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Executive Summary 

PURPOSE OF THE STUDY 
Growing the Parramatta CBD into Sydney’s second CBD is a key objective of the Parramatta City Council 
and the NSW Government.  The new NSW Government metropolitan planning strategy “A Plan for 
Growing Sydney” identifies the retention of a Commercial Core for long-term employment opportunities as 
an important element for growing the Parramatta CBD.   

The Parramatta CBD Planning Strategy was adopted by Council in April 2015 with the objective of 
establishing principles and actions to guide a new planning framework for the Parramatta CBD.  This 
included investigating the potential to allow residential apartments within certain areas of an expanded 
Commercial Core as part of mixed use developments, with the key objective being to facilitate more 
commercial development. 

The purpose of the study is to assess the requirements for attracting additional A-Grade commercial 
floorspace within the Parramatta CBD and recommend planning responses for Parramatta City Council. 

RECOMMENDATIONS 
The following tables outline the recommendations for attracting A-Grade office space to the Parramatta 
CBD.  The requirements for A-Grade office space that will make new buildings attractive to large tenants 
are outlined in Table E.1.  These large corporate tenants are needed to pre-commit to new buildings to 
make the developments financially viable.  The requirements are based on the Property Council of 
Australia’s A Guide to Office Building Quality 2012 classifications and discussions and interviews with 
office leasing agents and large tenants within the broader Sydney market. 

Table E.2 outlines the planning recommendations to be considered by Parramatta City Council to attract 
A-Grade office space to the CBD.  The table includes the justification for the recommendation and how it 
will address key issues and requirements in the market. 

 

 

 

 

 

 

 

 



 

ii EXECUTIVE SUMMARY  
URBIS 

PARRAMATTA A-GRADE OFFICE ASSESSMENT FINAL 
 

A-Grade Office Requirements 
PARRAMATTA CBD TABLE E.1  

RECOMMENDATION DESCRIPTION JUSTIFICATION 

Large floorplates New A-Grade office space generally needs to have a 
floorplate size of at least 1,300 sq.m, with most major 
tenants likely to want a floorplate of over 1,500 sq.m. 
(It is also noted that in some instances tenants are 
looking for office accommodation with floors over 
2,000 sq.m, which is more common in locations such 
as Macquarie Park and in new major development in 
the Sydney CBD such as Barangaroo.) 

 Large corporations want to improve the circulation and interaction within their offices.  Large 
floorplates allow businesses to get more workers on the same floor and improve social 
interaction in the office.  Tall and thin towers fail to provide this requirement to tenants. 

 The ability to provide very large floorplate campus style offices is one of the reasons corporate 
business parks have successfully attracted large corporate offices (combined with relatively 
affordable rents)   

Flexible and accessible 
floorplates 

Large open floorplates that allow for flexible and 
efficient workspace design and internal circulation.  
This includes internal stairways to connect adjacent 
floors and limited internal columns.  This also 
includes preferences to reduce large central cores 
(with lifts and fire stairs), with a growing preference 
for side cores. 

 Similar to the benefits of large floorplates, tenants want the space to be flexible to allow for the 
maximisation of circulation and to encourage interaction.   

 Some traditional offices have a large internal core (with fire stairs and lifts) that fragments the 
office.  Flexible design can reduce this impact and provide more open workspaces. 

High ceiling heights High ceilings of 2.7 metres and above.  High ceilings provide a more ‘open’ workspace that is attractive to workers and tenants.  As 
such, height controls should be flexible for commercial office buildings in order not to stifle 
optimum floor to ceiling heights. 

Good lift service High quality and high frequency of lifts in the building.  Tenants require high quality and high frequency lifts to support the circulation of staff.   

 Slow lifts can provide a poor impression on the building and tenants. 

On site facilities Provision of end-of-trip facilities within the building 
such as bike storage, change rooms and lockers to 
support people taking alternative transport to work. 

 A larger proportion of workers are taking alternative forms of transport to work such as cycling, 
jogging and walking.  On-site facilities improve the amenity and make it easier to attract and 
retain staff.    
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Amenity Access to local amenity including retail, dining 
options, public space, recreation facilities and other 
personal services. 

A corporate setting within a vibrant commercial 
centre that includes other successful businesses. 

 Major corporations want to be located in a high amenity area that is attractive to their staff with 
access to retail, food, recreation and other services. 

