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INTRODUCTION



KEY DEVELOPMENT METRICS

	 High rise mixed use up to 130m height

	 Retail/commercial uses at ground level 

	 Maximum FSR 3.3:1

	 Approx 28-30 tower + 37-39 tower

	 Consistent with draft planning controls and design guide.

	 Consistent with the HDA submission
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Developed from the structure plan 
established, the detailed master 
plan located streets and open spaces 
and sketched an indicative built 
form outcome to help inform the 
development of revised planning 
controls finalised through the Stage 1 
Rezoning.
 
The detailed master plan aligns with 
the overarching strategic planning 
framework, market analysis, recently 
built developments, and existing building 
approvals. It also takes into account the 
present context, environmental factors, 
and incorporates strong Connection 
with Country considerations.

5.4 Master Plan

MASTER PLAN APPROXIMATE METRICS

77

330000,,000000

33,,330000

11..66  mmiilllliioonn  

5533,,550000

88,,770000

Hectares of New and/or 
Improved Open Spaces 

Square Metres of GFA  
in the Mixed-Use Zone 
 

representing approximately 
 

Build-to-Sell Units 

 
Square Metres of GFA in 
the Commercial Centre & 
Productivity Support Zones, 
 

representing a balance between 
 

Jobs and 
 

Build-to-Rent Units
based on two scenarios  
explored in this report 

5.4.1 Master Plan Overview
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SUBJECT SITE

Refer to DPIE EIE November 2023 and 
Urban Design Framework November 2024

Key Changes 

Zone: E3           MU1
FSR: 1.0           3.3
Height: 22m           130m

WB9B Site Area	
14,562  sqm

Maximum GFA:  
48,054.6 sqm
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SITE CONTEXT AND ANALYSIS 



SITE LOCATION

MACQUARIE 
PARK

SYDNEY 
CBD

APPROX. 12KM
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SITE ANALYSIS

4.11 Recent Development & 
Current Approvals

Recent Construction

Recent construction (including several 
nearing completion) in the Stage 1 
Neighbourhoods includes approximately 
134,000m2 GFA of floor space: 85,750m2 
of office, two data centres of a combined 
26,500m2, 346 hotel rooms and a 5-storey 
self-storage building.

Current Approvals

Further approvals within the Stage 1 
Neighbourhoods total to approximately 
259,000m2 of further office space.

Total

Combined, there is approximately 
393,000m2 of non-residential floor space 
either approved or recently built within 
the Stage 1 Neighbourhoods.

Notes 
Information has been derived from publicly available 
information to inform design work only. This data may 
not be complete or up to date.

Area figures refer to GFA.

All area figures are rounded and approximate.
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SITE ACCESS AND LOADING

4.11 Recent Development & 
Current Approvals

Recent Construction

Recent construction (including several 
nearing completion) in the Stage 1 
Neighbourhoods includes approximately 
134,000m2 GFA of floor space: 85,750m2 
of office, two data centres of a combined 
26,500m2, 346 hotel rooms and a 5-storey 
self-storage building.

Current Approvals

Further approvals within the Stage 1 
Neighbourhoods total to approximately 
259,000m2 of further office space.

Total

Combined, there is approximately 
393,000m2 of non-residential floor space 
either approved or recently built within 
the Stage 1 Neighbourhoods.

Notes 
Information has been derived from publicly available 
information to inform design work only. This data may 
not be complete or up to date.

Area figures refer to GFA.

All area figures are rounded and approximate.
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0 50 100 250m

1:5,000@A3

5.7.4 Maximum Building Heights

Building heights are largely established 
by the Scenario 2: Build-to-Rent Priority 
Outcome test-fit. This is because 
residential towers have smaller floor 
plates and lower efficiencies, meaning 
taller building heights are required to 
achieve the same FSRs as the Scenario 1: 
Commercial Priority Outcome test-fit.

