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TOWN PLANNING FEEDBACK IN RELATION TO THE PLACE-BASED INFRASTRUCTURE COMPACT 
MODEL IN GREATER PARRAMATTA AND OLYMPIC PENINSULA  
 
To whom it may concern, 
 
Willowtree Planning Pty Ltd, on behalf of 93 Bridge Road Pty Ltd atf Bridge Road Unit Trust (the client), have 
carried out a preliminary review of the draft Greater Parramatta and Olympic Peninsula (GPOP) Place-based 
infrastructure compact (PIC) model which is currently on exhibition for feedback from the community from 7 
November until 18 December 2019.  
 
The documents reviewed as part of this submission were as follows: 
 

o the Place-based Infrastructure Compact model (Summary Paper); 
o the draft Paper about the GPOP PIC Pilot - A City Supported by Infrastructure (GPOP PIC Pilot); and 
o GPOP – Our true centre: the connecting unifying heart. 

 
Our client has a particular interest in a site located within the City of Parramatta Local Government Area 
(LGA) known as 93 Bridge Road, Westmead (the Site) for which a Planning Proposal was submitted to The 
City of Parramatta Council (the Council) which proposed additional height, Floor Space Ratio (FSR) and an 
Additional Permitted Use (APU) for the purposes of short-term accommodation. 
 
The Planning Proposal intends to facilitate the future development of the Site for residential accommodation 
and allied health and education uses. Building heights up to 132m (40 storeys) and a 6:1 FSR are required 
to support the creation of a micro hub on the Site to complement the Westmead Health and Education 
Precinct and Innovation District. The Westmead Health and Medical Research precinct represents the largest 
concentration of hospital and health services in Australia. 
 
The proposal can assist in delivering student housing, temporary NDIS patient accommodation, short-term 
family accommodation and provide opportunities for affordable and key-worker housing to be integrated in 
the precinct. This delivery of diverse and affordable accommodation can be achieved via a built to rent 
format to ensure that suitable accommodation and services can be serviced in the Westmead Health and 
Education Precinct. The build to rent component can assist in achieving the missing link between ensuring 
sufficient support for the surrounding services in the form of providing diverse and affordable 
accommodation for key workers and supporting short term accommodation for the surrounding hospitals, 
catering for pre and post op patients and also offered accommodation for their family members. 
 
The proposed range of additional uses would generate new employment opportunities and further augment 
the amenity of the Site and immediate neighbourhood and align with the key role of Westmead, as a hub for 
health, education and innovation. 
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The provision of sufficient housing in close proximity to employment uses for key workers is an on-going 
issue. Thereby, the proposal which would include build to rent options would respond to the diverse housing 
needs for the community, located close to existing and anticipated public transport and thus providing a 
holistic community where people can work and live with ease, particularly for identified transforming 
precincts.  
 
The Planning Proposal for the Site was lodged to the Council on 20 March 2019. Notwithstanding this, by 
virtue of a Council resolution which was adopted by the Councillors at a Council meeting dated 10 December 
2018, a notice of motion was adopted recommending Council would not progress with new site specific 
planning proposals that are seeking an increase in residential density in areas outside of Parramatta CBD 
until such a time that Council have completed the Local Strategic Planning Statement (LSPS) and Housing 
Strategy. Therefore, as the Site is located outside the Parramatta CBD, the assessment of the subject 
Planning Proposal has been restricted until the draft LSPS has been finalised. 
 
As a result, a submission to the draft LSPS has been made on behalf of the Site, which provides further 
clarity in regard to the suitability of the Site and the need for such ancillary health and educational uses in 
addition to the provision of student and key worker accommodation.  
 
Notwithstanding the above, this feedback responds to the content of the draft GPOP PIC Pilot model which 
strives to ensure that great places are achieved. The principles provided within this submission are relevant 
to the GPOP area and the need for the above-mentioned uses and densities to be facilitated, as identified 
within the study, as the fastest growing area in Greater Sydney. 
 