 Tenants want to be located in a location that matches their corporate images and do not want 
to be surrounded by poor quality buildings and apartments with ‘washing on display’.  Adjoining 
buildings whether they be commercial or residential need to be of a similar high standard and 
well managed. 

Environmental 4 Star Green Star Design Rating including 4.5 Star 
NABERS Office Energy rating commitment 

 The Property Council of Australia’s A Guide to Office Building Quality 2012 classifies A-Grade 
office space as at least meeting these environmental standards.  Most large corporations are 
conscious of their environmental footprint and look to move into more energy efficient buildings 
where possible. 
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Recommendations 
PARRAMATTA CBD TABLE E.2 

RECOMMENDATION DESCRIPTION JUSTIFICATION 

Office as predominant 
use in Commercial 
Core 

Reaffirm office development as the predominant 
use in the Commercial Core though allow 
residential apartment development under 
certain circumstances (see recommendation 
below). 

It is recommended that controls promote A-
Grade office buildings of at least 20,000 sq.m 
and be informed by planning, design and 
heritage considerations. 

 Most successful CBDs successfully integrate commercial office development with residential 
apartments to create a vibrant commercial district.  While it is important that the Parramatta CBD 
support a Commercial Core that is predominantly office uses, there is considered to be a place for 
residential as part of horizontal mixed use developments.  Allowing residential development also has 
the benefit of helping to facilitate viable office development where residential can provide a higher 
relative return. 

 The last three A-Grade office buildings developed in the Parramatta CBD have all been over 20,000 
sq.m with a floorplate of over 1,300 sq.m.  It is considered that large A-Grade office buildings of over 
20,000 sq.m need to be promoted for the Parramatta CBD to develop as a major CBD. 

 This may be integrated with the minimum office FSR that allows residential if a minimum A-Grade 
office component is provided. 

Subject to planning, 
design, and heritage 
considerations, 
potentially allow 
horizontal mixed use 
development in the 
Commercial Core 
subject to net 
additional A-Grade 
office space of over 
20,000 sq.m on the site  

Allow a separate residential apartment building 
to be built on a site where there is the net 
additional development of A-Grade office space 
of over 20,000 sq.m. 

It is recommended that the potential of the 
strategy be informed by planning, design and 
heritage considerations to determine the 
number of sites that can accommodate such 
development.  Note: See Glossary for 
definitions of vertical and horizontal mixed-use 
development. 

 It is recommended that the potential mixed-use developments discourage vertical mixed-use 
developments with residential apartments developed above office space.  This is due to office 
development of this nature in the Parramatta CBD likely to be of a lower quality that experiences 
vacancies and have a detrimental impact on the Parramatta CBD office market. 

 Council to consider planning, design and heritage factors to determine the number of sites capable 
of accommodating a horizontal mixed-use development of this nature, particularly where separate 
residential and office towers can be constructed on the one site.   

 While there are only a few sites of a size and nature that can viably accommodate a horizontal 
mixed-use development with separate office and residential buildings, they represent an opportunity 
to facilitate development in the short term and act as a catalyst for future additional office 
development. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Subject to an adequate 
number of suitable 
sites being identified in 
the Commercial Core 
for horizontal mixed-
use development, 
consider implementing 
a residential 
development cap 

Implementing a cap on the amount of residential 
floorspace that can be developed in the 
Commercial Core (subject to adequate sites in 
the Commercial Core being identified for 
horizontal mixed-use development). 

 A residential development cap would allow a maximum amount of residential floorspace to be 
developed within the Commercial Core.  This would have the benefit of allowing residential 
development in the Commercial Core to help facilitate the development of A-Grade office space.  At 
the same time, the cap would limit the total amount of residential space that could be developed and 
ensure that employment uses remain the primary use in the Commercial Core. 

 The implementation of an initial cap may have the added benefit of facilitating development of A-
Grade office space in the short term as developers look to take advantage of the opportunity before 
it is exhausted.  Council also has the option to review the cap at certain development thresholds to 
determine if it is appropriate to extend. 

 A residential development cap is considered to be easier to administer compared to transferable 
development rights. 

 This is subject to adequate sites being identified as suitable to accommodate horizontal mixed-use 
development. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Remove maximum 
FSR and height 
controls for office 
development 

Remove maximum FSRs for commercial office 
development in the Commercial Core and be 
more flexible on allowable building heights for 
commercial development. 

