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The NSW Government interest and commitment to
light rail to support Parramatta, has the potential to be
transformative. There are a number of options being
considered, and it is likely that all of these will include a
section that will run from Westmead or North Parramatta
to UWS Rydalmere.
The WestLine Partnership was established late in 2014
to investigate the potential of Sydney’s Olympic Corridor –
from Camellia to Strathfield that is one of the options
being considered.
The overall aim of the Partnership that includes many of
the main landowners in The Corridor is to help fast-track
the delivery of light rail in this section, no matter which
combination of options is finally decided upon.
The Partnership group, which comprises some of Sydney’s
leaders in business, government, sport and property, is
united in the view that this ‘missing link’ will not only
improve accessibility along the Olympic Corridor, but
importantly, support and drive future employment and
residential growth.
As the State Government considers which of the four
Western Sydney Light routes from Parramatta it plans to
construct first, the WestLine Partnership has engaged
Deloitte, along with respected urban designer and urban
planner Rod Simpson to report on the opportunities and
issues that exist along the Olympic Corridor.
The Partnership plans to discuss this report with all key
stakeholders over the coming months and our hope is that
the findings in this document will help inform the NSW
Government’s decision on the future of the Western Sydney
Light Rail Network.
It is the Partnership’s aim that this report also help facilitate
a wider public discussion on the need for efficient and
cost-effective transport and infrastructure solutions along
Sydney’s Olympic Corridor as it approaches a period of
massive transformation and growth.

David Borger
WESTERN SYDNEY BUSINESS CHAMBER

Karen Grega
SYDNEY OLYMPIC PARK BUSINESS ASSOCIATION

Transformation

Introduction

The WestLine
Partnership
supports the
development
of proposed
lines to
Epping and
the Hills
District

Like many major cities, Sydney has been through
several decades of urban sprawl with the ‘Australian
Dream’ driving people further and further away from
the established city precincts in search of affordable
housing and traditional local communities. The pace
of this growth has exceeded the traditional recycling
and relocation of fringe industrial activities. The trend
of sprawl is now being reversed in favour of mixed use,
highly connected polycentric centres.

While pockets of development and renewal have
occurred The Corridor largely remains undeveloped.
The key reason for this is The Corridor’s dislocation
from the current radial and public transport systems.
At present, roads in and out of The Corridor are heavily
congested affecting private and bus transport, while
heavy rail commutes require a multi–leg journey with
capacity highly constrained. In the absence of new linking
infrastructure this is not expected to change.

Nowhere is this better demonstrated than the forgotten
lands of the Olympic Corridor (The Corridor) extending
from Westmead through Camellia and Silverwater
to Sydney Olympic Park and beyond to Rhodes and
Strathfield. Renewal and revitalisation of The Corridor
provides the opportunity to link established knowledge,
business, health, recreation and cultural precincts in
Parramatta, Strathfield and Sydney Olympic Park while
creating new housing, attracting new businesses and
investment, creating new employment and improving
urban productivity.

By 2036 more than 190,000 people (with a further
70,000 achievable through higher densities) are expected
to be living in The Corridor. Couple this with a forecast
60,000 workers and an array of sports, entertainment,
conference and special event activity building and the
stress on the network will be intolerable; retarding
growth and economic development.

The Corridor represents the renewal opportunity of Green
Square, the harbour transformation opportunity of the
Bays Precinct, the transport revitalisation opportunity of
Parramatta Road and the urban industrial reimagining
of Eveleigh all in one place. It is estimated that 15%
of Sydney’s infill dwelling requirements could be
accommodated within The Corridor.
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As the pressure from population growth, land shortages,
housing affordability, the jobs deficit and infrastructure
deficiencies start to take effect, the financial and
economic incentives for realising the highest and best
use for land in The Corridor will never be greater. This
provides a mutual opportunity for the private and public
sector to work together to develop enabling transport
infrastructure and to realise the potential of The Corridor.
This report outlines the development opportunity
presented by The Corridor and introduces the idea
of the private sector ‘Paying It Forward’ and funding
the development of key infrastructure through density
uplifts allowed under the current Voluntary Planning
Arrangements mechanism.
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The Olympic Corridor is at the very
heart of Sydney’s metropolitan area and
will connect major event spaces, regional
parks and cities, rail stations and new
centres alongside Parramatta River
4
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1
Sydney’s Olympic Corridor

1.1 Connecting Westmead to Strathfield
Sydney’s ‘Olympic Corridor’ connects the Greater
Parramatta area with Camellia, Olympic Park, Rhodes
and Strathfield. The term ‘Olympic Corridor’ has been
developed as a spatial metaphor that recognises the
potential of this urban precinct in transforming Sydney’s
economy.

Olympic Corridor Location
Bus
Ferry
Light rail

All along The Corridor the State and local governments
have identified areas designated for significant density
increases which include Camellia, Carter Street and
Wentworth Point. Further consolidation of the Olympic
Park and Rhodes areas is also planned and the possible
relocation/ redevelopment of the Flemington Markets
allows for significant residential growth around
Strathfield. The Corridor represents one of Australia’s best
opportunities to stimulate jobs and economic growth
through a coordinated urban renewal approach that
leverages The Corridor’s unique set of existing economic
strengths and opportunities.

It is the traditional industrial belt between the Inner West
and Western Sydney and the change to both its form
and function over the past twenty years continues at
pace. The Corridor represents a significant urban renewal
opportunity, enabling existing infrastructure and specialist
precincts in education, health and business to be linked
with new residential, research and development, high
order manufacturing and technology developments.

Within its bounds, The Corridor possesses; hospitals, a
central business district, business parks, Olympic legacy
facilities, major foreshores, four university campuses,
national entertainment venues, and significant
recreational open space. It also encompasses a diverse
range of housing types, global knowledge industries,
and major civic, visitor and cultural institutions. It is also
located at the demographic centre of Sydney –
Australia’s only Global City.
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1.2 Not just a Gateway
The Corridor serves as a key gateway between
residents, workers and businesses in Greater Western
Sydney to recreational, health, education, business and
entertainment services and facilities. The peak in the
region’s residential sprawl has resulted in significant
industrial lands being bypassed in favour of greenfield
sites further west. These forgotten lands lay now largely
undeveloped and present a unique opportunity in Sydney’s
geographic heart to revitalise local communities and
transform The Corridor in to a vibrant polycentric hub.

