Creating a City of Neighbourhoods
with 60,000 New Homes
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Acknowledgement
of Country

Urbis and Business Western Sydney acknowledge
the Traditional Custodians of the lands we operate
on. Parramattais built on ~ Dharug land. For more
than 60,000 years, Parramatta has been home to
the Burramattagal and other Dharug peoples.

We recognise that First Nations sovereignty was
never ceded and respect First Nations peoples
continuing connection to these lands, waterways
and ecosystems.

We pay our respects to First Nations Elders, past
and present.

Urbis and Business Western Sydney are committed
to incorporating our respect for First Nations

cultures, peoples and storytelling in our work across
the Country.

Sacred River Dreaming,
Hayley Pigram - Dharug Nation Sydney, NSW
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Foreword

David Borger
Business Western Sydney

Murry Donaldson
Urbis
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success stories.  No other city has managed to
combine the relocation of major public institutions
with the organic rise of a truly metropolitan

3 right in the heart of Greater Sydney. And yet, the
footprint of Parramatta CBD remains surprisingly
boutique and compact. As NSW grapples with a
once -in-a- generation housing crisis, the question
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The opportunity before us is enormous.
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eastern edges directly to its CBD, but the potential

of these corridors remains largely untapped. These
are the places where new homes, new streets and
new lives can take shape 3 the foundation for a
bigger, bolder Parramatta that welcomes 60,000

The NSW Government is implementing policies

to boost housing supply, aimed at delivering

more affordable housing in well - located areas,
to meet the National Housing Accord target.

When striving to rapidly increase the supply of
housing, itis important  not to forgo the bigger
picture, and lose sight of the strategic context of
metropolitan Sydney.

Parramatta CBD stands at the heart of Greater
S < I
dynamic hub of economic, cultural, and civic
activity. As the city moves toward the goals
outlined in Parramatta 2050 |, the City of
Parramatta's vision statement, it is critical to
expand the urban renewal agenda beyond

current city centre boundaries. Establishing

new dwellings. The Rosehill Racecourse proposal urbanrenewal neighbourhoods surrounding the
may not have proceeded, but this report sets out a Parramatta CBD offers a unique opportunity to
! . N ! . 6 ’ N ! . ° B ! ’ J J - ~ - B - + H . . ‘ J

Change is already underway. On Church Street,
the old Auto Alley is evolving. Where once there
were vast Holden super lots and car yards, the first
high - rise homes and hotels are now under
construction. As the showroom era gives way to a
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connected, inclusive and future
communities.

- ready

The availability of housing b particularly in and
around city centres b is a critical enabler of
workforce expansion, talent attraction and

new retail and residential mix, this corridor can be urbanvibrancy. By unlocking underttilised land

reshaped, bringing life to the street and housing and investing in thoughtful, well - integrated

above it. development, urban renewal neighbourhoods
can deliver a balanced mix of housing,

S £ story of , employment, public spaces and infrastructure
missed opportunity. A .o that supports economic resilience and social
offering little of the welcome a great city deserves. e
We see something different: a green, tree - lined _
boulevard with cycleways and shaded footpaths. C e s T T L
This can be a revitalised southern entrance, worthy as amajor metropolitan  centre , bridging the
of the capital of Western Sydney. gap between the Sydney CBD and the Western

o . ‘ o ‘ Parkland City. Enhanced transport links,
R S . sustainable urban design and increased
[housm‘g numbers.’ ‘ 1 ”H-- . -, 2 . density in well -located areas will encourage

- A . e investment, ensuring the city stays competitive
spaces, stitching vibrant new neighbourhoods into on a national and global stage.
the urban fabric and building a 24/7 city that lives
up to its full potential 3 and its promise. This report highlights the importance of

forward - thinking planning and place - based
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design in shaping a Parramatta
ready for the future 3 but leads it.

that is not only
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Executive Summary