 Maximum FSRs are considered to be relatively arbitrary.  If a developer is willing to develop a large 
A-Grade office building that exceeds maximum FSRs, it is considered that it should be supported 
provided that it can meet other design and impact requirements.  While it is unlikely to have a major 
impact on office viability in the short to medium term, there is considered to be value in increasing 
flexibility in the long term.  

 This recommendation aligns with the Parramatta CBD Planning Strategy, which recommends non-
residential floorspace above the minimum requirement not count towards the site FSR. 

 More flexible building heights will encourage developers to maintain greater ceiling heights, which is 
attractive to large A-Grade tenants  

Maximum FSR for 
small lots 

Only allow FSRs greater than 3:1 for those sites 
over 2,000 sq.m to promote site amalgamation. 

 The trend in office development in recent years has been towards buildings with larger floorplates 
over 1,300 sq.m (and generally over 1,500 sq.m) that allow tenants to take fewer floors and improve 
staff interaction.  Small sites should be offered incentives to amalgamate to help facilitate 
developments that are desired by the market and achieve economic development outcomes.  

Complementary design 
code for residential 
uses 

Develop built form controls so that any 
residential development in the Commercial Core 
(if permitted) is of a ‘commercial aesthetic’. 

 The design of some residential developments around the Commercial Core is becoming 
inconsistent with the intention to promote Parramatta CBD as an employment destination and 
encourage the supply of A-Grade office space.  External balconies that are cluttered in appearance 
or that do not reflect the surrounding commercial aesthetic are not attractive to large corporate 
businesses that want to be located in a commercial environment that aligns with the corporate 
image. 

 Design controls should be set with a high design benchmark and outline the requirement for 
residential to include a commercial aesthetic that is complementary to office development, 
particularly if residential development is to be permitted to occur in the Commercial Core. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Expansion of 
Commercial Core 

Expand the Commercial Core to create a more 
cohesive commercial precinct and integrate key 
commercial nodes.  Includes connecting the 
existing core to the Justice Precinct and 
Westfield Parramatta. 

 The existing Commercial Core is generally focussed around the Parramatta Train Station and the 
area directly to the north.  However, there are nodes such as the Justice Precinct that have 
developed into key office precincts, though they are separated from the existing core. 

 In addition, Westfield Parramatta and the eastern portion of Parramatta Square have been identified 
as having potential to accommodate significant A-Grade office space. 

 It would be considered beneficial to have a single contiguous commercial core and that areas such 
as the Church Street dining precinct be protected by relevant heritage and solar access provisions, 
whilst providing some surety and clear positioning for areas such as the Justice Precinct as a key 
commercial area. 

Auto Alley Precinct Continue to encourage non-residential 
employment generating land uses in the Auto 
Alley Precinct.  

 The Auto Alley Precinct represents an opportunity to facilitate mixed-use development though is not 
considered likely to attract A-Grade office development in the short-medium term as the majority of 
new office development will be focused around the Parramatta Train Station and the commercial 
core north of the rail line.  We also acknowledge that the Auto Alley Precinct has constraints due to 
the bisection by the highway and constrained walkability and connection to existing transport and 
commercial nodes.  In addition, if the potential quality of residential development in Auto Alley is not 
of a high standard with a style that is not consistent with the required commercial character, this 
may deter potential A-Grade tenants. 

 It is considered there may be opportunities for A-Grade office space in the long term, once other 
more attractive areas have been developed, though is not likely to be attractive or financially viable 
in the current market. 

 It is considered that smaller office and other employment generating uses such as car showrooms 
represent a good employment generating outcome in the short-medium term. 
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Introduction 

PROJECT BACKGROUND 
Growing the Parramatta CBD into Sydney’s second CBD is a key objective of the Parramatta City Council 
and the NSW Government.  The new NSW Government metropolitan planning strategy “A Plan for 
Growing Sydney” identifies the retention of a Commercial Core as a core element for growing the 
Parramatta CBD.  However, there has been relatively limited new A-Grade office space developed in the 
Parramatta CBD over the last decade, with the majority being pre-committed by major Government 
agencies.   

The Parramatta CBD Planning Strategy was adopted by Council in April 2015 with the objective of 
establishing principles and actions to guide a new planning framework for the Parramatta CBD.  This 
included investigating the potential to allow residential apartments within certain areas of an expanded 
Commercial Core as part of mixed use developments, with the key objective being to facilitate more 
commercial development. 