WB1

WB3

WB4

KEY

STAGE 1 NEIGHBOURHOODS

NEIGHBOURHOOD BOUNDARIES

EXISTING COMMERCIAL BUILDING

EXISTING COMMERCIAL APPROVAL

INDICATIVE COMMERCIAL ENVELOPE

INDICATIVE BUILD TO SELL ENVELOPE

INDICATIVE BUILD TO RENT ENVELOPE

39-storeys
42-storeys 45-storeys

19-storeys 19-storeys 32-storeys

32-storeys

19-storeys

12-storeys

7-storeys

39-storeys58-storeys

39-storeys

32-storeys

19-storeys

8-storeys
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PROPOSED BUILT FORM



MAXIMUM PERMISSIBLE AREA

KEY

Indicative Recreation Space

Road Acquisition

Potential Future Road

Site

Loading and Access Options

•	 Total Site Area: 14,562 sqm
•	 WB9A Site Area: 0 sqm (FSR 2:1)
•	 WB9B Site Area: 14,562 sqm (FSR 

3.3:1) 

•	 Maximum permissible GFA: 48,054 
sqm (Total Site Area x Incentive FSR)

•	 Equivalent to two 750sqm GFA towers 
approx 32 storeys each (excluding podium).

Assumptions
Site is split due to land acquisition.

The site area has been inferred from the Urban Design Framework. 

However, while the framework outlines road acquisition and 

dedication areas, these are inconsistent with the Precinct Design 

Guide and the measured site boundaries.

* Potential for future road. Discussion with council TBC

20m Road ~1,654sqm

14.5m Road* ~1,264sqm

INDICATIVE PUBLICLY 

ACCESSIBLE 

RECREATION SPACE.Developable Site Area

8,741 sqm
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EXISTING CONTROLS

SITE AREA  14840m2

HOB   130m

FSR   3.3:1

GFA   44520m2

SITE 

NOTE: 

BEA =  BUILT ENVELOPE AREA - REFER 

TO DEVELOPMENT SUMMARY

PROPOSED SITE PLAN 
SITE AREA		  14,562 M2
HOB			   130M
FSR			   3.3:1
MAX GFA		  48,054 M2

NOTE: 
BEA =  BUILT ENVELOPE AREA 
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3D ANALYSIS - HEIGHT
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PREFERRED OPTION
GROUND FLOOR

DKO ARCHITECTURE DD.MM.YYYY

PAGE 2

COLLABORATOR 1 COLLABORATOR 2 #Project Name

DOCUMENT TITLE

PREPARED FOR:

[CLIENT COMPANY]
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PREFERRED OPTION
TYPICAL PLATE

Project Name #Project Name

Project Number 00000

Project Address #Site Address1
#Site City #Site State #Site Postcode

DKO.com.au
info@dko.com.au
T +61 2 8346 4500 

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before 
commening works on site.   
Refer to Arborist Report and Landscape Documentation for all information 
relating to trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; 
all specialist consultant documentation; BASIX, NatHERS, Section J 
Certificates.
Minor changes to building form & configuration may be required after 
Development Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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Drawing Name 

Drawing No. Revision

Drawing Scale 1:1000 @ A3
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#Site Country

[CLIENT COMPANY]
© DKO Architecture (NSW) Pty Ltd. ABN: 81956706590. Except as allowed under copyright act, no part of this drawing may be reproduced or 
otherwise dealt with without written permission. Nominated Architects: Koos de Keijzer 5767 David Randerson 8542.  
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DEVELOPMENT SUMMARY
95 Epping Road, Macquarie Park
12/03/2026

Assumptions Commercial
Site Area WB16A 14562 m2 BEA to GBA 90% 90%
FSR 3.3 :1 GBA to GFA 80% 85%
Target GFA 48054.6 m2 GFA to NSA/NLA 76% 85%
Indicative Non Resi 2184 m2
Indicative Resi 45870 m2