Well planned economic corridors create many subregional
economic advantages other interventions cannot. These
advantages include;
• Promoting the clustering and agglomeration
of businesses that are able to draw upon local
concentrations of both labour, and consumers.
• Promotes the sharing of information between firms
that can lead to increased innovation and productivity.
• Provides scale and mass for the delivery of enabling
infrastructure such as transport, communication and
other business support infrastructure.

The Corridor is now set to play a significant role in
delivering on the government’s plan to establish a growth
area between Parramatta and the Olympic Peninsula to
deliver jobs and homes for the future. The delivery of this
vision will transform this gateway into a leading economic
corridor for the region. Rezoning coupled with enabled
infrastructure will serve as a key trigger to this catalytic
change.

Underpinning the development of corridors is the role
of Government, particularly in areas such as land use
planning and infrastructure provision.
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Limited housing supply and job growth in Greater Western
Sydney, has resulted in the prices of much land in the
surrounding suburbs of The Corridor rising substantially.
As a result the opportunity costs to the industries in The
Corridor make it more feasible to sell or redevelop within
The Corridor.
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The Corridor is the centre of metropolitan area of Sydney
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Sydney Olympic Park
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Existing strengths of the Olympic Corridor
Some of the ingredients that set The Corridor up for economic success include:
S
 trategic location within
a growth economy

Linking the Global Economic Corridor between Olympic
Park and Parramatta CBD. Demographic centre of Sydney.

 Pre–existing business
locations occupied by
successful firms

An existing base of successful firms specialised
in knowledge sectors such as; research, finance,
entertainment, government administration, others.

 A supply of quality,
skilled, labour

900,000 residents live within a 10 km radius of Sydney
Olympic Park, with over 1 million within a similar radius
of Parramatta CBD.
Over 50% of working aged residents within these
catchments hold degree or higher qualifications.

Transport infrastructure servicing the Olympic Corridor
 Infrastructure that binds
The Corridor internally and still in formative stages.
Significant infrastructure items which link it to the broader
links it externally
Sydney economy and internationally.
Requirement for reinforced transport connections to
existing infrastructure.
C
 ompetitive
place–based assets

Access to many place–based advantages not able to be
provided elsewhere, including:
• Olympic sporting facilities, major entertainment
venues, successful business parks, and significant
passive open spaces.
• High degree of integration with assets such as
University of Western Sydney, Westmead Health
and Medical Research Precinct, Australian Catholic
University and Concord Hospital.

 Local and external
customer bases to ensure
robust supply chains

Pre–existing critical mass of local and external households
and businesses performing vital roles in the production of
goods and services for local consumption, and exporting
to other regions and overseas.

 Business support for
The Corridor

Enthusiastic business support, best demonstrated through
the collaborators on this proposal.

 Government support
for The Corridor

Prioritisation of the a new Priority Growth Area between
Greater Parramatta and the Olympic Peninsula in a Plan
for Growing Sydney. Track record of Government delivery
in The Corridor – hosting the ‘best Olympics ever’.

 Strong links between The Potential to be an important driver of quality civic life
in the Greater Parramatta area. High quality business
Corridor and Parramatta
and its civic and cultural life concentrations will be attracted to The Corridor,
creating associated sustainable lifestyles.
 An economic metaphor to Opportunity to develop The Corridor as a powerful
drive The Corridor forward spatial/economic metaphor to drive Sydney’s economy.
Olympic Park Station
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View of Camellia and Rosehill Racecourse towards Parramatta CBD

The Corridor
has the ability
to accommodate
almost a fifth of
required infill and
a third of all new
jobs in Western
Sydney by 2036

Australian Turf Club’s vision for Rosehill Racecourse

8
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2
Strategic Co–ordination

2.1 Enabling the Government’s vision
The construction of a Light Rail through The Corridor
strongly aligns with the NSW Government’s strategic
planning policies. The NSW Government recognises that
light rail is an important intermediate mode of transport,
providing cross–regional connections between cities
while also facilitating mass transit services. This has been
backed by a $1 billion commitment to a Western Sydney
Light Rail Network.

Improving infrastructure and supporting economic
development in Western Sydney is a priority for the NSW
Government, given the area has seen less investment
in transport infrastructure than other parts of Sydney
over the last 50 years. The NSW Government has
acknowledged that people in Western Sydney have less
access to convenient public transport options and well–
paid knowledge jobs, with 28% of the resident workforce
having to travel outside of the region for work.

The NSW Government is working to create strategic
Released in December 2014, A Plan for Growing
centres across Sydney that support employment, retail,
Sydney will deliver the Government’s vision for Sydney
housing and services and are linked by first–rate transport
of: a strong global city, a great place to live. The Plan
GOAL ONE: SYDNEY’S COMPETITIVE ECONOMY 31
connections. The creation of these economic
and
recognises the importance of Western Sydney in driving
residential hubs will change the focus of Sydney away
Sydney’s economy and that over the next 20 years, the
from a city that is focussed primarily around the Sydney
number of people in Western Sydney will grow faster
CBD to a polycentric city with a number of focal points
than other parts of Sydney. By 2031, almost one million
that allow people to work near to where they live.
more people will live west of Homebush. A key action
from the Plan is to establish a new priority growth area
from greater Parramatta to the Olympic Peninsula.

13

Greater Parramatta Specialised Precincts
Source: ‘A Plan for Growing Sydney’, NSW Government, 2014

Sydney’s Global Economic Corridor
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To meet this challenge, A Plan for Growing Sydney
responds by setting four goals to deliver on Sydney’s
growth potential, these goals include:
1. A competitive economy with world class services
and transport
2. A city of housing choice with homes that meet our
needs and lifestyles
3. A great place to live with communities that are
strong, healthy and well connected; and
4. A sustainable and resilient city that protects the
natural environment and has a balanced approach
to the use of land and resources

Each of these goals has a series of directions and actions
that will deliver the Government’s vision for Sydney.
The diagram below highlights how the
directions and actions from the Plan align with
the Olympic Corridor light rail proposal and how
they will help make Sydney a strong global city
and a great place to live.