PURPOSE OF THE STUDY 
The purpose of the study is to assess the requirements for attracting additional A-Grade commercial 
floorspace within the Parramatta CBD.  Key components of the study comprise: 

 Assessing the current state of the Parramatta CBD office market  

 Identify the key drivers of the office market and implications for attracting new development and 
tenants 

 Evaluate the implications of permitting residential development on the delivery of commercial 
development (particularly A-Grade office space) in the commercial core of the Parramatta CBD 

 Assess whether residential development should be permitted within the commercial core 

 Respond to the Government’s requirement in “A Plan for Growing Sydney” to retain a commercial 
core in Parramatta CBD for long-term employment growth. 

GLOSSARY 
Building costs – include statutory and operating expenses.  Statutory expenses often include municipal 
rates, water and sewerage rates.  Operating expenses include building supervision, cleaning, repairs and 
maintenance. 

Bureau of Transport Statistics (BTS) – NSW Government agency that compiles transport related statistics 
and prepares projections. 

Central Business District (CBD) – commercial and business centre of a city. 

Floorplate – rentable area of an entire floor. 

Floor Space Ratio (FSR) – ratio of the gross floor area of a building divided by the total land area of the 
property. 

Gross face rent – rental rate inclusive of all building costs before taking into account incentives or 
increases. 

Horizontal Mixed Used Development – means residential and commercial/office development in separate 
buildings constructed on the one site. 

Incentives – inducements (usually financial) offered by landlords to attract tenants. 
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National Australian Built Environment Rating System (NABERS) – national rating system that measures 
the environmental performance of Australian buildings, tenancies and homes.  It takes into account the 
energy efficiency, water usage, waste management and indoor environment quality of a building or 
tenancy and its impact on the environment. 

Net absorption – occupied office stock at the end of the survey period less occupied stock at the 
beginning of the period.  Net absorption is used as an indication of the change in office demand during a 
period of time. 

Net effective rent – rental rate excluding building costs after taking into account incentives and increases 
averaged out over the term of the lease. 

Net face rent – rental rate excluding building costs before taking into account incentives or increases. 

Net lettable area (NLA) – floor space that may be rented to tenants.  It excludes external walls, building 
cores and standard service areas such as toilets, access passageways, storerooms etc. 

Office Market Report (OMR) – a database which contains information about the total stock, vacancy, 
supply, withdrawals and absorption of 25 office markets across Australia.  It is updated by the Property 
Council of Australia every six months. 

Property Council of Australia (PCA) – industry organisation that advocates for Australia’s property sector. 

Vertical Mixed Use Development – means residential apartments developed above commercial/office 
space in a single building. 
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1 Planning Context 
This section provides an overview of the planning context for the project including a review of key State 
Government and Parramatta City Council reports relevant to the future development of office space in the 
Parramatta CBD. 

1.1 A PLAN FOR GROWING SYDNEY 
A Plan for Growing Sydney outlines the NSW Government’s framework for planning for the future of 
Metropolitan Sydney.  A key direction of the Plan is to “Grow Greater Parramatta as Sydney’s second 
CBD” with elements of the goal including: 

 “Grow Parramatta as Sydney’s second CBD by connecting and integrating Parramatta CBD, 
Westmead, Parramatta North, Rydalmere and Camellia”.  This includes the potential for the 
development of light rail to better integrate the different precincts. 

 “Continuing to grow the commercial core as the central focus of business activity” in Parramatta. 

GREATER PARRAMATTA MAP MAP 1.1 

 
Source: A Plan for Growing Sydney 
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The Plan notes Greater Parramatta has the potential to reach 100,000 jobs over the next 20 years.  This 
is based on employment and population projections prepared by the NSW Bureau of Transport Statistics 
(BTS) and NSW Department of Planning and Environment. 

Parramatta CBD Growth Targets 
2011-2036 TABLE 1.1 

COMPONENT 2011 2036 TARGET GROWTH (2011-36) 

Jobs 49,000 76,000 27,000 

Dwellings 3,800 11,300 7,500 

Source: BTS, Urbis 

1.2 CURRENT PARRAMATTA CITY CENTRE PLANNING CONTROLS 
There are three commercial land use zones in the city centre comprising B3 Commercial Core, B4 Mixed 
Use and B5 Business Development (See Map 1.2).  Residential development is currently prohibited in 
both the Commercial Core zone and Business Development zone. 

