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Dear Ms Gill and Mr Poole

Re:

Camellia Planned Precinct and the Proposed Parramatta Light Rail Route: The need for a
combined strategic approach to planning for Rydalmere and Camellia

Introduction
AMP Capital is a leading institutional investment house and is part of the ASX listed AMP, which been
helping Australians plan for and own their futures for over 165 years.
AMP Capital Real Estate manages, develops, and re-develops over $25 Billion of directly held retail,
commercial and industrial property assets (of which over 60% of which are located within the Greater
Sydney Region), to secure long term investment outcomes for their owners.
As part of AMP Capital Real Estate’s investment ethos, we are critically focused upon all matters that affect
the future planning of Greater Sydney and across all property asset classes. We have reviewed both the
Camellia Planned Precinct and the Greater Parramatta to Olympic Park Light Rail Corridor information. We
recognise that there is a strong nexus between the Camellia Precinct and the Rydalmere industrial precinct
(located just across the Parramatta River) and offer seven key recommendations to ensure that nexus is
reinforced.

1.

The Camellia Planned Precinct and the Greater Parramatta to Olympic Park Light Rail Corridor

AMP Capital both welcomes and supports the much-needed light rail infrastructure proposed by the Greater
Parramatta to Olympic Park Light Rail Corridor (GPOPLRC), as well as the conversion of the former heavy
industrial lands at Camellia to mixed uses.
AMP Capital, on behalf of the owners of the Wholesale Australia Property Fund (WAPF) and the AMP
Capital Diversified Property Fund (ADPF), manage three substantial properties in Rydalmere and
Rosehill/Camellia that are currently zoned for industrial purposes (Appendix 1).
As a major land owner in the Parramatta local government area, AMP Capital takes great interest in the
future plans for the area. We understand that the Stage 2 route for the Parramatta Light Rail from Camellia
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Town Centre to Olympic Park is currently being finalised, and we’d like to take this opportunity to express
our views about the:

 Stage 2 Light Rail corridor alignment;
 Camellia Planned Precinct (CPP); and
 the need to leverage these strategic projects by ensuring both sides of Parramatta River are considered
in a holistic way, ensuring an integrated, coordinated and positive outcome is attained that meets both
current and future needs for State and local government, landowners, residents, workers and visitors.
It is for this reason that AMP Capital believes there is nexus between the CPP and Rydalmere which
requires a considered and coordinated strategic planning approach at a time when the GPOPLRC is being
planned, and future investment and infrastructure requirements in the CPP is being finalised.

Recommendation 1:

2.

Recognise and plan for the strategic nexus between the Camellia
Precinct and Rydalmere and give it formal planning status, prior to
the approval of the Greater Parramatta to Olympic Park Light Rail
Corridor and the Camellia Planned Precinct.

The need for the CPP and Heavy Industry to co-exist

Notwithstanding the broad support of the CPP, the remainder of the Camellia peninsula must continue to be
a place for the operation of heavy industry in the medium to long term. As such, the impacts of the CPP on
the remainder of the heavy industrial uses of the peninsula (and vice-versa) must be identified, understood,
and then planned for, before final approval of the CPP occurs. As a minimum, the following matters require
consideration:


noise generated by heavy industry (potentially on a 24 hour per day/7days per week basis);



the generation of odours and particulates by heavy industry and heavy vehicle movements; and



the alleviation of traffic congestion now concentrated to the intersection of Grand Avenue and James
Ruse drive.

Recommendation 2:

Carefully plan for the coexistence of the CPP and the existing
heavy industrial uses that surround it considering:
(a) the noise and dust these activities generate;
(b) the alleviation of traffic congestion now concentrated to the
intersection of Grand Avenue and James Ruse drive; and
(c) the provision of a new heavy vehicle connection to the
M4/Westconnex, Parramatta Road and James Ruse Drive
in the southwestern corner of the Peninsula.

3.