Supporting Growth
Light rail will bring forward the
delivery of this Growth Area
Supporting Growth
Transformation of the precinct will support
Parramatta to become Sydney’s second
CBD through assisting agglomeration
along The Corridor
Supporting Growth
The Olympic Corridor is proposed
to be funded through private
sector partnership
Supporting Growth
The Olympic Corridor is
already an employment
destination, with potential
to deliver more homes
close to work

Establish a new
priority growth
Accelerate
area from Greater
urban renewal
Parramatta to
Grow Greater
across Sydney
the Olympic
Parramatta –
providing homes
Peninsula
Sydney’s Second
closer to jobs.
CBD

Accelerate
housing supply
across Sydney.

Deliver
infrastructure

Grow strategic
centres – providing
more jobs closer to
home

A strong global city,
a great place
to live

Expand the Global
Supporting Growth
economic corridor
Linking two existing employment
centres (Parramatta and Olympic
Support
Park) would enhance the economic
priority economic
agglomeration of Parramatta and
sectors
its role in the GEC

Supporting Growth
The Corridor is already a strong provider of
knowledge employment, a strength that
would be exploited via a transport orientated
development approach
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Building Communities
The light rail will support the
Government’s urban renewal program,
and the Carter Street and Wentworth
Point Priority Precincts

Revitalise existing
suburbs

Improve housing
choice to suit
different needs and
lifestyles
Promote Sydney’s
Create a
Heritage, Arts
network of
and Culture
interlinked,
multipurpose,
open green spaces
across Sydney

Building Communities
The Corridor is estimated to deliver
6000 additional dwellings at Sydney
Olympic Park and 21,000 new
dwellings in the Camellia precinct
over the next 20 years
Building Communities
The suburbs of Camellia
and Silverwater would
be significantly revitalised
by light rail

A great place to live
The Corridor can support a
wide range of housing options
from high-density apartments to
medium-density townhouses

A great place to live
The Corridor is already one of Australia’s
best known destinations for arts and
culture, including sport and entertainment

A great place to live
The Corridor already has many interlinked open and green spaces that
could play a role in the Sydney Green Grid – Parramatta Pilot
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‘We have a chance to build a wonderful new
community at Camellia with a thriving
commercial centre, close to new homes,
expanded employment and
improved transport’.
			
Pru Goward, NSW Planning Minister
2.2 Priority Precincts
A key mechanism used by the Government to bring
the strategic vision to life is Priority Precincts. Formerly
known as Urban Activation Precincts, Priority Precincts
are intended to provide a potential for a range of housing
and permanent job opportunities which are supported
by ease of access to public transport and other social
amenities. The Priority Precincts were identified based on
their ability to support related housing, employment or
urban renewal strategies, whether they maximised the
use of existing and planned infrastructure, had support
from the local council(s), were environmentally, socially
and economically sustainable and were consistent with
market demand.

The first eight precincts in the Priority Precincts
program were announced in March 2013 and included
Wentworth Point and Carter Street, Lidcombe which is
along the proposed Light Rail route. The large private
land holdings along the Olympic Corridor provides the
NSW Government an opportunity to work alongside the
private sector in identifying future Priority Precincts within
Camellia, Silverwater, Newington and Flemington.
.

PR IOR I TY P R E C I N CT S N AP S HOT

Carter Street
The Carter Street precinct was chosen due to its proximity
to major sports and entertainment facilities, including
Sydney Olympic Park, and to current and future transport
infrastructure, including Olympic Park Train Station, the
M4 motorway, Parramatta Road and WestConnex. The
precinct will also support local demand for housing and
employment.
The precinct consists of:
• More than 5,500 new homes with a mix of
townhouses and apartments, ranging from
4 to 20 storeys.
• A new 1.8 ha park with recreation uses as well as
stormwater management features.
• Publicly accessible foreshore along Haslams Creek
with pedestrian and cycle paths linking to the existing
network throughout Sydney Olympic Park.
• A retail centre along Uhrig Road focussing on a
village square where residents and workers can meet
and socialise, and a village park with an adjacent
community centre.
• Corporate offices and a business and technology park
on highly accessible land along the M4 corridor.

The precinct is forecast to
add 8500 jobs to the NSW
economy – but without
light rail its full potential
may not be achieved.

EXAMINATION OF A PROPOSED LIGHT RAIL THROUGH THE OLYMPIC CORRIDOR
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A28
2.3 Sydney Olympic Corridor
Greater than the sum of its parts

Westmead

1

The Corridor is not a single homogeneous area. It is
composed from a range of differing urban structures
and economies, all at various stages of development,
growth and renewal.

Parramatta

Five distinctive sub-precincts have been identified
that when combined, construct a true corridor of
complementary and supporting economic activity.

M4

Harris Park

These are:
1

Parramatta & Westmead

2

Rosehill, Camellia & Silverwater

3

Sydney Olympic Park & Carter Street

4

Wentworth Point & Rhodes

5

Flemington & Strathfield

Granville

Clyd

Map Legend

Merrylands

Light Rail Corridor
Light Rail to Carlingford
Existing Heavy Rail
Motorway
Major Road

Olympic Corridor Snapshot
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Graph Legend
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Population

Employment

Rosehill – Camellia – Siverwater
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Flemington – Strathfield
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2.4 Unlocking the Potential

With an estimated 30,000
to 40,000 dwellings to
build this conservatively
translates into $4.6 bn to
$6 bn in added construction
activity by 2036

Time for Renewal
Urban renewal is a process of change and transformation that leads to local
improvements in economic, social and environmental performance. For major urban
renewal projects there are four preconditions that need to be considered:

How Sydney Olympic Corridor
meets urban renewal preconditions

Preconditions

Factors to consider

Is capital already mobilising around
the renewal area?

Does market demand exist, will capital
investment be warranted?

Billions of dollars of public and private
investment is occurring in or around the
corridor.

Will the renewal effort gain
community support?

Is change and renewal supported by
those affected, will the community take
up a new housing and employment?

Business and community stakeholder
groups within The Corridor support
growth and development.

Does the Government support urban
renewal?

Will government be willing and capable
to support urban renewal by way of
planning, infrastructure, funding?

Already nominated as a Priority Growth
Area, including the funding of two
Priority Precincts.