PARRAMATTA CITY CENTRE ZONING MAP MAP 1.2 

 
Source: Parramatta City Centre Local Environmental Plan 2007 
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Map 1.3 outlines the allowable floor space ratios (FSRs) in the Parramatta City Centre.  Generally, the 
core area bordered by Phillip Street, Church Street, Macquarie Street and Charles Street has a FSR of 
10:1, except for the areas fronting Church Street and Macquarie Street.  

PARRAMATTA CITY CENTRE FSR MAP MAP 1.3 

 
Source: Parramatta City Centre Local Environmental Plan 2007 
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Map 1.4 highlights the allowable building heights in the Parramatta City Centre outlined under the 
Parramatta City Centre Local Environmental Plan 2007.  Building height controls in the City Centre 
generally range up to 200m. 

It is noted that the NSW Government announced in May 2015 that it plans to remove height restrictions 
for the planned Aspire Tower within the Parramatta Square that could reach 90 storeys and 306m.  This 
is subject to discussions with aviation regulators. 

PARRAMATTA CITY CENTRE HEIGHT MAP MAP 1.4 

 
Source: Parramatta City Centre Local Environmental Plan 2007 

  



 

URBIS 
PARRAMATTA A-GRADE OFFICE ASSESSMENT FINAL  PLANNING CONTEXT 7 

 

Map 1.5 highlights the heritage map within the Parramatta City Centre.  Parramatta has a long history, 
which has resulted in significant heritage buildings throughout the CBD. 

It is noted that Old Government House is listed as a World Heritage Site, which places constraints on 
what can be developed on the western side of the Parramatta CBD. 

PARRAMATTA CITY CENTRE HERITAGE MAP MAP 1.5 

 
Source: Parramatta City Centre Local Environmental Plan 2007 
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1.3 DRAFT AUTO ALLEY PLANNING FRAMEWORK (2014) 
Council has prepared a study for future development in the Auto Alley Precinct (forming the southern 
portion of the CBD).  The Auto Alley Study is the result of several years of work and includes detailed 
urban design analysis.  The framework recommends the development of commercial space fronting 
Church Street with the allowance for residential development towards the back of the site.  The Draft Auto 
Alley Planning Framework has been integrated into the Parramatta CBD Planning Strategy, as shown in 
the figure below. 

AUTO ALLEY PLANNING FRAMEWORK LAND USE MAP MAP 1.6 

 
Source: Parramatta CBD Planning Strategy (2015) 
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1.4 PARRAMATTA CITY CENTRE PLANNING FRAMEWORK STUDY 
(2014) 

Council engaged consultants (Architectus and SGS Economics and Planning) to prepare a study for 
future development in the Parramatta CBD.  The objective of the study was to review the current planning 
framework and identify opportunities, constraints and market conditions impacting on development, and 
from this develop draft planning controls and recommendations.   

Key findings relating to the Parramatta CBD included: 

 Parramatta had low vacancy rates for A-Grade office space with around 115,000 sq.m of approved 
floorspace in five developments at the time of the study.  The projects typically consisted of 20,000 to 
30,000 sq.m though had not progressed for lack of pre-commitments from prospective tenants. 

 Parramatta has been experiencing competition from centres such as North Ryde, Norwest and 
Sydney Olympic Park as they provide greater opportunity for larger floorplate and campus-style 
developments than the Parramatta CBD. 

 In the short term, Parramatta is unlikely to attract many large commercial office buildings (e.g. greater 
than 30,000 sq.m) due to the limited scale of growth in the office market, and need for high 
proportions of pre-commitment before office developments get off the ground, and competition from 
other centres.  

 A high level capacity assessment identified capacity for the development of 213,600 sq.m of office 
floorspace in the Commercial Core, equating to 10,700 jobs. 

Key recommendations to Council included: 

 On the balance of evidence, to continue to exclude residential development from the Commercial 
Core zoned areas of the CBD based on a perceived limited capacity in the core for employment 
growth and there being capacity for residential development in mixed-use zoned areas of the CBD. 

 A slightly riskier but relatively conservative approach would be to allow ‘multiple use developments’ in 
the Commercial Core, but implement a very high threshold requirement for non-residential floorspace 
(e.g. a minimum of 20,000 or 30,000 square metres) before residential development might be added 
to the development proposition. 

 Mechanisms and/or incentives for providing commercial floorspace in mixed use zoned areas should 
be contemplated to maximise the capacity for employment.  These might include: 

 Requirements for a minimum of proportion of commercial floorspace. 