Expanding Parramatta . ! U371 E3Lr Tij OYED

Housing Future
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reached crisis point. Supply has conéistently failed to kéep pace with demand,
locking younger generations out of the market and forcing many to look beyond

This crisis is not only economic; itis a fundamental AR - FE

test of our ability to build cities that are inclusive, rail, light rail, and bus interchanges, is a major
equitable and sustainable. While the NSW asset. Projects like Sydney Metro West, Parramatta
S 9 ,. _,_ . ‘' _ LightRail andimproved pedestrian and cycle
Rosehill Racecourse 3 asite with the potential to routes will boost connectivity and accessibility.
deliver up to 25,000 new homes 3 momentum for These strong links are vital for a city where people
alternative solutions is building. Other government - canlive, work and connect seamlessly, supporting
led renewal projects have been announced, such as the city's expansion  without gridlock or sprawl.
those around Woollahra Station and Parramatta A City of Neighbourhoods

Road. Arguably the greatest opportunity however lies

in Parramatta and its surrounding neighbourhoods . Greatcities are builton great  neighbourhoods

distinct, vibrant places with strong identities,

Parramatta  at the Crossroads of Growth diverse communities and rich amenities. This report
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Parramatta stands uniquely positioned to lead highlights four key areas  primed to expand
) ] ' A ﬂ %0 o= . E P l + ' N ' -+ = = o ‘ SN ‘ 7 _‘ & £ \‘ )ﬂ > oW ‘ " ° ‘ * ’ ’ "
R = : N o - -A Parramatta North:: - Anchored by culture, sports;

growth, infrastructure investment and population
expansion. The city is already home to Fortune 500
companies, at least 10 universities and TAFEs, and

and recreation, this area embraces the river and
surrounding parklands. It blends modern industry,
retail spaces and new housing, all within walking

290 =0 @ SRS, distance of light rail.
precincts. )
. ARIiverside East: A bold renewal opportunity
° © oo 9 o Fo o = =0 Jo + = - -~ northeastof the-river, Riverside East offers unique
compact, with S|gn|f|cant untgpped potentlal to grow green spaces, heritage assets and city - fringe
both its economic base and its housing supply. energy. Supported by university campuses and
Jobs, Housing and Connectivity the CBD, this area is poised to attract young

) ) ) people, families and new ideas.
Parramatta aims to nearly double its workforce with

150,000 new jobs by 2050. But growth depends on AHarris Park b Rosehill: Defined by migrant
housing supply that lets people live close to work, heritage and colonial landmarks such as
fostering vibrant communities. Elizabeth Farm, this area offers vibrant street life,

mixed housing and strong transport links. It also
holds significant potential for housing uplift and
urban renewal.

Currently, housing supply lags demand. High office
vacancies alongside low rental availability highlight
the need for more homes near Parramatta CBD.

Delivering diverse, affordable housing near jobs is key AParramatta South:  Atired southern gateway

to retaining young people, attracting talent and U . P
ensuring sustainable growth. Unlocking up to 60,000 area has the potential to transform  with

new dwellings across the city's  neighbourhoods  will increased housing density, hotels and tree - lined
help correct this imbalance and promote equity. streets. A grand boulevard L

arrival as a confident global city.

Expanding Parramatta | Creating a City of Neighbourhoods



Recommendations

Leverage Transformative Boost Housing Density Along
Infrastructure Transport Corridors
Harness the power of Parramatta Light Rail, Sydney 'Focus on increasing housing d(insity along

Metro West and other key transport investments to
create vibrant, connected neighbourhoods. This

[ -

transport routes to grow patronage and maximise
accessibllity. Complentent this with improved bus

ambition to become a Qlobél C|ty astset outinthe T services, cycleways and pedestrian linkages to
Parramatta 2050 vision. ensure sustainable, connected growth.
Identify and Unlock New Collaborative Planning and
Housing Opportunities Engagement

Expand Parramatta through urbanrenewal to Engage the City of Parramatta, NSW Government,
create 60,000 new homes across four local communities and stakeholders in a
neighbourhoods: Parramatta North, Riverside East, collaborative co - design process. This will shape
Harris Park - Rosehill and Parramatta place - based outcomes that balance economic,
South. Prioritise accelerating the finalisation of social, and environmen  tal priorities, ensuring
planning frameworks for key Planning Investigation Parramatta's expansion  benefits all.