Accordingly, this submission has been prepared with an holistic view on the Westmead Health and Education 
Precinct, GPOP and how the proposed development of the Site accords with all levels of strategic planning 
from a regional level to a local government level, inclusive of this draft GPOP PIC Pilot model which provides 
principles intended to apply across the LGA and not just the Site in the interest of our client. 
 
The following sections address the new draft PIC model and again outlines recommendations and 
justifications in order to realise the optimal strategic future of the Site, and the wider GPOP region as 
envisaged by the Greater Sydney Region Plan - (A Metropolis of Three Cities), Central City District Plan and 
the new draft GPOP PIC Pilot model. 
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2.0 PLACE-BASED INFRASTRUCTURE COMPACT  
 
The Greater Sydney Commission (GSC) have released this draft GPOP PIC Pilot document which provides a 
new vision that looks at growth and how to better align this with the provision of infrastructure and services. 
Essentially the new approach will ensure that Sydney’s rapid growth can be accommodated by transport, 
utilities, schools and other infrastructure. The GPOP PIC Pilot model has been prepared which was informed 
over an 18-month period where the GSC collaborated with 20 government agencies, utility providers and 
local councils to develop the draft GPOP PIC Pilot model. 
 
Objective 2 of the Region Plan outlines that infrastructure should align with forecasted growth. In the Region 
Plan, the GSC outlines that the rate of housing growth has not been complemented by other services, and a 
series of “Growth Infrastructure Compacts” will be introduced to allow for staging of services to ensure what 
is needed in the different areas can be delivered, which responds to feedback received by the Commission. 
As a result, this GPOP PIC pilot model has been released for comment. 
 
GPOP was selected as the place for the draft GPOP PIC Pilot model because of the dynamic precinct which 
presents, in addition to its location in the heart of the Central City and the centre of Greater Sydney. As 
previously outlined, GPOP is one of the fastest growing areas in Greater Sydney and as outlined in the draft 
GPOP PIC Pilot, the GPOP precinct presents an outstanding opportunity as it contains all the elements to 
result in the following:  
 

 a place of celebrated indigenous and colonial history, natural beauty and city-scale natural treasures 
– its river, its parklands and its landscapes 

 a thriving, accessible and inclusive civic heart with its own diverse cultures 
 a physical bridge for Greater Sydney whose renewal will help build a unified, coherent and 

integrated city: one Greater Sydney for all 
 a jobs hub within reach of skilled workers, helping to address the deficit of skilled work opportunities 

in the west 
 an attractive place to invest, already having the foundations to be a diverse 21st-century urban 

economy that can service the city’s needs, its people and its enterprises. 
 

The draft Paper outlines that the PIC model consists of three (3) main components, provided as follows: 
 

 A collaborative approach across government agencies, utility providers and local councils 
 A six-step method integrating housing and job growth forecasts with the infrastructure needed to 

support them 
 A digital and data tool to collect and help analyse a broad range of information from many different 

sources. 
 
This PIC model is illustrated below in Figure 2.   
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Figure 2: PIC model (Source: GSC, 2019) 
 
The first component outlines the importance of collaboration between State agencies, utility providers and 
local councils.  
 
The second component outlines a six (6) step approach as follows:  
 

1. setting the vision, and forecasting land uses etc. over 10, 20 and 40 years; 
2. identifying infrastructure needs and capital costs, and integrating them for precincts under each 

of the scenarios developed in Step 1; 
3. evaluating the costs and the benefit of sequencing precincts for the delivery of more orderly 

development; 
4. refining infrastructure proposals to align with the high-level sequencing of precincts and prioritise for 

funding over 10 years through a strategic; 
5. concurrent implementation of the PIC and Strategic Business Case; and 
6. monitoring development in the place and reviewing the PIC as market conditions, community 

preferences and policy decisions. 
 