 Incentives to provide retail and commercial floorspace such as FSR exceptions, reduced parking 
requirements, rate rebates for commercial floorspace, or other financial inducements. 

 Consideration to the potential to accommodate employment growth in other locations in the Greater 
Central Parramatta including the Auto Alley precinct and employment lands in Greater Parramatta 
(including Westmead, Rydalmere, Camellia and Granville). 

 Lobbying and facilitating improved transport links to improve access to potential labour markets 
relative to other centres and enhance the prospects of attracting additional employment to the 
Parramatta CBD. 
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1.5 PARRAMATTA CBD PLANNING STRATEGY (2015) 

1.5.1 OVERVIEW 
Council recently integrated the draft Parramatta City Centre Planning Framework Study (2014) and the 
draft Parramatta Auto Alley Planning Framework Study (2014) into one document: Parramatta CBD 
Planning Strategy (2015).  The Planning Strategy is effectively a consolidation of the recommendations in 
the CBD and Auto Alley studies and also reflects previous Council resolutions.  The Planning Strategy 
was adopted by Council on 27 April 2015. 

The objectives of the Strategy comprise: 

1. To set the vision for the growth of the Parramatta CBD as Australia's next great city 

2. To establish principles and actions to guide a new planning framework for the Parramatta CBD 

3. To provide a clear implementation plan for delivery of the new planning framework for the Parramatta 
CBD. 

The Parramatta CBD Planning Strategy sets the direction for the project and details the ‘Actions’ that will 
inform a future Planning Proposal to amend the planning controls for the CBD.  Key actions in the 
strategy include the following: 

 Investigate the potential expansion of the CBD boundary 

 Conduct feasibility testing to increase FSRs to predominantly 10:1 and 6:1 across the CBD 

 Only allow FSRs greater than 3:1 for those sites over 1,000 sq.m (or smaller sites that demonstrate 
design excellence) 

 Investigate removal of any height controls, except in some key areas 

 Investigation of potential sun access controls to key public spaces 

 Investigate expansion of the commercial core, and potentially opening parts of the core up to some 
residential uses (subject to significant commercial floorspace being provided in the first instance) 

 Setting an employment growth target of 27,000 additional jobs and residential growth target of 7,500 
additional dwellings by 2036 for the CBD 

 Detailed investigation of infrastructure needs, including funding mechanisms 

 Promotion of tower slenderness and design excellence. 

1.5.2 KEY ACTIONS RELEVANT TO STUDY 
The following actions are considered to be most relevant to facilitating the development of A-Grade Office 
Space in the Parramatta CBD: 

 Investigating the expansion of the commercial core with additional areas outlined in Map 1.7 and 
comprising: 

 Parramatta Justice Precinct 

 Parramatta Square (eastern end) 

 Westfield Parramatta 

 Auto Alley.  
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 Investigate the potential for residential uses in the Commercial Core, other than in the Auto Alley 
precinct (where high density will be permitted directly adjacent to the Core), subject to the following 
conditions being met: 

 A significant quantum of office space (a minimum of 20,000 sq.m) is built before residential 
occupation of a development site 

 Sites deliver primarily employment uses (50% or more of floorspace is employment 
generating) 

 Non-residential FSR exceeding the minimum requirement above is exempt from the 
maximum FSR to provide incentives to encourage more commercial development. 

 Subject to urban design testing, a minimum non-residential FSR of 1:1 must be achieved for all 
sites in the mixed use zone of the Parramatta CBD.  Non-residential FSR exceeding this minimum 
requirement should be exempt from the overall maximum FSR for mixed use zones.  This 
effectively provides a bonus to developers for providing non-residential floorspace in excess of the 
minimum 1:1. 

PARRAMATTA CBD PLANNING STRATEGY PROPOSED COMMERCIAL CORE  MAP 1.7 

 
Source: Parramatta CBD Planning Strategy 
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 Conduct feasibility testing to increase FSRs to predominantly 10:1 and 6:1 across the CBD (See Map 
1.8) 

PARRAMATTA CBD PLANNING STRATEGY PROPOSED FSR MAP 1.8 

 
Source: Parramatta CBD Planning Strategy 
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2 Parramatta CBD Office Market  
This section analyses the current and historical performance of the Parramatta CBD office market 
including proposed developments. 