Proposed GFA 48052 m2 Average Ap Size Private Market 70 m2
Proposed FSR 3.30 :1 Average Apt Size Affordable 65 m2
Non-Resi 0.03 500 m2 Average Apt size BTR 65 m2
Resi 47552 m2
Difference -3 m2
afforable housing 5% 2403 m2

  Building 01 TOTAL GBA GFA GFA NSA

Building 
Height BEA GBA GFA Non-

res
GFA
Res NSA Units Building 

Height BEA GBA GFA Non-
res

GFA
Res NSA Units

Non-res Res

Level 01 4.5 1400 1260 250 50 4.5 1260 1243 250 50 0 0 2503 500 100
Level 02 3.2 1400 1260 0 850 646 9 3.2 1000 900 0 728 553 8 17 2160 0
Level 03 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0
Level 04 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0
Level 05 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0
Level 06 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0
Level 07 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 08 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 09 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 10 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 11 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 12 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 13 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 14 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 15 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 16 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 17 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 18 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 19 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 20 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 8 18 1962 0 1578 1199
Level 21 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 4 14 1962 0 1578 1199
Level 22 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 4 14 1962 0 1578 1199
Level 23 3.2 1180 1062 0 850 646 10 3.2 1000 900 0 728 553 5 15 1962 0 1578 1199
Level 24 3.2 1180 1062 0 850 646 10 4 10 1062 0 850 646
Level 25 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 26 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 27 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 28 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 29 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 30 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 31 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 32 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 33 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 34 3.2 1180 1062 0 850 646 10 10 1062 0 850 646
Level 35 3.2 1180 1062 0 850 646 6 6 1062 0 850 646
Level 36 3.2 1180 1062 0 850 646 6 6 1062 0 850 646
Level 37 3.2 1180 1062 0 850 646 4 4 1062 0 850 646
Level 38 3.2 1180 1062 0 850 646 4 4 1062 0 850 646
Level 39 3.2 0 0 0 0 0
Level 40 4 0 0 0 0

Subtotal 130 45280 40752 250 31486 23891 349 79 23260 21043 250 16066 12172 165 514 61795 500 39663 30068

1B 2B 3B 1B 2B 3B
87 227 35 349 41 107 17 165

25% 65% 10% 100% 25% 65% 10% 100%

DISCLAIMER

These areas are schematic only and subject to council and other requisite approval. Areas are not to be used for marketing purposes.

This scheme has been prepared generally within the bounds of the current site dimensions however is subject to detailed discussion with council,

hence may be subject to change once advice is received.

This design has been prepared without structural or services engineering input hence is subject to change once advice is received.

The information contained herein is believed to be correct at time on preparation based on the information available at the time of preparation.

Recipients must make their own investigations to satisfy themselves in all aspects.

The design and accompanying documentation contained herein is and remains the intellectual property of dKO Architecture (NSW) P/L.

BTS BTS

Target Mix
Per building

Controls

Proposed 

  Building 02

SITE AREA		  14,562 M2
MAX GFA		  48,054 M2

HOB			   130M
FSR			   3.3:1
 
 
APPROX 514 APARTMENTS*
*Yield Based On Approx Built Envelope Area 
*All Areas Subject To Further Design Development
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APPENDIX - STRATEGIC CONTEXT 
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3. Urban Design Framework

This Urban Design Framework outlines the vision to deliver 
the Stage 1 Neighbourhoods of the Macquarie Park
Innovation Precinct Place Strategy

4. Public Domain Master Plan

This Public Domain Plan is to be read in conjunction with 
Urban Design Framework prepared by AJC, the Design 
Guidelines and the suite of supporting technical reports

2. Design Guide

The purpose of the Design Guide is to supplement the 
provisions of the City of Ryde Local Environmental Plan 2014 
(RLEP2014) as well as the City of Ryde Development Control 
Plan 2014 (RDCP2014) by providing detailed provisions to 
guide development in the MPIP Stage 1 Neighbourhoods.