The third and last component relates to a ‘Co.Lens’ purpose built tool that stores the data, information and 
advice generated through the PIC method. This tool enables viewing, integration and analysis of inputs to 
the PIC Pilot. This includes population; dwelling and job forecasts; and service and infrastructure costings 
under each scenario and for each precinct, over a 10, 20 and 40 year period. 
 
3.0 PROPOSED ACTIONS FOR GPOP 
 
As outlined in the draft GPOP PIC Pilot, there are five (5) proposed actions for GPOP, the first three (3) of 
which, relate to the high-level sequencing of the 26 precincts in GPOP. 
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Proposed Action 2 address the areas (Sydney Olympic Park Precinct, Homebush-North Strathfield Precinct, 
Melrose Park, Ermington Precincts, Granville, Auburn, Lidcombe and Flemington Precincts) outlined as more 
effectively sequenced after Phase 1, to allow coordination with Sydney Metro West and the proposed light 
rail stage 2.  
 
Action 3 addresses the remaining areas which can support existing uses in the remaining precincts across 
GPOP and review their potential over time that can continue under current land use zones and controls. 
   
Action 4 outlines the short-term infrastructure priorities for GPOP over the next five (5) years to support 
current and emerging demand in the 26 precincts of the GPOP area.  
 
Action 5 outlines the short-to-medium term infrastructure priorities for Sequencing Plan – Phase 1, which 
have been identified over the next 5-10 years and are additional to those already outlined and are subject to 
further planning work and government investment decisions.  
 
In summary, when taking into consideration the above-mentioned five (5) actions and sequencing, 
regardless of the proposed light rail stage 2 and the proposed Sydney Metro West station, the Phase 1 
identified areas are highlighted as already suitable to support job creation and new development and 
increased densities, in which the Site is located, again demonstrating its suitability for higher densities.  
 
In addition to the above actions, a new draft GPOP PIC Pilot model was established which provided four (4) 
scenarios, being the Existing, Incremental, Transformative and Visionary.  
 

1. Existing 
GPOP continues to evolve on a more suburban trajectory beyond Parramatta CBD and Sydney 
Olympic Park  

 
2. Incremental 

GPOP transitions to better connectivity and places 
 

3. Transformative  
Step change in connectivity and GPOP becomes a 30-minute city 

 
4. Visionary 

Step change in great places and the Central City becomes a 30-minute city 
 
The PIC document outlined that to ensure place-based benefits, the Transformative “Scenario 3” for GPOP 
may deliver the greatest liveability, productivity and sustainability costs. The economic analysis was based 
on the criteria of liveability, productivity and sustainability. This enabled the place-based benefits of each 
scenario to be measured in monetary terms relative to costs over a 40 year horizon. 
 
The PIC Pilot demonstrated the net benefits of the ‘Transformative’ Scenario 3, it should be noted that the 
Government has yet to decide on the affordability of the total capital cost of infrastructure. After comparing 
the costs and the benefits, the ‘Transformative’ scenario was chosen to develop a draft sequencing plan and 
proposed infrastructure priorities for GPOP, to help shape the area as it grows, starting with the next 10 
years.  
 
Comparative costs for growth in the 26 precincts were also provided as outlined in Figure 4 below. 
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Figure 4: Comparative costs of accommodating a new resident or job in GPOP (Source: GPOP – 
Our true centre: the connected unifying heart, 2019) 
 
A breakdown of the estimated capital infrastructure costs over 20 years apportioned to GPOP for the 
‘Transformative’ Scenario 3, are provided in the GPOP PIC document and how the costs to fund the 
proposed infrastructure required are outlined in Figure 4 below. 
 

 
Figure 4: Funding Source apportioned to GPOP (Source: GSC, 2019) 
 
As outlined within the draft GPOP PIC Pilot, NSW government will not be able to accommodate all the 
funding required to deliver such infrastructure.  
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As depicted in Figure 5 above, between 11% and 37% of the fees required to contribute to the funding of 
infrastructure will be from developer contributions.  
 