Is the urban renewal plan of a
scale capable of achieving urban
transformation?

Will the effort reshape a market to
achieve returns not achievable at a lesser
scale?

The Corridor is over 2,000 hectares
in size including a diverse range of
industries, communities, centres and
institutions.

As well as supporting the NSW Government’s strategic
vision for developing Sydney, investment in public
transport infrastructure has the potential to provide
significant benefits to the community. This section
provides a summary of the broad benefits that could
be realised from the construction of a light rail from
Parramatta to Sydney Olympic Park (and eventually
Strathfield and Rhodes) drawing on previous studies and
research into the benefits of public transport. Further
detailed analysis would be required to estimate the
specific benefits from the proposal.

Increased value of development
Transit–oriented developments have been found to
support urban renewal and intensification through
increasing land values and encouraging increased density
of developments. (Bartholomew and Ewing, 2011).In America,
price premiums of between 6.4% and 45% have been
observed for housing that was situated within 400 m
to 800 m radius of rail transit stations, compared to
equivalent housing outside of these areas. A premium of
between 8% and 40% was also observed for commercial
properties.

Catalyst for investment
The proposed light rail route will service an area that
has already been earmarked for development, including
two of Sydney’s 13 Priority Precincts, Carter Street and
Wentworth Point. The construction of the light rail would
support the development of this area and provide a focal
point for urban renewal.

The review found that there may be some negative
impacts for properties located next to the rail lines, due to
noise and vibrations, however light rail was found to have
the smallest impact and the overall benefits of proximity
were found to outweigh the costs in most cases.

The construction of public transport has also been found
to make a city an easier and more attractive place to
live and do work. This in turn has been seen to lead
to increases in population. Drawing on the work of
Duranton and Turner (2012), Deloitte Access Economics
estimated that for rail, a 10% increase in Sydney’s rail
infrastructure was assumed to increase population by
0.04% per year, which has a subsequent positive impact
on economic growth.

14

High density developments
Increased prices associated with these developments
have also lead to higher density and higher value
developments. For example, the construction of a tram
line in Portland in 1997 was found to increase the density
of developments from less than half the allowable density
prior to the construction of the tram line to 60–90% of
allowable density post construction. Over $3.5 billion in
private capital has been invested within two blocks of the
tram line, including more than 10,000 new apartments
and 5 million square feet of commercial space.
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A light rail trip from
Parramatta to Olympic
Park will be around
twice as fast as existing
public transport
Un–met need
There is already a sizeable workforce located along the
proposed light rail route that would provide potential
commuters. There are currently 120,000 people
working in the area and this is estimated to increase to
193,000 in the next 20 years. Of the current workforce,
approximately two–thirds do not live in the area and are
thus travelling to the area for work. However, in areas
with good access to public transport such as the Rhodes
Peninsula, more people walk and use public transport
to get to work than use a car. In addition, the proposed
light rail route would increase access for the more than 10
million visitors to the sporting and entertainment precinct
at Sydney Olympic Park.

Time savings and increased productivity
Encouraging commuters to shift to public transport has
the potential to reduce commuter times and generate
benefits for the economy. For example, Deloitte Access
Economics in its assessment of the Economic Impact
of the State Infrastructure Strategy – Rebuilding NSW
identified that a proportion of reduced travel times will
boost labour supply to the extent that travel time savings
for business users are, effectively, an increase in labour
productivity and travel time savings for non–business
travel such as travel to and from work may lead to
increased labour supply if commuters use some of the
time they save to do work.

Reduced congestion
The construction of the light rail has the potential to reduce
congestion by encouraging a shift from car travel to public
transportation. The Bureau of Infrastructure Transport
and Regional Economics prepared order of magnitude
estimates of the economically unjustifiable component of
costs of congestion in Sydney. This is the dead-weight loss
or economic inefficiency element. The estimates included
$2.4 billion in 1995, $3.5 billion in 2005, and $5.4 billion
in 2012. ($7.8 billion for Sydney). These costs include
additional travel time, variability and uncertainty in travel
times and reduced engine efficiency, which can lead to
increases pollution and increased fuel costs.

Increased revenue for local government
Local government budgets are heavily reliant on rates,
with the Australian Local Government Association
estimating that nearly 40% of local government revenue
coming from rates. Increasing the local population and
the value of dwellings in the local area will increase local
government revenue in the Olympic Corridor.

Potential benefits of the
Olympic Corridor Light Rail
Supporting growth
• Encourage commercial and
residential investment in the area
• Increased land values in the areas
situated around the light rail
• Increased density of developments
• Increased employment
opportunities
• Increase labour productivity
Building Communities
• Service existing customer base
• Improved amenity leading to an
increase in the population in area
• Increase rates and taxes for
local government
A great place to live
• An easier and more attractive place
to live
• Reduced congestion
• Time savings for commuters
EXAMINATION OF A PROPOSED LIGHT RAIL THROUGH THE OLYMPIC CORRIDOR
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Sydney Olympic Park & Carter Street

CURRENT VIEW

Since 2000, Sydney Olympic Park has
cemented itself as a popular sporting and
entertainment venue with over 13 million
people visiting the Park every year, as
well as an increasing number of people
choosing to work and live in the area. The
Park now has a daily population of 17,500
workers and students and is home to
over 200 organisations and is continuing
to grow. The 2030 Master Plan for the
precinct, proposes a mix of residential
and commercial developments to build
out the site. This is expected to lead to
a projected daily population of 31,500
workers, 15,000 visitors, 14,000 residents
and 5,000 students that will ensure a
continuously active and vibrant precinct.

Rhodes & Wentworth Point to Olympic Park
connected by Homebush Bay Bridge

CURRENT VIEW

Rhodes Peninsula is arguably one of the
most successful and spectacular urban
renewal projects in Australia both in
terms of the number of dwellings and the
transformation from a high contaminated
site to a thriving high density waterfront
urban community. The currently planned
development still has considerable capacity
for more development and there is the
possibly of extending the pattern to the
centre of the peninsula. Being located on
the main northern line, more than 50% of
workers walked or used public transport
to commute, demonstrating that there
as considerable number of people who
prefer public transport if it is convenient.
This pattern is likely to be strengthened by
the provision of light rail.
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Rosehill to Camellia

CURRENT VIEW

Rosehill—Camellia sits less than 1.5km
from the Parramatta CBD and sits at
the cross roads of specialised health
and education precincts at Westmead
and Rydalmere. The precinct has been
identified by the State Government and
Council as a priority revitalisation precinct,
offering residential, commercial and
recreational renewal of land, along with
a variety of ongoing industrial uses. The
area opens significant water frontage
for rehabilitation and reuse, while the
racecourse provides an ideal buffer
between ongoing industrial activities and
high density residential and high tech
commercial spaces. Densification of the
precinct enables up to 57,000 residents
and over 46,000 local based jobs.