Areas (PIAs) to boost housing supply in the short to
medium term.

Phased Delivery Approach

Promote Innovative Mixed - Late 2025: Convene workshops with the City of
Parramatta, NSW Government and key

Use Development stakeholders to build consensus on a shared vision
.- FE S

Support development models that integrate jobs, neighbourhoods.

housing, social infrastructure and quality public
spaces - creating complete, resilient communities
that underpin economic growth and improve
quality of life.

2026 : Undertake detailed technical studies across
place, transport, economic, social, infrastructure,
and urban design dimensions to identify
opportunities and constraints.

Reimagine AUtO A| |ey Late 2026 : Conductco - design workshops and

develop statutory planning frameworks, including
Development Control Plans and Infrastructure

WETSNN (AT (IS IO E Wil FEEn (EiEnTE) Contributions Plans, to support urban expansion.

to the city with a grand, tree - lined boulevard, active

transport infrastructure, modern mixed - use From 2028 : Progress development approvals and
development, and enhanced connectivity commence delivery of projects and precinct
supported by bus and future rail services. transformations.

Achieving the NSW Government target of
377,000 new homes in five years demands
bold moves. Expanding Parramatta CBD
presents a strategic opportunity to ease
housing pressures across Sydney.

Expanding Parramatta | Creating a City of Neighbourhoods



Parramatta North
10,900 new homes

ANorthern gateway to
city, able to support
wider uplift beyond the D D - ‘,\;:':J o 7//7/////////////////////;‘ <
Parramatta North A | W 77772038,
precinct currently the : E

subject of a State - led

rezoning application.

o

AMix of housing, retail
and employment, close \ ;
to light rail, Parramatta
River, parklands and
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AHigher density around

PARRAMATTA NORTH
open spaces.
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Almproved east - west o 2
active transport links.
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Riverside East
23,000 new homes

AVibrant area on

doorstep of CBD,
bordering Parramatta
River with open spaces
. . iz
to north, including o™
access to recreation

Belmore Park

at Lake Parramatta.

Almproved active
transport connections

to light rail and Church
Street.

ASorrell Street Activation g Vitoang
with adaptive reuse of S [
heritage cottages.

ADiverse housing mix,
including affordable
housing, student

and key worker housing @

Westorn sycinay
University



Harris Park - Rosehill
10,800 new homes

AWell- located
neighbourhood for
housing with train, light
rail and ferry links.

A'Little India" vibrancy
around Wigram and
Marion Streets.

S T SN0 Reserve % AStrong cultural and
: ‘ heritage identity,

including Elizabeth Farm
' and Experiment Farm.
Almproved links to Auto

Alley and Church Street.

APermeable and regular
grid pattern, ideal for
% cycleways, particularly
Alfred Street.
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Parramatta South
15,100 new homes

At Contre : o _ AReimagination of Auto

; , g ) b Alley and beautification
of Church Street,
confidently announcing
the southern gateway to
Parramatta.

AAuto Alley as a major
activity hub linking to
Harris Park Station.

AUplift density around
Mays Hill Reserve, Jones

Railway St ': 0 . .
N ® ) _ Park and Ollie Webb
o\ ‘ Reserve.
.. A X 2
e ) ; APitt Street renewal with

active transport, linking
Parramatta Park to

Holroyd Sportsground Merrylands Station.

/.\/” A



Estimating Potential Housing Uplift

This report explores future expansion of
Parramatta into a city of neighbourhoods

through urban densification beyond the main
commercial core.  Preliminary land use
modelling indicates the potential to unlock
capacity for up to 60,000 new dwellings

across four neighbourhoods: Parramatta

North, Riverside East, Harris Park  bRosehill and
Parramatta South.