Future Vision for Rydalmere

The inclusion of Camellia as a Planned Precinct marks an exciting transition for this heavy industrial zoned
land area to a true mixed-use precinct that plans to accommodate over 10,000 people and provide over
200,000m2 of commercial and retail floor space. By its very inception, the CPP is destined to become the
‘next generation’ conversion of one of many Parramatta River fronting industrial estates to a modern mixeduse precinct since the late 1970’s.
The Rydalmere industrial area is roughly 1.3km long and 600m wide, bounded by the Parramatta River to
the South, Victoria Road to the North, Rydalmere Wharf to the East and the Rydalmere train station and the
University of Western Sydney Campus to the West. In contrast, the City of Parramatta holds a long-term
vision to transform Rydalmere into a high tech and knowledge precinct at a time when the precinct itself is
under significant pressure to change.
Whilst the City of Parramatta holds a vision for Rydalmere, it is noted that all stakeholders do not universally
accept this vision. Without multi-stakeholder agreement on a vision, one thing is certain: that current
pressure on changing the nature of the Rydalmere employment lands inevitably persist and in turn,
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this will introduce changes that may have long term and unintended consequences upon land use in
the area. As a minimum, a shared and multi-stakeholder vision for the Rydalmere must accommodate new
ways of working and new industries as well as a growing population that requires accommodation in a ‘live,
work, play’ precinct located in close proximity to established centres.

Recommendation 3:

4.

Establish a collective strategic future vision for Rydalmere with
the City of Parramatta Council, the Department of Planning and
the Environment, as well as Rydalmere’s local stakeholders and
landowners, that recognises the significant future connection that
a Rydalmere work, live, play precinct has to the CPP supported
by the GPOPLRC.

Utilising both sides of the Parramatta River

It is clear that the State Government anticipates a broad range of employment types in the GPOP Economic
Corridor, including highly skilled jobs in clean-tech, digital innovation, knowledge services, and advanced
manufacturing, along with urban services. Parramatta Council notes that high-tech knowledge growth in
Rydalmere would ensure businesses in this sector benefit from being located close to, as well as having ties
to the neighbouring University of Western Sydney
Additional residences will also be required to cater for the working population. Underpinning this
coordinated approach is the need to ensure suitable sites on both sides of the Parramatta River can
transition to new mixed-use opportunities over time, in a connected way, reflecting changing employment
practices and the emergence of new industries. This will ensure new investment and economic development
is attracted to both areas.
Enabling land use flexibility over time and planning for this in advance, should guide current
decision making. It will help maximise the benefits of improved public transport, pedestrian and vehicular
connections as they are delivered, as well as optimising the areas’ proximity to key facilities, services and
amenities including:

 the potential to explore Australia’s first primary, secondary and tertiary educational precinct, and
campus in conjunction with the Western Sydney University;

 local schools and sports fields (Australian soccer academy and Rydalmere Football Club);
 entertainment nodes the Sydney Speedway and Rosehill Gardens Racecourse;
 an enhanced Parramatta River and Duck Creek (improved water quality and public access);
 Westmead health precinct; and
 Sydney Olympic Park facilities and parklands.
This position also reflects the finalised Central City District Plan’s identification of both the CPP and
Rydalmere as being within, or directly adjacent to, the ‘next generation living from Camellia to Carlingford’
precinct, as well as all sites being within the ‘review and manage’ approach to current industrial and urban
services land within the City of Parramatta Council (see Figure 1).

Recommendation 4:

5.

Recognise and enable flexible land use for Rydalmere immediately
to guide long term decision making as new ways of living and
working materialise that allow the Camellia Planned Precinct and
Rydalmere better connect.

Connecting the CPP and the Camellia peninsula to Rydalmere and Silverwater

Better utilisation of both sides to the Parramatta River, and Duck Creek, will not be achieved without multiple
physical cross river connections between the CPP and Rydalmere, and the CPP and Silverwater.
The current ‘land locked’ nature of the Rosehill/Camellia Peninsula stifles the areas’ economic productivity.
There is one way in/out for the heavy vehicles that will continue to service the greater portion of the
Rosehill/Camellia peninsula after the CPP is delivered. Without planned intervention, the heavily utilised,
and consequently congested, Grand Avenue/James Ruse Drive intersection remains a symptom of the
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existing inadequate access points to the peninsula and places significant safety concerns to the incoming
residents and occupiers of the proposed 10,000 residences and 200,000m2 of commercial floorspace
planned for the CPP.
Currently, the CPP identifies one single multimodal bridge connection across the Parramatta River roughly
aligned with Park Road, Rydalmere. The sole reliance on this connection for multimodal transport (light rail,
cars and heavy vehicles, bicycles and pedestrians) will limit the economic potential of the CPP as well as
significantly impacting the productivity of the Rydalmere industrial precinct. Without detailed planning, the
current significantly stressed intersections at the Corner of Park Road/Victoria Road and Clyde
Road/Victoria Roads will worsen. It is of concern that many of the infrastructure improvements that are
required in order to enable the safe, efficient and effective flow of people and traffic within and around the
area, are not yet committed.
In order to future proof the Camellia peninsula and the CPP, and to give every opportunity to prepare the
areas that surround Camellia for the benefits the CPP can bring, it is critically important to:



