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GREEN 

ITEM NUMBER 15.1 

SUBJECT FOR APPROVAL: Parramatta CBD Planning Proposal - 
Response to Gateway Determination Conditions 

REFERENCE F2018/03742 - D07056509 

REPORT OF Team Leader –Land Use Planning         
 
PURPOSE: 
 
To seek Council’s endorsement of the updated draft Parramatta CBD Planning 
Proposal that responds to the conditions of the Gateway Determination issued by the 
Department of Planning, Industry and Environment (DPIE) on 13 December 2018.   
 
 
RECOMMENDATION 
 
(a) That Council endorse the updated draft Parramatta CBD Planning Proposal 

(“Proposal”) informed by technical studies contained at Attachment 2 for the 

purposes of consultation with State agencies. 

(b) That the CEO be authorised to make any minor amendments of a non-policy 

nature that are consistent with the intent of the draft Proposal and that may 

arise during the State agency consultation.  

(c) That subject to the outcome of consultation with State agencies being that only 

minor amendments of a non-policy nature are required, that the Proposal be 

forwarded on DPIE for approval for public exhibition. 

(d) That Council write to the DPIE with a request to amend the Gateway 

Determination in relation condition 1 (l) to: 

i. Update the condition to require the mesoscopic model and integrated 

transport plan be completed prior to the finalisation of the draft Proposal. 

ii. Update the condition to only require the Strategic Transport Study 

(endorsed in April 2017) for public exhibition. 

(e) That following approval from the DPIE, the Proposal be placed on public 

exhibition for a minimum period of 28 days.  

(f) That the outcomes of public exhibition of the Proposal and the consideration of 

submissions are reported back to Council. 

(g) That Council endorse the removal of the area south of the Proposal boundary, 

bound by Great Western Highway and north of Lennox and Lansdowne Streets, 

and east of Marsden Street, Parramatta from the Proposal, and that this area 

be included in the future work on the Planning Investigation Areas as per the 

Parramatta CBD Planning Strategy. 

(h) That Council note that the draft Community Infrastructure Funding Study for the 

Parramatta CBD is currently underway in response to Gateway conditions 1(m) 

iii-iv, and that it be reported to Council when finalised later in 2019.   

(i) Further, that draft amendments to Parramatta Development Control Plan to 
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support the Proposal, and a draft Infrastructure Strategy (incorporating a 

development guideline for the provision of community infrastructure and new 

contributions plan) be reported to Council prior to public exhibition.   

 
PLANNING PROPOSAL TIMELINE 
 

 
 
Note: Referral to the Local Planning Panel (pre-Gateway) was not required as this 
Proposal pre-dates the creation of the Local Planning Panel.  
 
BACKGROUND 
 
1. On 27 April 2015, Council endorsed the Parramatta CBD Planning Strategy. 

The Strategy established Council’s future vision for the growth of the 

Parramatta CBD as Australia’s next great city; established principles and set 

out actions and technical studies required to prepare a planning proposal to 

implement new controls seeking to achieve this vision. 

  

2. The Parramatta CBD Planning Strategy was the basis for the draft Parramatta 

CBD Planning Proposal (Proposal), defining the city centre boundary (and its 

potential expansion through the investigation of adjoining ‘planning 

investigation areas’), primary built form controls, land use mix and infrastructure 

needs. The strategy also identified a number of technical studies that would 

form the evidence base for the Proposal and request for a Gateway 

determination including heritage, flood management, contamination, 

sustainability, economic, urban design, and infrastructure needs and funding.  

 

3. On 11 April 2016, Council endorsed the draft Proposal to amend the planning 

controls for the Parramatta CBD, for the purposes of requesting a Gateway 

Determination from the Department of Planning, Industry and Environment 

(DPIE), formerly known as the Department of Planning and Environment (DPE). 