The high - level strategic land use modelling
involved the following key steps:

A Analyse existing built form and place character.

A Analyse the latent capacity for dwellings under
the current planning controls.

A Undertake high - level review of built form and
environmental constraints (e.g. heritage items,
flood - prone land, recently developed sites and
Strata Titled properties with more than 10 titles).

A Identify, at a strategic scale, opportunity sites,
including well - connected areas with good
access to existing open space, as well as areas
with Torrens Title or Strata Title ownership with
less than 10 titles.

A Allocate uplift on opportunity sites, in the form of
changes zoning and increased floor space ratio
(FSR), based on urban design considerations.

Expanding Parramatta | Creating a City of Neighbourhoods

This analysis took into account, at a high level,
density tipping points at which redevelopment
would be feasible. Opportunities for lot
amalgamation were also considered. It was
assumed that Strata Title properties with greater
than 10 titles could be redeveloped with an increase
in building height and FSR controls.

The maps on pages 24 - 27 outline the potential
future outcomes and uplift opportunities for each
precinct. While this analysis identifies significant
theoretical capacity for new housing, it is important
to note that not all this potential is likely to be
realised in practice. ~ Market dynamics,
development feasibility, fragmented ownership and
site - specific challenges often limit the extent to
which zoned capacity translates into actual
housing delivery. These factors should be carefully
considered when estimating likely housing yield
and developing realistic implementation strategies.

Further detailed testing and place - based analysis

will be necessary to validate the findings presented
here, and to guide future planning decisions.




Why Parramatta?

Over the past 15 years, Parramatta has been in the Turning this around requires coordinated

eye_ . " _ ' .._4 ‘. ‘. . _. . doyetnmentaction, aligning planning,

regarded as a suburban centre , it has rapidly infrastructure investment and housing policy to
evolved into a true metropolitan CBD - anchored by restore developer confidence so Parramatta

new landmarks like Parramatta Square, the PHIVE continues to deliver housing at scale. A stronger
building and Powerhouse Parramatta, major Build - to - Rent pipeline is also part of the solution,
corporate headquarters and government office creating long - term, stable housing options for
buildings. For more than a decade until the early renters and a more resilient housing market.

2020s, Parramatta was also the hotspot for

apartment development. New residential towers
reshaped the skyline and helped meet growing

housing demand among Sydney's rapidly

City of Parramatta is meeting the task of planning
for housing in areas like Telopea , Wentworth Point,
Melrose Park and other Planning Investigation Areas

e surrounding the Parramatta CBD. Expanding the
CBD to the north, south and east would unlock more
But momentum has slowed. Development opportunities for high - quality mixed - use
feasibility has become increasingly difficult. Reports development. This would help cater for housing
and industry feedback indicate growing concern need, support jobs, boost urban vibrancy and
' C D - | ‘', Y. . . _ .. . activate thenight -time economy and light rail.

period of stagnation. Without intervention, there is a
real risk of a prolonged downturn in local housing
supply, precisely when Sydney cannot afford to lose
capacity in one of its most connected and
strategically important CBDs.

Parramatta has already shown how fast it can
transform with the right vision and investment. The
challengeis ensuring , . . ‘. _ 4

- o 4+ = ¢ o

stall b instead moving into its next phase, delivering
the homes and opportunities Sydney needs.

Expanding Parramatta | Creating a City of Neighbourhoods 11



To unlock Parramatta's

economic

potential, the transport boom must be
met by a surge in new housing.

The vision for Parramatta's  future, as outlined in
City of Parramatta’'s Parramatta 2050 statement,
positionsit *  ~ _ ' . _ A b_an inclusive,
connected and globally competitive metropolis. It
imagines Parramatta as a vibrant hub of

employment, culture and innovation, supported by

high - quality public spaces, diverse housing

options and seamless transport connections.