CAS E ST U DY

Flemington Markets
The Flemington Markets could potentially relocate to a new
site on or near Badgery’s Creek Airport, utilising the major new
road network connectivity being funded by Federal and State
Governments. In addition to boosting employment in outer
Western Sydney and improving access for Markets vendors, this
would reduce vehicle congestion on Parramatta Road and free up
the 43 hectare site for redevelopment. Greater public transport
connectivity to the enormous Flemington Markets site presents
a significant opportunity to transform it into a vibrant residential,
market, retail, hospitality destination. Relocation of Sydney
Markets could allow 6000 apartments for over 13,000 residents
to be developed on the site.
In step with the Parramatta Road transformation, the site could
be opened up for foot and bike traffic to the parklands in Sydney
Olympic Park and the retail super stores in Rhodes. Light rail,
coupled with the adjacent heavy rail connectivity, provides a great
opportunity to create a high access, food based tourist precinct
and reduce traffic pressures in the surrounding area, adding
significant value to the Parramatta Road urban amenity program.
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Relocation of Sydney Markets
could allow 6000 apartments
for over 13,000 residents to
be developed on the site
17

Olympic Corridor Light Rail will help
• unlock the precinct’s economic potential
• build the areas missing transport link
• restore transport reliability
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3
Connecting
for success

Sydney Olympic Park Snapshot
•
•
•
•
•
•

3.1 Demand

Recreation and Business Demand
The total number of events held at the Park for 2013–14
was 5318. In 2013–14 there were 68 days when there
were more than 30,000 event patrons in the Park
compared to 52 days in 2012–13. There appears an
emerging trend that when the Park hosts a larger number
of big events that the overall number of events held at the
Park decreases.

Employment Demand
In the 2011 Journey to Work Data 29,187 people were
employed in The Corridor and 5391 people resided in the
precinct. Of the people who worked in the precinct, 81%
used a vehicle (as a driver) to travel to the precinct for
work with only 9% travelling by train. With respect to the
residents, 70% travelled out of the precinct for work as a
vehicle drive and 17% used train as a mode choice.
In the Camellia precinct, 4240 people were employed
in the precinct. The mode share data represented 87%
people travelling to work as a vehicle driver. With respect to
the Olympic Park peninsula the NSW Government statistics
had recorded 10,877 people working in the Olympic
peninsula. The mode share for travelling to work in Sydney
Olympic Park was majority vehicle drive, 71%, while 18%
travelled to work by train.
By the end of 2014, Sydney Olympic Park (SOP) had a
working population of approximately 17,000 workers. This
represents a 20% growth in employment, compounded
annually, in the Olympic precinct, using the 2010 SOP
actual employment figure as a base. The figure below
compares existing BTS employment growth estimates in
the SOP precinct to forecast using historical actuals and
applying three growth scenarios of 2, 4 and 6%. As can
be seen below, the precinct is already exceeding official
forecasts and has in fact almost reached the 2030 target.
Continued growth in the precinct, let alone the broader
corridor, will place significant pressure on already strained
road and public transport services. This level of local
workers will provide a strong patronage base to pair with
resident travels and visitors to underpin the light rail service.

Business events remain as the main type of event held
across the Park (47%), this is despite a 14% decrease in the
number of business events for 2013–14. The increase in
a small number of business events (such as consumer and
trade exhibitions) which has generated increased visitation
has corresponded with a greater decrease in the number
of smaller events such as conferences, meetings and
functions held at the Park. While these business events (i.e.
conferences, trade shows, conventions etc.) individually
happen once a year, collectively they represent a constant
stream of business activity comparable in their daily impact
to local office activity.
While these business events (i.e. conferences, trade
shows, conventions etc.) individually happen once a year,
collectively they represent a constant stream of business
activity comparable in their daily impact to local office
activity. A large proportion of people visiting are from
interstate or overseas. Many will stay in accommodation in
Parramatta, Strathfield, and the city. As a result most rely
on taxi and public transport to access the precinct. Hence a
light rail service connecting them directly from hotels in the
region will likely be heavily utilised by these travels.
Tourism 3.6%
Commerce 5.5%
25.1% Parklands activities
Business Events 10.7%

45,000
6%

40,000

Sport participation 7.7%

35,000
30,000

10.9 million visitors
2.6 million worker users
200,000 resident users
200,000 student/athlete uses
60% travel to Olympic Park by car
Average journey–to–work time is 45 minutes

Actual Employment

4%

35,000

2.2% Community
Events

2%

20,000

8.1% Royal Easter Show

BTS

15,000

Sports events 22.6%

10,000
5,000
2010

9.6 % Ticketed entertainment
0.4% Education
4.5% Education Sports Participation

2015

2020

2025

2030

Sydney Olympic Park Forecast Employment Source: BTS, Deloitte

Purpose of visits to SOP Source: Sydney Olympic Park Activation Report 2013–14
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Rhodes Peninsula

Population Demand
With BTS population forecast as an absolute baseline,
population within The Corridor is forecast to reach
120,000 people by 2036. This however excludes current
and planned developments for The Corridor which will
increase population forecasts by 41,000 in absolute
terms. With the existing rail and road infrastructure in
place the network will be under significant pressure to
cater for the population growth forecast for the precinct.