At the time, the proposal identified that the consideration of a further expansion 

of the CBD boundary based on the ‘planning investigation areas’ would be the 

subject of a separate planning proposal.  
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4. Following the 11 April 2016 resolution of Council, the Proposal and supporting 

technical studies were forwarded to the DPIE for a Gateway Determination in 

April 2016. Additional research and technical studies were also undertaken 

between April 2017 and September 2018 to support refinements to the 

Proposal, including transport, infrastructure funding, heritage, sustainability, 

flood management, and heritage and policy matters. 

 

5. Further additional works also commenced following the Gateway Determination 

request, including work on a draft amendment to the Parramatta Development 

Control Plan (DCP) 2011 in relation to the Parramatta CBD, draft mesoscopic 

model and draft integrated transport plan all required to support the 

development and growth envisioned for the Parramatta CBD. These works are 

yet to be completed and are still underway.  

 

CBD PLANNING PROPOSAL GATEWAY DETERMINATION & KEY 
RESOLUTIONS OF COUNCIL 
 
6. On 13 December 2018, the DPIE issued a conditional Gateway Determination 

allowing the Proposal to proceed subject to thirty-four (34) conditions. A full 

copy of the Gateway is contained at Appendix 3 in Attachment 2. 

 

7. The Gateway Determination also identified that Council’s request for 

exceptional circumstances (in relation to flood planning controls) had been 

granted to enable further agency consultation and community consultation, 

although, consistency with the Ministerial Direction for flood prone land would 

require further consideration and agreement by the Department’s Secretary. 

Under the conditions of the Gateway Determination, Council is required to 

finalise the Proposal to amend Parramatta Local Environmental Plan (PLEP) 

2011 within 24 months of the date of the Gateway Determination, being 13 

December 2020.  

 

8. Since the receipt of the Gateway Determination, Council officers have held a 

number of workshops with Councillors regarding the conditions of the Gateway 

Determination.  To date, eight (8) Councillor Workshops have been held 

between February and September to discuss key matters that have arisen 

following further investigation of certain Gateway Determination conditions 

(Refer to the Table at Attachment 1).   

 

9. A resolution of Council on 25 March 2019 also provided the strategic framework 

in which Council officers would respond to and progress various matters 

resulting from the Gateway Determination in relation to policy direction on key 

issues. Subsequent to this resolution, Council officers proceeded to report two 

(2) matters to Council for the purposes of satisfying certain Gateway 

Determination conditions and updating the Proposal pertaining to 

overshadowing of Heritage Conservation Areas (HCAs) and open spaces, and 

also the Church Street Precinct. Details of these previous Council reports are 

provided below.    

 

25 March 2019 – Parramatta CBD Planning Proposal – Gateway Determination 
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10. At this meeting, Council resolved to endorse the recommendations responding 

to the conditions of the Gateway Determination which included minor technical 

updates to the planning proposal, policy direction from Council, amendments to 

existing supporting CBD PP technical studies and additional studies that would 

be required to satisfy the Gateway Determination conditions. A number of key 

policies were also resolved including the adoption of the following: 

 

i. The conditions in the Gateway Determination in respect of FSR sliding 

scale, the FSR out clause, and unlimited office premises FSR in the B3 

Commercial Core zone.  

ii. An interim ‘no net financial loss’ policy position regarding the negotiation 

of site-specific PP VPAs to ensure contributions are consistent with 

Council’s adopted value sharing rates in the CBD.  

iii. To not progress with the West Auto Alley precinct plan and heritage study 

which was underway at that time to support an FSR of 6:1.  

 

11. In relation to part iii above, Council resolved on 22 July 2019 to reaffirm and 

amend the 25 March 2019 resolution to require an independent 

recommendation (and Precinct Plan with supporting Heritage Analysis) for the 

West Auto Alley Precinct that demonstrates the best possible urban design and 

public domain outcomes and having particular regard to the transition from 

Church Street (‘Auto Alley’) to the South Parramatta Heritage Conservation 

Area. 