6. Sustainability Framework

This Sustainability Framework (Framework) sets out 
the key sustainability ambitions for Macquarie Park
Innovation Precinct (MPIP), and an approach to embed 
environmental, social, and economic sustainability
into the Macquarie Park Structure Plan

7. Utilities Report

This report intends to identify and assess the existing 
utility services constraints, opportunities, key issues and 
network capacity to service the MPIP and identifies any 
augmentation and servicing options to support the proposal.

8. Detailed Precinct Transport Study

The purpose of the Macquarie Park Detailed Precinc 
Transport Study (Transport Study) is to enable the successful 
delivery of the Macquarie Park place vision and growth 
ambitions through the staged rezoning of the precinct.

5. Explanation of Intended Effect

This EIE has been prepared to set out the proposed 
planning controls for the MPIP Stage 1 rezoning.
It is proposed to make a self-repealing SEPP under 
the Environmental Planning and Assessment Act 
1979 (EP&A Act) to amend the Ryde LEP 2014. 

1. Connecting with Country

This Connection to Country report forms the 
foundation of guidance and knowledge to
help architects design appropriately when 
considering Country, with the aim to influence
and inform design making decisions.

KEY DOCUMENTS  -  STRATEGIC FRAMEWORK
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CONTEXT ANALYSIS

SECTION C

Macquarie Park Urban Design Framework - 2024
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SITE ANALYSIS - SITE SECTION
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5.6.2.2 Skyline Strategy:  
Future Neighbourhoods

The same skyline design principles will 
apply to future stages of the Innovation 
Precinct: using height as a marker to 
identify key spaces, positioning density 
where the amenity is, and protecting the 
amenity of public open spaces. 
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MACQUARIE PARK 
STATION

KEY 

LEP HOB SKYLINE

LEP INCENTIVE HOB SKYLINE

PROPOSED SKYLINE

EXISTING/APPROVED BUILDINGS

MIXED-USE ZONE ENVELOPES (INDICATIVE)

COMMERCIAL CENTRE ZONE ENVELOPES (INDICATIVE)

MACQUARIE 
UNIVERSITY STATION

Analysis: 

The subject site is located in a tower cluster opportunities 
locale. The height and scale of the project would be 
supplementary to the already existing urban design desired 
outcomes evidenced in the urban design framework.

SITE

Macquarie Park Urban Design Framework - 2024
East Elevation (C) Looking from Lane Cove Road
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The final Developed Structure 
Plan established for the Stage 1 
Neighbourhoods Master Plan was 
developed directly from the Place 
Strategy and the Concept Options 
process. As illustrated here, the 
Developed Structure Plan expanded 
on the outcomes listed in the Place 
Strategy in more precisely identifying 
the distribution of building uses, and 
identifying sufficient open spaces to 
meet  project-specific metric targets. 
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PRINCIPLES

Response

A series of new 14.5m and 20m roads provide 
connections between existing roads and a series 
of required pedestrian connections will improve 
pedestrian connectivity throughout the Corridor. 
The subject site holds importance for delivering 
these road networks

1. ROAD HIERARCHY 2. PEDESTRIAN CONNECTIVITY

Response

The master plan presents a set of pedestrian 
enhancements that will reshape the pedestrian 
experience by offering improved connectivity both 
within the site and surrounding precinct. The subject 
site will positively enhance pedestrian connectivity 
and encourage active transport uses

KEY

ST7-14.5M Local Street

ST5-20M Local Street

Existing Major Road

Potential Future Road 

KEY

Pedestrian paths

SITE
SITE

Macquarie Park Urban Design Framework - 2024Macquarie Park Urban Design Framework - 2024
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PRINCIPLES

Response

A focus on the design of informal shared spaces is key 
to delivering an active precinct. Privately owned, publicly 
accessible open space should be co-located between 
adjoining developments with a public interface to create 
larger areas of open space. The site will add to the existing 
under supply of public open spaces for the enjoyment 
residents and visitors to of the locale. 