Therefore, to ensure developer contributions accrue, increased densities under planning legislation will be 
required to deliver such funds to support the delivery of infrastructure. Whilst it is acknowledged that 
increased densities cannot be permitted for the sole purpose of generating developer contributions to fund 
infrastructure, however increased densities in strategic locations such as the Site subject of this submission, 
which can contribute to meeting supply targets, placing downward pressure on prices to improve 
affordability, and diversifying housing choice and particularly diverse housing needs of the community, 
particularly associated with the Westmead Health and Education Precinct, seems to provide a very logical 
response.  
 
Through the proposed high-density development at the Site, which will incorporate a range of allied health 
and education uses (including the proposed APU for short-term NDIS patient and family accommodation), 
new jobs would be introduced on the Site also. Therefore, it is acknowledged that not only will the proposed 
increased density generate development contributions, it will assist in the delivery of forecasted housing and 
employment required for the GPOP.  
 
The draft GPOP PIC Pilot outlines that if all recent and proposed land use changes in GPOP were to happen 
in the near term, it would not be possible to fund all of the necessary infrastructure at the same time, and 
that growth must be sequenced to meet market demand. Again, the Site is strategically located within the 
identified Phase 1 area which accords with the intentions of the draft GPOP PIC Pilot model and further 
demonstrates the suitability of the Site for additional densities.  
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4.0 OBJECTIVES AND INTENDED OUTCOMES OF THE PROPOSAL  
 

Essentially, as outlined above, the GPOP was chosen for the PIC Pilot as a result of the significant 
opportunity it presents to result in a dynamic precinct for Greater Sydney, considering its central location at 
the geographic heart of Greater Sydney.  
 
As outlined in the Central City District Plan, the 20 year target for housing growth, which GPOP is part of, 
has Greater Sydney’s highest target for homes, being 207,500 houses to be delivered by 2036, which, as 
outlined by the GPOP PIC Pilot is a 65 per cent increase from today. In addition, over the next 20 years 
GPOP could potentially generate approximately 100,000 jobs. 
 
The Planning Proposal which was lodged in relation to 93 Bridge Road, Westmead can deliver upon each of 
the elements of the GPOP vision and can assist in contributing to the anticipated 20 year growth, for both 
the delivery of jobs and housing whilst also accommodating diverse and affordable housing such as build to 
rent which the numerous stakeholders of the Health Precinct are in desperate need of.  
 
Additionally, as outlined above, the Site is strategically located within the identified Phase 1 area which 
accords with the intentions of the GPOP PIC Pilot and further demonstrates the suitability of the Site for 
additional densities. 
 
In particular, the Planning Proposal which relates to 93 Bridge Road, Westmead will deliver a diversified 
supply of accommodation that is affordable, provides high levels of density reflective of the adjoining Health 
and Education Precinct and existing and anticipated infrastructure, in addition to the high walk score for the 
Site which is 71/100 and outlines that the Site is very walkable allowing most errands to be accomplished on 
foot. The proposal can deliver upon the arrival of build to rent with increased focus on affordable housing 
which concentrates on housing options for key workers that can also assist in delivering short stay 
accommodation for pre and post op patients, of the hospital precinct and for their families. 
 
The proposed Planning Proposal intends to facilitate the future development of the Site for residential 
accommodation and allied health and education uses. Building heights up to 132m (40 storeys) and a 6:1 
FSR are required to support the creation of a micro hub on the Site to complement the Westmead Health 
and Education Precinct and Innovation District.  
 
The majority of land uses sought to be incorporated within the Site are already permitted with consent in 
the relevant R4 zone pursuant to Parramatta Local Environmental Plan 2011 (PLEP2011) or State 
Environmental Planning Policy (Infrastructure) 2007 (ISEPP). The exception is the short-term 
accommodation proposed to accommodate NDIS patients, families visiting children or other relatives in 
hospital, as well as visiting nurses, doctors, medical experts and professors. Accordingly, an additional 
permitted use (APU) is proposed for Hotel or Motel Accommodation and Serviced Apartments. 
 