24 June 2019 – Parramatta CBD Planning Proposal - Urban Design, Heritage and 
Feasibility Analysis for Church Street Precinct 

 
12. In accordance with the 25 March 2019 Council resolution, an urban design and 

feasibility study for the Church Street Precinct was prepared by Council 

officers, which included heritage input from consultants City Plan Heritage. The 

study was reported to Council on 24 June 2019. The findings of that study put 

forward revisions to the existing proposed height and FSR controls as well as 

the removal of opportunity sites and unlimited commercial FSR within this 

precinct to satisfy the relevant Gateway Determination conditions, and to 

update the planning proposal. Accordingly, Council resolved to defer this 

matter, which has enabled Council officers to undertake additional analysis in 

response to issues raised.  The urban design, feasibility and heritage study for 

the Church Street Precinct is attached to the updated Proposal at Attachment 

2.   

 

24 June 2019 – Parramatta CBD Planning Proposal – Overshadowing Analysis 
 

13. In accordance with the 25 March 2019 Council resolution, Council officers 

prepared an overshadowing analysis to respond to four (4) of the Gateway 

Determination conditions regarding overshadowing impacts on heritage 

conservation areas and open spaces, as well as the protection of sun access to 

key public areas within/around the CBD. At the time, the report recommended 

the reduction of height controls in a number of areas to satisfy the Gateway 

Determination conditions. Council resolved to defer the matter, which has 

enabled Council officers to undertake additional analysis in response to issues 



Council 28 October 2019 Item 15.1 

- 5 - 

raised. The additional overshadowing analysis and recommended planning 

controls are part of the updated Proposal at Attachment 2.   
 

RESPONDING TO THE GATEWAY DETERMINATION AND CONDITIONS 
 
14. In satisfying/responding to the conditions of the Gateway Determination and 

updating the Proposal, this has required Council officers to either draft 

administrative and technical updates to the Proposal, seek policy direction from 

Council, submit additional information to support the Proposal including 

updates to initial Proposal studies, or the preparation of new studies. The table 

at Attachment 1 provides a summary response to each of the Gateway 

Determination conditions, including the work undertaken to address these 

conditions and updates made to the Proposal accordingly.   

 
STRATEGIC ALIGNMENT AND HOUSING AND JOB TARGETS 
  
15. The Proposal is consistent with the State Government’s strategic planning 

framework - A Metropolis of three cities and Central City District Plan, a key 

objective of which is to strengthen the significant economic function of the 

Parramatta CBD and its role in providing a high-density form of housing choice 

to promote more efficient land use outcomes. 

 

16. Consistent with the Draft Local Housing Strategy (LHS) and Draft Local 

Strategic Planning Statement (LSPS) which are currently on public exhibition, 

this planning proposal adopts the following job and dwelling targets. As of 2016, 

being the established baseline for growth within the Parramatta CBD, there was 

51,100 jobs and 4,769 dwellings (the latter, a 2011 figure) in the Parramatta 

CBD. Council’s analysis in its Draft LHS and Draft LSPS is for 34,500 additional 

jobs and 8,748 additional dwellings to 2036 (in the CBD). Additionally, at the 

time the Draft LSPS and LHS were being drafted, multiple technical analyses 

affecting the controls in the CBD area had not been completed. However, the 

supporting technical analysis to the Proposal are now completed for a 2056 

target, the Proposal will deliver 50,200 additional jobs and 15,900 additional 

dwellings. 

 

17. The dwelling targets contribute to the City (whole LGA) exceeding its 2036 

overall housing target as per the Greater Sydney Region Plan and the Central 

City District Plan. There is insufficient capacity under existing planning controls 

(PLEP 2011) in the CBD to meet these targets. However, the changes 

proposed under this planning proposal will significantly increase capacity for 

both jobs and dwellings in the Parramatta CBD, enabling Council to easily 

achieve or exceed these targets. 