=l =

Parramatta2050 . . . ‘' _ . ., .
economic future.  Realising it will require urban
development at a scale that supports major
infrastructure investments b including Parramatta
Light Rail, Sydney Metro West, and pedestrian and
cycling linkages through the Western River
neighbourhood Connection Project. Media reports
in September 2025, purporting to reveal the NSW
Government's medium - term transport plans, have
suggested potential future rail extensions to

Liverpool and Kogarah. City of Parramatta backs a

full East bWest Metro spine, connecting the CBD to
Bradfield and Western Sydney International Airport.
High - speed rail would further elevate Parramatta
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Parramatta
Central

Infrastructure alone is not enough. Sydney has
already seen how transformational projects such

. .as Sydney Metro Northwest were not

initially matched by the level of land - use change
required to unlock their full potential. This has led

the NSW Government to announce further

Transport Oriented Developments along the

line. The lesson is that without proactive planning
and housing delivery alopgside transport

~ Tihvestment, the benefits of accessibility are diluted.

Parramatta cannot afford to repeat these missed
opportunities. It must be the place where
infrastructure and urban outcomes align
new rail lines are met with bold housing growth,
expanded CBD boundaries, and renewed
neighbourhoods that deliver jobs, homes and
vibrant city life.

- where

To unlock the value of billions
In Investment, Parramatta must
lead the way on integrated
infrastructure and land use.

4 x
+ o . toNewcastle
and Brisbane

Castle Hill

i Bankstown

Kingsgrove

Source: Parramatta 2050
City of Parramatta, 2024
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Campbelltown/Macarthur

to Wollongong, Canberra
and Melbourne

R

Kogarah

Miranda
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Jobs and new housing go hand in hand.
Both are essential for a vibrant,
successful Parramatta.

City of Parramatta  has set a bold employment
target, aiming to create a further 150,000 new jobs
across the entire LGA by 2050, nearly doubling

t X ‘ y 7 - " v

Lessons from Melbourne:
A Balanced Approach to Growth

P
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driver of metropolitan - wide productivity. To date, residential presence.  Recognising the need to
the City of Parramatta  has taken deliberate steps revitalise the city and diversify its economic

to protect employment floorspace in the CBD core, base, the Victorian Government introduced a
ensuring capacity  is available for commercial series of planning reforms that actively

growth and economic activity. encouraged residential development in the

centre of the city. These included flexible

However, employment growth does not occur in . . . .
zoning, streamlined approvals and incentives

isolation, as global cities have demonstrated. The .
N ] ) ) for mixed - use development.
availability of housing b particularly in and around
city centres b is a critical enabler of workforce The results were transformative. Between 2011
expansion, talent attraction and urban vibrancy. Lo x xS T L )
More homes close to jobs mean shorter commutes, grew from about 186,000 to over 243,000 jobs
greater diversity of skills and stronger local an increase of more than 30%. The residential
economies. Residential development also supports population also surged, with an additional
the activation of public spaces, sustains retail and 30,000 people calling the CBD home by 2021.
hospitality sectors , and contributes to the cultural This influx has supported a thriving 24 - hour
and social fabric that makes cities desirable places economy, brought artistic and cultural energy,
to live and work. enhanced public safety, and created a
) . ) ) L dynamic urban environment attracting global
e A, .. . e - A - .. . dinvestment-and talert. - - L.
seen strong growth in both employment and
housing, but the pace and balance have not Melbourne and Parramatta experienced
always aligned. For example, between 2011 and 2021, similar rates of employment growth between
Australian Bureau of Statistics census data shows 2011 and 2021, yet Melbourne dramatically
that employment grew in central Parramatta by expanded its population compared to
32.2% while the population only grew by 7.5%. In Parramatta.
e 1O
case study in how deliberate policy intervention
can reshape outcomes.
Melbourne Change Change
CBD AU AU Az 2016- 2021 2011 2021
Population 10,694 15,936 40,989 157.2% 283.3%
Employment 186,129 221,136 243,827 10.3% 31.0%
Parramatta Change Change
(Suburb) AU 2O AV 2016- 2021 2011 2021
Population 89,022 87,476 95,684 9.4% 7.5%
Employment 65,152 78,936 86,115 9.1% 32.2%

Source: ABS Census Data



High office vacancies, paired with low
residential rental supply, suggest strong
demand for new housing in Parramatta.