ensure multimodal connections reflecting the triality of rail, car/bus, and heavy truck movements are
provided, as well as the essential micro connections to encourage and support cycling and walking;



that better bus connections as well as the light rail loop between Rydalmere and Camellia are needed
to substantially increase public transport modal share; and



improve public transport in and out of the CPP and Rydalmere industrial precinct; and facilitate a
network of open spaces contributing to Sydney’s green and blue grids.

There are many ways these key deliverables including flexibility; improved connections; and a coordinated
and complementary approach between Rydalmere and Camellia can be addressed. However, we are of the
firm view that all the above points are critical. Without key transport connections in place the viability of
current and future business and industry, and the ability of Rydalmere to transition to future potential uses
will be negatively impacted, potentially to the point of being untenable.

Recommendation 5:

6.

That key cross-river transport connections are provided through
the CPP and the GPOPLR initiatives to ensure the ongoing
viability of the education precinct and current industries located
within the Rydalmere industrial precinct. In turn, this will give
Rydalmere every opportunity to reinvent itself as a future ‘live,
work, play’ precinct.

The Light Rail Route

AMP Capital is supportive of Stage 2 of the GPOPLRC notwithstanding the current differences in the
location of the Parramatta River crossing. However, in terms of the route and its delivery, we have a clear
preference for the Rydalmere loop to be delivered in one phase rather than proceeding with the Camellia
Planned Precinct (the Rydalmere [South Street] route).
It is our view that the net economic benefits would be greater for a light rail route to service a busy industrial
centre and employment hub in preference to a new mixed use and largely residential precinct that will take
some years to be developed to its full economic potential. Further, we also question what economic benefit
will be gained by allowing a route to run to the East of the Camellia town centre (and crossing the
Parramatta River to the East of Park Road), as there will be little to no utilisation of the Light Rail service
along that portion of the route for some foreseeable time.
Whilst AMP Capital both welcomes and supports the light rail route along Park Road/South Street
Rydalmere, we note that the operational burden the light rail route will place on this intersection, and the
properties managed by AMP Capital on the Corner of Park Road and South Street, Rydalmere, may be
substantial.
AMP Capital appreciates there may be the need for the acquisition of private land accommodate the light rail
route along Park Street and/or South Street. We remain open to engaging with Government if this land is
required on the following basis:


that long-term passenger and heavy vehicle access to the properties located on the corner of South
Street and Park Road, is not compromised;
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that there is engagement and agreement on the operation of the service and the location and design of
the light rail stops;



that the design of the light rail system and stops do not interfere with the ongoing operation of our
property;



that any land required by GPOPLRC is undertaken on a commercial basis, and that the owners are
compensated;



that the necessary rezoning of owners’ land by Government would support the land transaction to
make any residual land (following resumption/acquisition) economically viable; and



that any lost on-street car parking resulting from the future operation of the GOPOLRC is replaced.

Recommendation 6:

7.

That:
(a) the South Street/Park Road route becomes the preferred
alignment the GPOPLRC;
(b) landowners are engaged and reasonably compensated if
their ability to operate their land is compromised; and
(c) traffic and parking impacts as a result of the route are
addressed.

How the Planning Framework Supports the Recommendations made by AMP Capital

The District Plan states that along with the Greater Sydney Commission, Council will review all industrial
lands to confirm their retention or transition to higher order uses (such as business parks) (p91). The Plan
also notes that ‘in some locations, such as GPOP, specifically Camellia, Rydalmere and Silverwater,
the safeguarding of industrial activities will be a starting objective’, as well as indicating that ‘in limited
cases conversion to other land uses may be appropriate’ (p89 – emphasis added).
It is clear that the District Plan both contemplates and provides for the fact that places need to be able to
change over time. That being the case, any current strategies and decisions by Government must not limit
future opportunities in either area, and changes proposed for one area need to also be considered in light of
impacts and opportunities in the other in order to:


maximise economies-of-scale; and



to create cohesive neighbourhoods for employment, living and recreation on either side of Parramatta
River with the overarching objectives of avoiding expensive retro-fitting.
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Figure 1