3. GREEN OPEN SPACE 4. DENSITY AROUND AROUND PUBLIC SPACES 

Response

The master plan document considers how higher 
density around public spaces contributes to positive 
urban outcomes by fostering a sense of community 
and enhancing social connectivity. The subject site 
should be included as part of this density corridor 
to promote a cluster of well considered residential 
density.

KEY

Medium Density

High Density

Green Space

Macquarie Park Urban Design Framework - 2024Macquarie Park Urban Design Framework - 2024
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ROAD NETWORKS

Macquarie Park Urban Design Framework - 2024
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BUILDING RETAINED

6.3.3 Neighbourhood 3: Waragal Birrung
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6.1.4 Extent of  
Land Acquisition & Dedication

Generally infrastructure is intended to be 
delivered via planning incentives and then 
dedicated, rather than acquired at a cost 
to government.

Two key locations in Stage 1 have been 
nominated for acquisition:

1. Expansion of the Waterloo Road 
Corridor to accommodate a new 
separated cycleway on the south side 
and to bring the existing footpath on the 
north side into public ownership. 

2. A critical, missing street connection 
between the existing private roads of 
Optus Drive and Drake Avenue.
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5.5.6.2 East-West Cycleway

The new east-west cycle way will combine 
Optus Drive, Drake Avenue and a new 
road to the east of Lane Cove Road. It 
will: 

• Be at a pedestrian scale, featuring a 
continuous tree canopy, pedestrian 
lighting and pedestrian signage.

• Transform the Optus public transport 
interchange plaza into an inviting 
and comfortable gathering spot with 
a kiosk, street furniture and tree 
planting.

• Introduce a separate cycleway to 
accommodate active transport 
network.

PROPOSED CYCLEWAY

PROPOSED BICYCLE BRIDGE

LANE COVE ROAD

D
RAKE AVEN

UE

N
EW

 STREET

Credit: Tract Consultants
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5.4.6.2 East-West Cycleway

The new east-west cycle way will combine 
Optus Drive, Drake Avenue and a new 
road to the east of Lane Cove Road. It 
will: 

• Be at a pedestrian scale, featuring a 
continuous tree canopy, along with 
pedestrian lighting and signage.

• Transform the Optus public transport 
interchange plaza into an inviting 
and comfortable gathering spot with 
a kiosk, street furniture and tree 
planting.

• Introduce a separate cycleway to 
accommodate active transport 
network.

PROPOSED CYCLEWAY

PROPOSED BICYCLE BRIDGE

LANE COVE ROAD

D
RAKE AVEN

UE

N
EW

 STREET

Credit: Tract Consultants
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NEW 20M WIDTH LOCAL STREET

DELIVERING IMPORTANT ROAD NETWORKS
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TYPICAL 20M RESERVETYPICAL 14.5M RESERVE
0 100 200 500m

1:10,000@A3

5.5.5.1 Typical Streets

5.5.6 Street Sections

20M ROAD RESERVE (OR SIMILAR)

14.5M ROAD RESERVE (OR SIMILAR)

The majority of the proposed street 
network are 20m and 14.5 road reserves.

14.5m road reserves typically include:

• 2 x footpath
• 1 x tree verge
• 2 x 3m carriageways
• 1 x parking/tree blisters

20m road reserves typically include:

• 2 x footpath
• 2 x tree verge
• 2 x 3m carriageways
• 1 x parking/WSUD
• 1 x parking/tree blisters

New and upgraded street designs have 
been prepared by Tract, with reference 
to the existing Ryde DCP and Macquarie 
Park Public Domain Guidelines.