 

OTHER MATTERS  

 

18. On 8 October 2019, Council considered report items 18.9 and 18.10 regarding 

site-specific PPs on 470 Church Street and 23-27 Harold Street, Parramatta.  

At that meeting, Council resolved to defer these matters until after Council 
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considers a report regarding the response to the Gateway Determination for the 

Proposal (i.e. the subject of this report).  The draft Proposal at Attachment 1 

adopts the approach recommended by Hector Abrahams Architects for this 

interface area, as originally adopted by Council in July 2017.   

 

TIMING/NEXT STEPS 
 
19. To update and prepare the consolidated Proposal and complete the 

requirements of the Gateway Determination within 24 months, the following 

timeline is proposed.  

2019/2020 
 

Oct  Report amended and consolidated planning proposal 
to Council seeking endorsement for the purpose of 
consultation with Agencies and public exhibition 

Nov – Dec Pre-exhibition agency consultation on planning 
proposal.  

Dec – Jan  DPIE assessment of planning proposal for purposes of 
public exhibition 

Feb - Mar  Public Exhibition of the Proposal 

Apr - Jun Review submissions; amend/update planning proposal 

Jul Report final planning proposal to Council seeking 
endorsement to adopt for gazettal 

Aug – Dec DPIE Review; Parliamentary Counsel prepares LEP, 
DPIE finalisation and sign off by Minister (or delegate)  

 
20. Should Council endorse the updated Proposal provided at Attachment 2, 

Council will commence pre-exhibition consultation with the relevant State 

agencies on the planning proposal. Subject to the outcomes of the pre-

exhibition consultation only resulting in minor amendments to the Proposal that 

are of a non-policy and administrative nature, Council officers will revise the 

Proposal to reflect the changes prior to forwarding it to the DPIE for approval 

for public exhibition purposes. However, should the pre-exhibition agency 

consultation require amendments that present larger issues that are of a policy 

nature, Council officers will report these matters back to Council separately for 

endorsement, and prior to updating the Proposal and forwarding it to the DPIE 

for approval for public exhibition purposes. This will affect the timetable outlined 

above.  

 

21. Moreover, subject to Council endorsing recommendation (d) relating to 

condition 1 (l) of the Gateway Determination regarding the requirement for a 

mesoscopic model and integrated transport plan, Council officers will write to 

the DPIE to seek an amended Gateway Determination. In the circumstance 

Council’s request is successful; the mesoscopic model and integrated transport 

plan will be reported to Council at a later date and prior to the finalisation of the 

Proposal.  

 

22. In addition, and in conjunction with the proposed timeline above, the following 

works will also continue to progress: 
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a) The completion of the draft Parramatta CBD Community Infrastructure 

study commissioned to address condition 1(m) iv of the Gateway 

Determination, which is due to be completed by the end of 2019.  

 

b) The preparation of the draft amendment to the Parramatta Development 

Control Plan (DCP) 2011 in relation to the Parramatta CBD. The Draft 

DCP will be reported to Council in 2020 and prior to its exhibition.  

 

c) As detailed within the CBD Planning Strategy endorsed in April 2015, the 

work required to progress the four planning investigation areas may occur 

following the public exhibition of the Proposal (subject to the availability of 

resources).   

 
Janelle Scully 
Team Leader – Land Use Planning 
 
Roy Laria 
Service Manager – Strategic Planning 
 
 
Jennifer Concato 
Executive Director – City Strategy & Development  
 

 

ATTACHMENTS: 
1  Response table to the Gateway Determination Conditions of the draft 

Parramatta CBD Planning Proposal 
14 
Pages 

 

2  Draft Consolidated Parramatta CBD Planning Proposal - Response to 
Gateway Determination 

160 
Pages 

 

3  List of Technical Studies to suppport the Parramatta CBD Planning 
Proposal (provided under separate cover on Council's website via 
link) 

2 Pages  
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