Plan (LEP) 2011 which will provide 
development standards including zoning building 
height and floor space ratios;

• A town centre specific Development Control Plan 
which will provide built form and public domain 
controls;

• A Section 94 Contribution Plan which will identify 
local infrastructure items and be the mechanism for 
collecting local developer contributions by Council; 
and

• Application of the Greater Parramatta Special 
Infrastructure Contribution (SIC). Should a SIC not be 
applicable to the Camellia Precinct at the time of 
rezoning, a satisfactory arrangements clause for 
regional infrastructure will be included within the 
amendment to the LEP. 

The package will then be placed on public exhibition for 
further community and stakeholder input before being 
finalised later this year

4.2 Infrastructure   
 Delivery
A. Infrastructure Schedule
The required infrastructure for the town centre as 
discussed in Section 3 of the report will be refined and 
costed as part of the rezoning package to inform the 
delivery of the Section 94 Contribution Plan, SIC and 
other infrastructure delivery mechanisms.

Cycle routes, 
 Camellia 

B.  Regional Infrastructure 
In light of the growth anticipated in Greater Parramatta 
Growth Area, the State government is proposing the  
application of a Greater Parramatta Special Infrastructure 
Contribution (SIC) to assist in funding regional upgrades. 
The SIC is a levy that developers will be required to pay 
to contribute to the cost of providing regional 
infrastructure. This infrastructure will identify and include:

• State and regional road upgrades as well as new 
traffic infrastructure;

• transport facilities such as bus shelters and 
interchanges;

• regional open space, pedestrian links and cycleways; 
and

• social infrastructure such as the proposed Camellia 
Primary School.

The Department will work with infrastructure agencies 
and stakeholders to refine the key infrastructure items 
that could be partly funded by the SIC and the estimated 
cost and timing for delivery of this infrastructure. A SIC 
rate will be determined through an analysis of the 
precincts’ growth patterns, infrastructure needs and 
costs, and development feasibility.

The infrastructure list and SIC rate will be publicly 
exhibited where the public will have an opportunity to 
comment on the SIC prior to being established. In the 
even that a SIC is not in place prior to development 
occurring, approval for development will require 
satisfactory arrangements to be in place for the provision 
of required regional infrastructure.

To date, the draft SIC is not finalised, with its exhibition 
expected in 2018.

Where State and regional infrastructure is not funded by 
a SIC, there are other mechanisms for the delivery of this 
infrastructure including the Housing Acceleration Fund 
or a separate business case to NSW Treasury.
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C. Local Infrastructure 
Local infrastructure upgrades will also need to be 
confirmed. This would cover works such as local road 
and intersection upgrades, upgrades to local drainage 
infrastructure and provision of local social infrastructure, 
such as community facilities. 

As part of the future rezoning package, the Department 
will work with Council to identify local infrastructure that 
will be required and the funding of these, including 
consideration of any changes to the existing Section 94 
developer contributions plans and the development of a 
new Section 94 Contribution Plan.

Up to 200,000sqm of  
non-residential floor space

21,000 new residents

Required upgrade to the surrounding 
traffic network to support up to
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Table 4 - Infrastructure Schedule

Infrastructure Item Proposed funding mechanism

Public Transport

• Parramatta Light Rail • Proposed SIC item

• Granville to Camellia new route and bus priority measures • Proposed SIC item

Road Upgrades

• Grade separation of James Ruse Drive
• Proposed SIC item (Part land acquisition cost)

• State responsibility (Remainder of land acquisition and capital 
works subject to further investigation and funding)

• New direct road connection between M4-James Ruse Drive 
off ramp signals and Unwin Street, Camellia • Proposed SIC item

• New bridge over Duck River to Carnavon St/Silverwater Rd, 
including intersection upgrades and cycleway on bridge • Proposed SIC item

• Removal of Grand Ave overbridge • State responsibility, subject to further investigation and 
funding

• Parramatta River vehicle bridge between Grand Avenue and 
Park Road with potential for integration with Stage 2 Light Rail 
alignment 

• State responsibility, subject to further investigation and 
funding

• Local traffic controlled intersections • Proposed Section 94 local developer contributions

• Local roads • Developer funded

Open Space and Recreation

• Riverfront Parklands • Proposed SIC item and Section 94 local developer 
contributions

• Foreshore shared pedestrian and cycleway • Proposed SIC item

• Completion of cycle road to the M4 via A’Becketts Creek • Proposed SIC item

• Upgrade to Thackeray Street Pedestrian Bridge • Proposed SIC item

• Playing fields and amenities building • Proposed Section 94 local developer contributions

• Central Park • Proposed Section 94 local developer contributions

Community Facilities

• Proposed primary school • Proposed SIC item (land and capital works)

• Library/Community building adjoining Central Park • Proposed Section 94 local developer contributions

• Riverfront Community Hub • Proposed Section 94 local developer contributions
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For more information about the draft Camellia Town Centre Master Plan visit planning.nsw.gov.au/camellia