Forecast figures show
that the Department of
Education has identified
two new public schools
and a new high school
being built that will
create greater demand for
efficient connectivity
Preliminary modelling indicates the existing rail and road
network will not be able to support the future demand
for the region without significant investment from the
state. It is estimated that if light rail is used by only 5% of
the planned population entering and exiting the precinct,
a patronage number of 6000 passenger trips would be
achieved as people enter and exit and travel within The
Corridor. In the context of the areas growth this estimate
would be modest. Based on journey to work data for the
surrounding areas of Rhodes, Newington and Breakfast
Point, public transport mode share between 20% and
40% is achievable.
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With increasing population in the Western Sydney region
and government planning centred on polycentric cities,
there is an opportunity to connect major health and
educational precinct and cultural and recreational facilities
to one another.
3.2 The isolation effect
Current Network
The current transport network presents many constraints
in terms of access to the Camellia precinct. Currently the
precinct is serviced by road access via Hassall Street and
Wentworth Street, however without the ability to enter
Camellia from the east, due to no bridge over Duck River,
access to the precinct from Silverwater and Newington
is limited and commuters are forced to use either the
M4 Motorway or Parramatta Road to cross Duck River.
Further access limitations extend out to Sydney Olympic
Park with limited road connectivity available from both
the east and the west Olympic Park.
The rail network does not support the ability to enable a
journey from Parramatta to Sydney Olympic Park via the
Camellia precinct due to infrastructure simply not being
available. Rail access to the Camellia precinct is on the
western side and is a north south connection utilising the
T6 Carlingford Line, further reinforcing the issue of limited
connectivity to inner eastern side of Camellia.
As represented below there is significant infrastructure
required to develop an east west connection from
Parramatta to Sydney Olympic Park via Camellia. As it
stands the current network fails to provide residents in
Western Sydney a direct connect to Sydney Olympic Park.
The current network does not allow for an east west river
crossing, crucial to connecting the areas of significance in
Western Sydney.
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Parramatta River at Parramatta

•

encourage higher education facilities to
develop Rydalmere as Western Sydney’s
premier university precinct;

•

facilitate improved public transport,
cycling and walking connections between
Westmead and Rydalmere through the
Parramatta CBD, investigate improved
connections to Macquarie Park, and
investigate options to enhance a
Parramatta City Ring Road; and

•

grow knowledge jobs in Western Sydney
and encourage innovation by investigating
the potential for a new business park.

Initial investigations for the business park will
focus on the NSW Government’s land near the
University of Western Sydney at Rydalmere
and the proposed Parramatta Light Rail.

ACTION 1.2.3: RENEW PARRAMATTA NORTH
TO CREATE A VIBRANT MIXED-USE PRECINCT

Light Rail investigations for Parramatta Network
Source: ‘A Plan for Growing Sydney’, NSW Government, 2014

Planned Network
As employment continues to grow in the precinct
the reliance on vehicles as a mode of travel to work
population and labour force. Investment in
will become inefficient
leadwilltosupport
congestion
delays
theand
precinct
jobs growth
and
recognise
important
health contribution
coupled with requirement
of the
increased
investment
in
the precinct makes to Sydney.
road infrastructure to maintain serviceability standards
to grow knowledge jobs by
on the road network.Opportunities
An investment
in a mass transit
building on the strengths of the University of
at Rydalmere
make and
a
solution such as lightWestern
rail willSydney
help reduce
travelwilltimes
valuable contribution to Greater Parramatta’s
congestion through The
Corridor.
The
planned
network
diversity and strengths.
recognises the significance
of creating a link between the
The Government will:
Parramatta and Sydney
Olympic
With
demand
in
build on
the existing
strengths
• expand andPark.
of the
Westmead
Health Precinct
the regions that fall in the
corridor
forecast
to growbyand
improving public spaces and renewing the
the ability to use Camellia
and parts of Sydney Olympic
precinct;
Park to deliver job and homes for the residence of
Sydney it becomes crucial to create a link that provides a
connection.
The government’s planned network identifies a significant
missing link between Parramatta and Sydney Olympic
Park, with its proposed solution being a light rail line
linking the cities. By connecting Parramatta to Sydney
Olympic Park over 300 hectares of land will be rezoned
and remediated developing new communities connected
to major employment centres and recreation centres.
By delivering this missing link, a network is created
connecting major hospitals and universities to one
another. This link will ease the congestion on the rail and
road network, allowing for more efficient and effective
travel commuters.

UrbanGrowth NSW has been directed by
the Government to transform and revitalise
a precinct which is home to some of
the State’s and indeed Australia’s mostimportant heritage locations and assets,
including Australia’s first farm and water
mill, Parramatta Female Factory and the
Old King’s School. The 146 hectare parcel
ofFuture
Government-owned
Demand land on the banks of
the Parramatta River – the Parramatta North
With BTS
population
an absolute
Heritage
Precinct
- will be aforecast
focus for as
urban
renewal.

baseline,
population within The Corridor is forecast to 120,000
UrbanGrowth
NSW will:
people by 2036.
This however excludes current and
deliver around 6,000 new homes and 2,000
•planned
developments
for The Corridor which will increase
new jobs as part of the transformation of
the precinct;forecasts by 41,000 in absolute terms. With
population
examine opportunities to adaptively
•the
existing rail and road infrastructure in place the
re-use the heritage buildings for potential
network
willcultural
be under
significantuses;
pressure to cater for the
community,
and commercial
and
population growth forecast for the precinct. Preliminary
• upgrade parkland and open space,
modelling
the existing
and restoreindicates
the Parramatta
riverbankrail and road network will
and create a river walk towards Lake
not
be
able
to
support
the
future demand for the region
Parramatta.
without significant investment from the state.

The light rail could have
the capacity to move
5000 passengers per
hour in both directions
through The Corridor.
This is equivalent to
40 light rail services
in place of 200 buses

A light rail solution would connect isolated communities
in the precinct and free up local roads currently burdened
by heavy traffic as the only feasible connection to the
precinct is by road.
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4
Building the
Missing Link

The opportunity to develop a light rail network for The
Corridor will deliver a missing link in Sydney’s overall
public transport network. A light rail solution presents
a cost effective opportunity to create a link through the
heart of Sydney. Building a 15 km light rail through The
Corridor, with approximately 16 stops will create an
enabler for future dwelling, population and job growth in
the precinct. The delivery of a 15 km light rail will connect
places of interest to one another and more importantly
connect workplaces to homes and recreational centres.
5.1 Creating the link
In order to create the missing link between Parramatta
and Sydney Olympic Park, the WestLine Partnership will
represent the private sector organisations interested in
providing a crucial piece of infrastructure to create a
connection through The Corridor. A unique opportunity
is presented, allowing the private sector to contribute
to not only providing a light rail network but to also
contribute to the remediation of The Corridor to drive
future investment in housing and employment.
In the absence of detailed capital costs, it is estimated
a 15 km link will range between $30m to $60m per
kilometre based on historical figures. Historically costs
have usually blown out due to relocating services and
tunnelling costs. The higher estimated cost takes into
account this uncertainty. Detailed costing will be required
at a later stage in the development of the project. The
private sector is committed to working alongside the
State Government to deliver infrastructure needs to
enable a growth corridor between Parramatta and the
Olympic Peninsula.