Credit: Tract Consultants Credit: Tract Consultants
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NEW 14.5M WIDTH LOCAL STREET

DELIVERING IMPORTANT ROAD NETWORKS

Macquarie Park Urban Design Framework - 2024

Potential Future Road 
To Be Discussed with Council 
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Drake Avenue Park

PROVIDING VALUABLE PUBLIC GREEN SPACE
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Drake Avenue Park

PROVIDING VALUABLE PUBLIC GREEN SPACE

Macquarie Park Urban Design Framework - 2024

5.7.5 Solar Protections

Each key open space has protections 
around its solar amenity incorporated 
into the Macquarie Park Design Guide. 
This covers all District and Local open 
spaces, as well as the privately owned 
publicly-accessible Thomas Holt Park. 

The future Catherine Hamlin Park has 
reduced solar protections to reflect 
overshadowing by existing approvals.

The smaller parks - being the two 
Industrial Creek Woven Ways and the 
four Station Plazas - are not proposed to 
have specific solar protections.

OS-01

OS-02

O
S-03

OS-11

OS-06

50%, 10AM-2PM 50%, 11AM-1PM

50%, 10AM-2PM

50%, 10AM-2PM

50%, 9AM-3PM
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Key Place Plan OS-302 
Drake Avenue Park

Figure 25. Key Place Plan — OS-302

Amenity to open space is required.
Will inform orientation of built form.
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Land Application Map
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3. WARAGAL BIRRUNG 
(‘EVENING STAR’)

4. GARI NAWI (‘SALTWATER 
CANOE’)

5. BURBIGAL (‘MORNING’)

6. GARUNGUL (‘UNBREAKABLE’)

7. NARRAMI BADU-GAMADA 
(‘CONNECTING WATER 
SPIRIT’)

Figure 1. Land Application Map

LAND APPLICATION MAP

KEY

1. Ngalwala ('Reciprocity)

2. Butbut ('Heart')

3. Waragal Birrung ('Evening Star')

4. Gari Nawi ('Saltwater Canoe')

5. Burbigal ('Morning')

6. Gerungul ('Unbreakable')

7. Narrami Badu-Gumada 
('Connecting Water Spirit')

Site
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STRUCTURE PLAN MAP
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Figure 2a. Structure Plan Map (Page 1 of 2)
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(Page 1 of 2)
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Figure 16a. Through-Site Links Map (Page 1 of 2)

OPEN SPACE

SITE AREA

STREETS

INDICATIVE 
THROUGH-SITE LINKS

WATERLOO ROAD POPS

APPLICABLE ONLY IN 
FUTURE MAJOR DA/ 
REZONING 

WOVEN WAY

WOVEN WAY (OUTSIDE 
THE SITE AREA)

THROUGH-SITE LINKS

Typical Section 8 - Pedestrian Through-Site Link

Proposed Typical Section - 12m Pedestrian 
Through-Site Link

Proposed Typical Plan - 12m Pedestrian 
Through-Site Link

Creation of new linking streets where none currently exist.

Proposed Corridor:

• Through site links are to provide increased network 
of pedestrian access through the neighbourhoods, to 
create a fine grain network and encourage walkability.

• Inclusion of trees and vegetation to contribute to 
pedestrian comfort and amenity, and contriubute to 
increased canopy cover in the precinct.

• Links will adopt WSUD techniques to support healthy 
vegetation and support tree canopy and WSUD features

• Landscaping and paving contribute to the fine-grain 
human-scale of this network.

• Proposed trees to have supportive root zone trench as 
required to meet minimum soil volume.

13 July 2023222-0096-00 Macquarie Park Innovation Precinct_Tract_Draft_rev05 not issuedTract 100 / 127 
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Figure 14. Through-Site Link Indicative Plan & Section  

Typical Section 8 - Pedestrian Through-Site Link

Proposed Typical Section - 12m Pedestrian 
Through-Site Link

Proposed Typical Plan - 12m Pedestrian 
Through-Site Link

Creation of new linking streets where none currently exist.

Proposed Corridor:

• Through site links are to provide increased network 
of pedestrian access through the neighbourhoods, to 
create a fine grain network and encourage walkability.