The proposal will introduce employment generating activities on the Site so as to provide jobs and services 
to support the local population. In particular, deliver spaces to support health, education, innovation and 
knowledge sectors.  
 
The public benefits offered by the proposed scheme, particularly its allied health and education uses will be 
incremental to ensure support of the proximately located Health and Education Precinct are provided.  
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5.0 SUMMARY AND CONCLUSION 
 

In summary, this submission/feedback to the draft GPOP PIC Pilot model has provided the following 
recommendations in regard to the Site and general visions for GPOP, from a holistic perspective: 
 

 High density housing and employment within the GPOP is required to accommodate Greater 
Sydney’s renewal and growth.  
 

 This submission has been made in the interest of 93 Bridge Road, Parramatta (the Site), which a 
Planning Proposal for the Site was lodged to the City of Parramatta Council (the Council) on 20 
March 2019. However, by virtue of a Council resolution adopted by the Councillors (10 December 
2018), a motion was adopted recommending that Council would not progress with new site specific 
planning proposals that are seeking an increase in residential density in areas outside of Parramatta 
CBD until such a time that Council have completed the LSPS and Housing Strategy. 
 

o As the Site is located outside the Parramatta CBD the assessment of the subject Planning 
Proposal has been restricted until the draft LSPS had been finalised. However, another 
document, such as the PIC pilot document which is the subject of this submission has been 
released which further solidifies the suitability of the Site for additional yield and densities.  

 
o Not only as a result of the recently announced Metro Station located approx. 600m south-

west of the Site, in addition to the existing Westmead train station, the walk score for the 
Site is 71/100 which outlines that the Site is ‘very walkable’, and most errands can be 
accomplished on foot. 

 
o We would like to commend the GSC and State Government on their vision to ensure 

infrastructure and growth aligns in accordance with the rapid growth of GPOP as there 
appears to be a disconnect between State and Local government policy in terms of delivery.  

 
o Additionally, although the draft Parramatta LSPS reiterates the need for increased densities 

and services required for the GPOP area, to service the function of the Health and Education 
precinct, a disconnect is apparent when an application to deliver upon such supporting 
health and education services, in addition to the provision of residential and short-term 
accommodation remains unassessed from its time of lodgement, eight (8) months 
previously. 

 
 The proposal can deliver upon providing a concentration of accommodation in close proximity to 

employment, proposed and existing infrastructure whilst also being located within close proximity of 
services and to meet the needs for people who live, work and visit the area.  
 

 Therefore, the proposal once again demonstrates that it “passes the test” in terms of aligning with 
the GPOP PIC Pilot model as it will deliver better place-based planning as it will provide 
accommodation and employment for both key workers and short-term accommodation to service 
accommodate NDIS patients, families visiting children or other relatives in hospital, as well as visiting 
nurses, doctors, medical experts and professors in close proximity to the Westmead Health and 
Education Precinct and existing schools whilst also being connected by existing train stations, 
identified metro and light rail stations and existing bus services. 
 

 In accordance with the Region Plan and District Plan’s vision for the (GPOP), the Westmead Health 
and Education Precinct and the 30 minute city, the development of the Site would see intensified 
housing development concentrated in an existing urban area supported by major employment 
opportunities, public transport, services and the major infrastructure investment committed for the 
region in association with the Growth Infrastructure Compact. 
 

 Accordingly, the proposal would support additional economic activity, new employment opportunities 
and service provision. The suitability of the Site for such economic uses owes to its proximity to 
Westmead Health and Education Precinct and Innovation District and public transport infrastructure.  
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 As outlined in the above sequencing plan, the Site is located in the Phase 1 Precinct, as they are 
identified as strategic precincts to facilitate development and land use changes aligned with 
investment in services and committed infrastructure. The draft GPOP PIC pilot outlines that these 
areas “were found to be more cost-effective than other precincts in GPOP”.  
 