A 7 km link between Camellia
and Olympic Park is estimated
to cost between $210m –
$420m in capital costs

5.2 Future proofing the network
The development of an efficient transport system for
Sydney requires the integration of; land use planning,
corridor preservation and transport modal choice. Further,
the linking of Sydney’s Strategic Centres is required if
Sydney’s potential is to be realised.
Traditional network planning has created radial networks,
meaning people travel in and out of one selected
destination. Planning is now focused around creating
polycentric cities which enable a connected network to
adapt to future demand of The Corridor.
It is important that in planning a solution to this corridor,
the ability to connect Parramatta’s CBD to the major
health, sporting and educational precincts.

PAST

‘CITY OF CITIES’
TO 2036

NETWORK SCENARIO
BEYOND 2036

• A
 radial system focused
on Global Sydney

• R
 adial system focusing on
Global Sydney and the
Regional Cities of Parramatta,
Penrith and Liverpool

• A network city
• Linked centres
• Strong cross regional links

Towards a Network City
Source: Metropolitan Plan for Sydney 2036

The light rail project is
estimated to support
1800 to 4200 jobs
during construction
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Light Rail Route

Homebush Bay Bridge between Wentworth Point and Rhodes
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Connecting
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• Health Precincts
• Educational Precincts
• Business Parks
• Entertainment
• Parklands
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5
Private sector
paying it forward
A range of different approaches have been considered
and applied by governments in Australia and overseas to
capture value to fund infrastructure projects. These have
included a broad base levy on rate payers, zonal charges
and developer levies. Many of these arrangements require
legislative changes and their implementation can be
sensitive. What is proposed to fund the Olympic Corridor
Light Rail is a shared benefit mechanism that leverages off
existing planning legislation. The contribution is voluntary
and paid by land owners who elect to take up the density
incentives offered by Government. The rate is based on
the uplifted areas by applying an agreed per square meter
funding rate. The rate varies based on the complexity
of the area (i.e. service relocation or environmental
remediation) and the level of infrastructure and services
already established in the area. The model expands the
successful approach taken to fund and develop the
Homebush Bay Bridge.
The major land holders of the WestLine Partnership have
expressed their support to fund enabling infrastructure
adopting this voluntary contribution approach. This
creates value to government and value to the land
holders by opening up opportunity for value creation.
The opportunity to realise value from light rail through
land reuse sits with those who have yet to complete or
commence projects in The Corridor. Under this approach
no contribution is sought from the owners of existing
developments unless they have the opportunity to add
to their buildings. These people are considered to have
made adequate contribution by providing the base
demand driving this project.
Some areas within The Corridor will due to their industrial
history require remediation before any reuse will be
possible. This approach could be applied with a higher
density offered and rate charged to raise the funds
to undertake these works. Alternatively this approach
could be coupled with some form of remediation levy or
charge.
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6.1 Voluntary Planning Contribution Model
The key constraint to infrastructure development is the
scarcity of funding. The NSW Government has identified
and committed to key infrastructure priorities in NSW.
Traditionally in the space of public transport infrastructure
State and/or Federal funding has been sought to
enable project development. The NSW Government’s
budgetary commitments to projects such as WestConnex,
North West Rail Link and the Sydney Light Rail will
drive productivity and economic growth for the state.
Government will need to either identify new models to
fund infrastructure or leverage off existing models which
have been used in collaboration with the private sector.
As part of this report, Deloitte does not attempt to solve
the intricacies of what a potential private sector funding
model would look like, but rather build on a model that
was previously used in Wentworth Point to fund the
development of the Homebush Bay Bridge. This approach
requires no legislative changes and utilises the power of
the existing Voluntary Planning Agreement.
Through a shared benefit mechanism, private sector was
able to contribute the capital and future maintenance
costs of the bridge in exchange for a planning life on
certain parcels of land. There is potential to take this
model and apply it through The Corridor to fund the
majority of work required around infrastructure and
remediation.
Through consultation we have had with private sector
would, it is recommended this precinct be the used as
a pilot to a potential solution to bring private sector
funding to public infrastructure.

The shared benefit mechanism
has the capacity to cover
100% of the capital cost for
the light rail route of Camellia
to Sydney Olympic Park
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Private sector model
As indicated the proposed funding model builds on the
Voluntary Planning Arrangement funding mechanism
scheme for private funding of infrastructure. The model
assumes light rail will accelerate the demand for and
delivery of new homes The Corridor and hence create an
incentive for land owners to maximise their holdings.
The approach works by apply a rezoning assumption
to the estimated land available for reuse. This is based
on available the gross land area in each precinct less an
allowance for public infrastructure and open space. Floor
space ratio uplifts are applied to the different precincts
floor spaces guided by the expected future increase in
both residential and commercial spaces.
The model uses the BTS base data of forecast population,
density and jobs growth and applies a growth rate
to estimate the planned numbers of residential and
commercial space required in the future. The model takes
into account the net uplift in gross floor areas in each of
the precincts and applies contribution charge per square
metre. A lower and higher end estimate has been used to
provide an indication of the amount that can be raised.

Homebush Bay Bridge
WENTWORTH POINT TO RHODES

The rates used vary depending on the current density
levels and infrastructure services and amenity already
available in each precinct.
The model has the flexibility to be applied at a targeted
or general level ways. The first method applies the rates
to a negotiated radius (ranging from 150 to 400 m)
around the stations along the route between Camellia
and Sydney Olympic Park. Using this approach it is
estimated that between $545 m to $1,090 m in voluntary
contribution funding could be raised.
Alternatively the approach can be applied to the whole
Olympic Corridor. This approach presents an opportunity
to unlock the full land reuse potential of The Corridor. It
is estimated that if all density uplift opportunities were
exercised voluntary contribution funding of between
$1.6 billion to $2.9 billion could be generated. This
would provide significant funding to remediate affected
industrial zones and deliver a light rail connection
between Camellia and Strathfield.