Central City District Plan – demonstrating land use change is likely

Source: Central City District Plan, 2018 pgs. 64 and 90

Having reviewed Plans for the two areas, our experience from an ongoing operational viewpoint, as well as
understanding the transport upgrades required to ensure industrial and employment uses can be maintained
in the short and longer term to enable transition to occur, we have devised a strategic concept plan at
Figure 2 (A3 Sized on the last page of the attachments) for your review and consideration.
Figure 2 shows our sites and the wider Rydalmere and Camellia areas in relation to the GPOPLRC and the
CPP, and highlights the potential connections and area improvements we believe are needed to ensure the
continued success of both areas into the future.
It is noted, somewhat counterintuitively, that industrial areas that become isolated pockets and are not
provided with the planning tools to be able to adapt to changing circumstances, can be underutilised for
employment uses and in turn becoming less attractive to potential lessees. If owners do not invest in
improvements or in expanding/changing operations, the overall productivity of the whole industrial area
declines. Unchecked, this becomes a bit if a virtuous cycle where businesses are not attracted, and as a
result there is a lack of investment, and skilled workers are no longer drawn to the area.
We want to ensure this does not occur, especially as the South Street and Park Road sites alone (indicative
of the majority of the Rydalmere employment lands) employ around 1,000 people over approx. 6.5 hectares
of land (153 people/hectare). In Western Sydney, similarly zoned heavy industrial land parcels employ far
fewer people (in the order of approximately 3.5 people per hectare). Because of the Rydalmere industrial
and urban services lands employing many multiples of people than similarly zoned industrial land in other
locations, traffic congestion, parking and inadequate public transport to support a large working population
are key issues that need strategic resolution that are best contemplated in conjunction with the CPP and the
GPOPLRC.
Key points for AMP Capital for each area are outlined as follows:
For Rydalmere



Ensure the light rail stop locations do not block heavy vehicle movement on Park Road or South Street,
but that they are positioned to enable workers easy access to their places of employment.
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APPENDIX 1 - AMP sites in Rydalmere and Rosehill/Camellia

Address

Details

Metro centre, 38-46
South
Street
Rydalmere

 Currently zoned IN1 – General Industrial
 Land area of 45,190m2
 A mixed-use complex of 32 units including office
accommodation, high clearance warehouse and
hi-tech industrial units, a 3-level office building,
and a heritage listed former residence converted
for Childcare and a rock climbing gym.
 The site has direct access off Victoria Road. Near
proximity connections to James Ruse Drive, the
M4 motorway/Westconnex and the M7 motorway.
Located approximately 1km from Rydalmere
Railway Station and 500m to Rydalmere wharf.
Bus services run from West Ryde and Parramatta
Railway Stations, and to Parramatta and Sydney
via Rivercat.

2-4 Park
Rydalmere

Road,







1B Unwin
Rosehill

Street,

Visual

Currently zoned IN1 – General Industrial
Land area of 6,082m2
It is comprised of two industrial units under
one roof adjoining the Rydalmere Metro
Centre.
Located approximately 1km from Rydalmere
Railway Station and 500m to Rydalmere
wharf. Bus services run from West Ryde and
Parramatta Railway Stations, and to
Parramatta and Sydney via Rivercat.

 Currently zoned IN3 – Heavy Industrial
 Land area of 6.375ha
 The property is located within the Rosehill
Industrial Precinct and is made up of a range of
office/warehouse industrial buildings together with
hardstand and car parking areas.
 It has around 20,000m2 of surplus land on the
north-western corner of the site.
 It is located on the southern side of the Camellia
peninsula with the Camellia Priority Precinct
located to the north.
 The vision of the Camellia priority precinct is a
‘21st century living and business district,
comprising
industry,
research,
education,
employment, retail, recreation, entertainment and
residential uses’ (DPE, 2016).
As such the
Camellia Priority Precinct will need to co-exist with
the INI 3 zoned lands to the South
 The property is accessible (with difficulty) from
Rosehill train station (750m away), and regular
bus services along James Ruse Drive.
 It also has access to the M4 motorway, James
Ruse Drive and Parramatta Road.
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Figure 2 Indicative Concept Plan showing critical connections