Over the pasttwo decades, Parramatta has
experienced substantial commercial growth. This

In contrast, residential rental vacancy rates across
Parramatta remain low, indicating strong and

has been underpinned by a deliberate planning sustained demand for  new housing opportunities to
strategy to safeguard office development, live in and around the CBD. This divergence

S LT, e s T highlightSla critical imbalanice: wHile commercial
business district. However, recent data and post - space sits underutilised, the need for housing

pandemic shifts suggest that this strategy may now continues to grow. The current planning framework,
require recalibration. which restricts residential developmentin the CBD,

The diagram below illustrates the evolution of
commercial supply, net absorption and vacancy

may no longer reflect the realities of urban demand
or evolving role of the city centre.

rates in Parramatta over the past 20 years. While To remain competitive and responsive, Parramatta
supply and net absorption have fluctuated over must reimagine the future in and around its CBD.
time, a sharp rise in office vacancy is evident from L < [ '
2019 onwards. This trend reflects broader structural where housing and employment coexist to support a
changes in workplace behaviour, following COVID - thriving, vibrant city centre.

19, including sustained remote work practices and

reduced office space demand. Despite the scale of @ vacancies -8 Vacancy Rate

recent office development, including considerable
capacity unlocked through the expansion of

Parramatta Square, utilisation rates remain low and
vacancy levels are persistently elevated.

3k

Vacancies
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Residential vacancy rates in Parramatta (Source: SQM Research, August 2025)
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Great cities aren't born, they're built.
They grow around strong cores, ringed
by community and culture.

The world's great cities blend innovation, inclusivity A Docklands, Melbourne is a sleek waterfront
and sustainability, creating vibrant urban neighbourhood with entertainment venues
neighbourhoods where diverse communities come and vibrant public spaces. Its mix of

together. They grow, not just through towering residential, commercial and recreational
commercial centres, but dynamic and densified areas exemplifies modern urban living.

et nelghbourhqods Sl Iocgl s.hops, A Fortitude Valley, Brisbane blends nightlife,
green spaces and efficient transport. Public life

ills int . filled with cult dini d dining and live music with artistic and

spills into evenings filled with culture, dining an .

2 . . < g multicultural energy. Its walkable streets and
social connection.

evolving urban fabric mark it as one of

Parramatta is at a pivotal moment to build this R < FY o! | 2N

kind of city. The following examples highlight how neighbourhoods.

established and u -and - coming cities are % . . .

fostering unique trt)wiving communit?es by A As.tona, New Yorl_< 'S a.cultural.ly diverse
; R i neighbourhood with ethnic eateries and a

embracing their distinct character. This means

o . creative spirit. Historic charm and green
prioritising place outcomes and activating areas e . . g .
heyand|their commercial cares spaces make it welcoming for both residents

and visitors.

‘ e

A Omotesando Tokyo is arefined district of
high - end boutiques, modern architecture,
blending tradition and design. Despite the
bustle, it maintains an orderly feel that reflects
‘ . ﬂ T i) .

J + T T N o s 4 = g .
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Astoria, New York



Visualising
What's Next

Vibrant CBD with jobs,
universities, excellent public
transport connections and
‘green ribbon' of open spaces.

Connect CBD, neighbourhoods |,
parks and riverfront with

grand boulevards, pedestrian
routes and cycleways.

Promote urban expansion with
up to 60,000 new homes,
enhanced heritage integration
and public domain.

Expanding Parramatta | Creating a City of Neighbourhoods
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