• Inclusion of trees and vegetation to contribute to 
pedestrian comfort and amenity, and contriubute to 
increased canopy cover in the precinct.

• Links will adopt WSUD techniques to support healthy 
vegetation and support tree canopy and WSUD features

• Landscaping and paving contribute to the fine-grain 
human-scale of this network.

• Proposed trees to have supportive root zone trench as 
required to meet minimum soil volume.

13 July 2023222-0096-00 Macquarie Park Innovation Precinct_Tract_Draft_rev05 not issuedTract 100 / 127 
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Waterloo Road Pops
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Applicable only in future 
major DA/Rezoning
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* Percentage of land within each
public open space that is to
have sunlight access within the
specified time period.

Figure 19a. Solar Protections Map (Page 1 of 2)
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OOppeenn  SSppaaccee  SSppaattiiaall  
RReeqquuiirreemmeennttss  

DDeessiiggnn  
GGuuiiddeelliinneess  

OOSS--330022  
DDrraakkee  AAvvee  
PPaarrkk  

Minimum area 
of 5,380m2

Minimum 
linear 
dimension of 
30m 

• Refer to FFiigguurree  2255..  KKeeyy  PPllaaccee  PPllaann  ––  OOSS--330022 for indication of
design intent.

• Bound by public streets for its entire extent on at least two sides.

• Park is to be designed as one cohesive space with an interface to
Optus Drive extension streetscape.

• Facilitate through site access, pedestrian and interface with cycle
network in accordance MPIP PDMP Structure Plan.

• All existing trees are to be retained.

• Provide the following:

o Minimum 5x park benches,

o Outdoor eating facilities to support minimum 18 people.

o Bicycle parking with associated self-maintenance hub.

o Minimum 2x BBQ sheltered terrace areas, 2x BBQ units
associated with each area.

o Secondary seating terraces and seating walls throughout.

OOSS--440011  
IInndduussttrriiaall  
CCrreeeekk  WWoovveenn  
WWaayy  SSoouutthh  

Minimum area 
of 3,025m2

Minimum 
linear 
dimension of 
30m 

• Refer to  FFiigguurree  2233..  KKeeyy  PPllaaccee  PPllaann  ––  OOSS--220033 for indication of
design intent.

• Bound by public streets for its entire extent on at least two sides.

• Woven Way references to be integrated and emphasised in this
park space, as outlined in  DDeessiiggnn  GGuuiiddee  SSeeccttiioonn  33..22  WWoovveenn  WWaayyss.

• Provide landscape treatments that responds to existing trees and
detention function (such as sunken terraced spaces).

• All existing trees are to be retained.

• Facilitate through site access, pedestrian and interface with cycle
network in accordance MPIP Structure Plan.

• Provide park benches and bicycle parking with associated self-
maintenance hub.

• Provide secondary seating terraces and seating walls throughout.

OOSS--440022  
MMaaccqquuaarriiee  
EExxcchhaannggee  
PPOOPPSS  

Minimum area 
of 2,225m2 

• Provide public access to privately owned open space.

• Provide park benches, bicycle parking with associated self-
maintenance hub, and shade shelters.

• Support adjoining workplace environments with outdoor meeting
pods and access to WiFi.
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Figure 20a. Land Dedication Map (Page 1 of 2)
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Figure 37a. Setbacks Map (Page 1 of 2)
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Figure 24. Residential Building Separation Diagram 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 25. Commercial Separation Diagram  
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Figure 24. Residential Building Separation Diagram 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 25. Commercial Separation Diagram  
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Figure 24. Residential Building Separation Diagram 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 25. Commercial Separation Diagram  
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STREET NETWORK MAP
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Figure 4a. Street Network Map (Page 1 of 2)
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To Be Discussed with Council 
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DESIRED OUTCOMES -  ZONING

FROM E3 TO MU1
PROPOSED CHANGE

Explanation of Intended Effect Stage 1- 2023 - Proposed Land Zoning MapRyde LEP Accessed 2025
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E3

MU1

Site

Explanation of Intended Effect 

NSW Department of Planning and Environment | 11 

 

2.1.4 Height Of Buildings 

The maximum building height in Stage 1 currently ranges from 9.5m to 44.5m. 