 When taking into consideration the previously mentioned five (5) actions and sequencing, regardless 
of the proposed light rail stage 2 and the proposed Sydney Metro West station, the Phase 1 
identified areas are highlighted as already suitable to support job creation, new development and 
increased densities, in which the Site is located, again demonstrating its suitability to facilitate higher 
densities should be considered and referenced within the draft PIC Pilot.  
 

 It is also queried if as part of the draft GPOP PIC Pilot study, options to provide more affordable 
types of housing in the form of build to rent and live-work development models have been 
considered, although not referenced in the document? This build to rent format should be 
considered especially in the interest of key workers servicing the hospital precinct and also in the 
form of disability housing, for both mental and physical and which also could cater for short stay 
accommodation for pre and post op patients, of the four (4) hospitals and their families. 
 

 With respect to affordable housing, the draft PIC Pilot found that the most precincts in GPOP have 
the potential to support the Region Plans objective 11 which outlines “Housing is more diverse and 
affordable”. The build to rent component can achieve this and ensure that communities do not forgo 
local amenities and services which are pertinent to the use of the hospital precinct. Collaboration 
regarding the build to rent component from both state agencies and local council is required to 
ensure that such developments could be achieved.  
 

 As outlined in the draft GPOP PIC Pilot model, to ensure that the right infrastructure can be 
delivered at the right time, coordinated funding from a range of sources will be required. As a result, 
whilst this may not be the only funding source, developer contributions are identified to deliver 
between 11% and 37% of the funding apportioned to GPOP. 
 

o To ensure developer contributions can be delivered, increased densities under planning 
legislation will be required to deliver such funds/contributions to support the delivery of such 
infrastructure. 
 

o Whilst it is acknowledged that increased densities cannot be permitted for the sole purpose 
of generating developer contributions to fund infrastructure, however, the delivery of 
increased densities in strategic locations such as the subject Site, which can contribute to 
meeting supply targets, placing downward pressure on prices to improve affordability, and 
particularly diverse housing needs of the community as particularly associated with the 
Westmead Health and Education Precinct, provides a more than reasonable response. 

 
o Through the proposed high-density development, which will incorporate a range of allied 

health and education uses (including the proposed APU for short-term NDIS patient and 
family accommodation), new jobs would also be introduced on the Site.  

 
o Therefore, whilst it is acknowledged that not only will the proposed increased density 

generate development contributions and assist in the delivery of forecasted infrastructure to 
facilitate housing and employment, the Site is strategically located in close proximity to city-
shaping infrastructure such as the Westmead Hospital and Education precinct.  

 
 The draft GPOP PIC Pilot model outlines that feedback in terms of the model is welcomed to ensure 

that the model is understood. As a result, further clarity in terms of the ‘Co.Lens’ tool and how this 
works to enable an analysis of the cost effectiveness and funding sources is queried. 
 

 It is understood that the recommendations of the GPOP PIC Pilot model will be presented in mid 
2020. It is queried that should feedback be received which proposes changes to the objectives or 
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actions contained within this report and should the GSC choose to implement these, will this 
document will be re-exhibited for further comment? 
 

 In addition, should this GPOP PIC Pilot be endorsed and as a result changes to strategic documents 
result, will this further delay the assessment of Planning Proposals and development applications? 

 
The analysis and review undertaken in support of this submission and here summarised, demonstrate the 
strategic significance of delivering increased densities to one (1) of the identified “fastest growing areas in 
Greater Sydney” which will not only assist in achieving the prescribed housing targets within the Central City 
District and Greater Sydney Region Plan but will also contribute in terms of developer contributions to assist 
in the funding of infrastructure.  
 
Again, we would like to commend the GSC on the delivery of the draft GPOP PIC Pilot and the place-based 
approach and hope that this document can assist in delivering upon the GPOP vision to ensure that this 
strategic precinct, where growth can be facilitated, can be realised. 
 
Kind regards, 
 

 
 
Rachel Condon 
Associate 
Willowtree Planning Pty Ltd 
ACN: 146 035 707 