The concept for the Homebush Bay Bridge linking Rhodes and Wentworth Point
across Homebush Bay was contained in NSW Government plans from 2005,
but capital finding limits and priorities for infrastructure meant that government
funding would not be available for several decades.

The Bridge Project

The Planning Uplift

The DCP Amendment

The VPA

The private funding and delivery to
government via a CPA of the new
bridge – 100% of capital funding
(plus 40 years of maintenance)
provided by the Wentworth Point
Landowners Alliance under a
commercial funding deed between
the members

Through amendment to the State
government’s DCP for WWP
peninsula to allow increased height
and density for lands owned by
each of the Landowners that
provided the basis for funding for
the costs of the Bridge.

Unlike the Bridge application, the
planning uplift was not a Part 3A
process – rather by an amendment
to the state’s DCP for the WWP
Peninsula (Homebush Bay West
DCP). After assessment, it was
‘determined on its merits’ by the
DG of Planning in the light of the
increased transportation capacity
enable by the Bridge. The planning
uplift proposal was developed
along with the Bridge application,
as many of the technical studies
undertaken informed both
submissions.

The Voluntary Planning Agreement
(VPA) under which the Landowners
Alliance is delivering the Bridge
to Government provides for the
Bridge to be completed in 2016.

The Bridge Project Application
received full project approval
from the Minister for Planning &
Infrastructure in March 2013 and
was amended by agreement in
February 2014.
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Homebush Bay Bridge will be
completed in December 2015.
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6
Key Takeouts

The State Government has committed to the
development of the Western Sydney Light Rail network.
Deliberations are currently underway by Transport for
NSW to determine the priority route to commence the
project. The WestLine Partnership supports this process
and the decision it arrives at.
Through the voluntary contribution model proposed in
this report the Partnership is offering an opportunity for
the Government to roll out this network faster through
private sector funding of the Camellia, Olympic Park
Rhodes and Strathfield line.

This approach enables the Government to get two lines
for the price of one, while also laying the foundations for
catalytic change. The development of light rail in the The
Corridor is good policy and will create value for the whole
community.
We strongly encourage the Government to consider this
model and engage the WestLine Partnership land owners
to negotiate a contribution funding deal that can bring
the vision of The Corridor to life.

Case Today

Future Case

• 30% of Australia’s top businesses
have offices in Parramatta
• Western Sydney’s Population is over 2.3 million
• Travel from Parramatta CBD to Olympic Park
is 30 minutes by train and requires changing
trains at Lidcombe
• Travel from Parramatta CBD to Olympic Park
is 40 minutes by bus
• SOP is within 8 km of Parramatta

• Potential to accommodate 18% of the
total infill dwellings required by 2036
• Construction of 4150 dwellings on
average per year
• Value of added construction activity –
between $4.5 bn and $6 bn by 2036
• Jobs created during construction of the line
between 1800 and 4200
• 231,551 total jobs in The Corridor by 2036,
representing 108,000 additional jobs or
12% of total metropolitan jobs growth
• Relocation of Sydney Markets could allow 6,000
apartments for over 13,000 residents to be
developed on the site

A light rail through the Olympic
Corridor presents a unique opportunity
for government and private sector to
work collaboratively together to deliver
infrastructure, jobs and homes for NSW
26
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Residents in Corridor

Dwellings in Corridor

Jobs in Corridor

Potential with Light Rail 2036

260,000

107,000

231,000

Planned 2036

191,000

77,000

193,000

Forecast 2036 BTS

137,000

53,000

175,000

66,000

24,000

121,000

Existing 2011

30% of Australia’s top businesses
have offices in Parramatta CBD

Travel from Parramatta CBD to
Olympic Park currently takes
40 minutes by bus

Light rail services could half
public transport travel times
between Parramatta CBD and
Sydney Olympic Park

Potential to accommodate more
people and jobs than Green Square,
Barangaroo, Central to Eveleigh and
Bays Precinct combined
EXAMINATION OF A PROPOSED LIGHT RAIL THROUGH THE OLYMPIC CORRIDOR
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Limitation of our work
General use restriction
This report is prepared solely for the internal use of the
WestLine Partnership. This report is not intended to and
should not be used or relied upon by anyone else and we
accept no duty of care to any other person or entity.
The report has been prepared for the purpose set out in
our engagement letter. You should not refer to or use our
name or the advice for any other purpose.
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This publication contains general information only, and none of Deloitte Touche Tohmatsu Limited, its
member firms, or their related entities (collectively the “Deloitte Network”) is, by means of this publication,
rendering professional advice or services.
Before making any decision or taking any action that may affect your finances or your business, you should
consult a qualified professional adviser. No entity in the Deloitte Network shall be responsible for any loss
whatsoever sustained by any person who relies on this publication.
About Deloitte
Deloitte refers to one or more of Deloitte Touche Tohmatsu Limited, a UK private company limited by
guarantee, and its network of member firms, each of which is a legally separate and independent entity.
Please see www.deloitte.com/au/about for a detailed description of the legal structure of Deloitte Touche
Tohmatsu Limited and its member firms.
Deloitte provides audit, tax, consulting, and financial advisory services to public and private clients spanning
multiple industries. With a globally connected network of member firms in more than 150 countries,
Deloitte brings world–class capabilities and high–quality service to clients, delivering the insights they need
to address their most complex business challenges. Deloitte’s approximately 195,000 professionals are
committed to becoming the standard of excellence.
About Deloitte Australia
In Australia, the member firm is the Australian partnership of Deloitte Touche Tohmatsu. As one of
Australia’s leading professional services firms, Deloitte Touche Tohmatsu and its affiliates provide audit, tax,
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on the creation of value and growth, and known as an employer of choice for innovative human resources
programs, we are dedicated to helping our clients and our people excel. For more information, please visit
Deloitte’s web site at www.deloitte.com.au.
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