It is proposed that the Height of Buildings Map be amended to align with the Stage 1 Master 

Plan by introducing: 

 A maximum building height of 1m to reflect the proposed alignment of the future fine 

grain road network and provide certainty to this alignment.   

 A maximum building height of 9.5m to reflect the proposed open space network. 

Proposed amendments to the Height of Buildings map are shown in Figure 5.  

The Height of Buildings map should be read in conjunction with the Incentive Height of 

Buildings Map. 

  

EXISTING PLAN
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PROPOSED CHANGE

DESIRED OUTCOMES -  INCENTIVE HEIGHT OF BUILDING MAP

FROM 45M TO 130M

R2 - 22M

AD1 - 130M

Site

KEY

X - 45M

J - 9.5M

U1 - 30M

LEP Incentive Height Map (	6700_COM_MHB_005_010_20241011) Explanation of Intended Effect Stage 1- 2023 - Proposed Incentive Height of Building Map pg.16

Note -  Desired future outcome is for the entire site to be zoned AD1 - 130m HOB 
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It is proposed to amend the requirements in existing clause 6.9 to ensure the configuration, 

location and size of recreation areas and access network will be consistent with the Stage 1 

Design Guide. 

 

Proposed amendments to the Incentive Height of Buildings Map in the precinct are shown in 

Figure 6. 

Figure 6 – Proposed Incentive Height of Building Map 

 

 

2.1.6 Floor Space Ratio 

The maximum Floor Space Ratio (FSR) in Stage 1 currently ranges from 1:1 to 3:1.  

It is proposed to make a minor amendment to the FSR Map by adjusting the T1 boundary at 

6 Giffnock Avenue to better align with the existing cadastre.  

Proposed amendments to the maximum FSR in Stage 1 are shown in Figure 7. 

The Floor Space Ratio map should be read in conjunction with the Incentive Floor Space Ratio 

Map. 

Note: 

•	  It is implied that provision of open space needs to be 
delivered north within the middle of site, North of Site 
WB9B.

•	 NOTE: Height in storeys is measured from the lowest 
ground floor, regardless of use.

EXISTING PLAN
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It is also proposed to amend the requirements in existing clause 6.9 to ensure the 

configuration, location and size of recreation areas and access network will be consistent with 

the Stage 1 Design Guide.  

Proposed amendments to the Incentive Floor Space Ratio Map are shown in Figure 8. 

Figure 8 – Proposed Incentive Floor Space Ratio Map 

 

 

2.1.8 Key Sites 

It is proposed to introduce a Key Sites Map under Ryde LEP 2014 to identify six key sites that 

have been provided with floor space and building height uplifts in the Stage 1 Master Plan, to 

ensure they also deliver the open space and community facilities proposed.  

It is proposed to amend the Ryde LEP 2014 to include a provision that supports the Key Sites 

Map by setting a minimum site area, affordable housing requirements, minimum area for open 

space and community facilities that needs to be met at each key site area to access the 

incentive planning controls.  

The requirements set out in Table 1 (below) apply to six sites identified on the proposed Key 

Sites Map (Figure 9). 

LEP Incentive Floor Space Ration Map (6700_COM_MFS_005_010_20250317)

EXISTING PLAN
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Summary of Key Controls

•	 MU1

•	 130m

•	 Approx 750m2 GFA per residential plate

•	 Maximum FSR 3.3:1

•	 5% of Residential GFA dedicated towards affordable housing

•	 Publicly accessible recreation space to be provided

•	 6m primary setback, additional 3m Tower setback

•	 Road dedication/acquisitions 
 

PLANNING SUMMARY
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