2.1 OFFICE BUILDING CLASSIFICATION 
The Property Council of Australia (PCA) classifies office buildings according to criteria which influence a 
building’s ability to attract occupants and sustain rental performance.  Key criteria include building quality, 
size, floorplate, environmental rating, lifts, amenity and services as outlined in the A Guide to Office 
Building Quality 2012.  The key classifications and criteria for the assessment of new office buildings 
comprise: 

 Premium grade office buildings are landmark office buildings with expansive views or outlook, 
ample natural lighting, prestige lobby and finishes, high quality access from an attractive street setting 
and premium maintenance. 

 >30,000 sq.m in Sydney/Melbourne/Brisbane/Perth CBDs and >20,000 sq.m in other CBDs 

 Floorplate > 1,500 sq.m Sydney/Melbourne/Brisbane/Perth CBDs and >1,200 sq.m in other CBDs 

 Full building management control systems (BCMS) 

 Lifts (it is noted there are specific performance requirements for lifts that apply to all 
classifications with different service requirements for different classifications) 

 Management onsite for buildings >30,000 sq.m 

 Security with CCTV systems 

 Change rooms and showers 

 Carpark with loading docks or delivery bays 

 5 Star Green Star Design Rating including 5 Star NABERS Office Energy rating commitment. 

 A-Grade office buildings are high quality with good views, outlook and natural light, good quality 
access from an attractive street setting and high quality maintenance. 

 >10,000 sq.m in Sydney/Melbourne/Brisbane/Perth CBDs and >5,000 sq.m in other CBDs 

 Floorplate > 1,000 sq.m Sydney/Melbourne/Brisbane/Perth CBDs and >800 sq.m in other CBDs 

 Full building management control systems (BCMS) 

 Lifts 

 Management onsite for buildings >30,000 sq.m 

 Security with CCTV systems 

 Change rooms and showers 

 Carpark with loading docks or delivery bays 

 4 Star Green Star Design Rating including 4.5 Star NABERS Office Energy rating commitment. 

 B-Grade office buildings are quality office space with a good standard of finish and maintenance. 

 >6,000 sq.m in Sydney/Melbourne/Brisbane/Perth CBDs and >3,000 sq.m in other CBDs 

 Floorplate > 700 sq.m Sydney/Melbourne/Brisbane/Perth CBDs and >600 sq.m in other CBDs 

 Building management 
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 Electrical and mechanical minimum requirements  

 Security with CCTV systems 

 4 Star Green Star Design Rating including 4 Star NABERS Office Energy rating commitment. 

 C-Grade office buildings are average quality space with lifts. 

 D-Grade office buildings are poor quality space not accommodated in the other categories.  

2.2 PARRAMATTA CBD 
The following map outlines the Parramatta CBD as defined by the PCA as part of their Office Market 
Report.  The Parramatta CBD is considered to comprise five sub-sectors with the current Commercial 
Core zoned land primarily located within the Mid City and East precincts. 
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PARRAMATTA CBD AND EXISTING COMMERCIAL CORE MAP 2.1 
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2.3 EXISTING SUPPLY 
Chart 2.1 outlines the breakdown of office stock as of January 2015.  The Parramatta CBD has a total 
office stock of 680,317 sq.m as at January 2015.  A-Grade office stock accounts for 40% while B-Grade 
office stock accounts for 31% of the total stock.  

Office Stock by Grade 
PARRAMATTA CBD, JANUARY 2015 CHART 2.1 

 

The following chart outlines the historical growth in office space in the Parramatta CBD over the last 10 
years.  Total office space has increased from around 600,000 in January 2005 to 680,000 in January 
2015.  It is noted that there was a reclassification of office space in January 2008 and again in January 
2014, with the increase in A-Grade and B-Grade space at the expense of lower grade stock.  It is noted 
that there was no additional A-Grade or B-Grade space developed in this year. 

Historical Office Stock by Grade 
PARRAMATTA CBD JANUARY 2005 TO JANUARY 2015 CHART 2.2 

 

Source : PCA Office Market Report January 2015 ; Urbis
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Table 2.1 outlines the completion year, floorplate size, net lettable area and key tenants of 20 of the 
largest office buildings in Parramatta CBD.  Recent developments include: 

 Eclipse Tower: Located at 60 Station Street East, Parramatta towards the south-east of the 
Parramatta CBD.  The 20 storey A-Grade commercial office building was completed in 2012 with 
25,080 sq.m of commercial space and 580 sq.m of retail space.  It has an average floorplate of 
around 1,320 sq.m. 

 Sydney Water Headquarters: Located at 40-60 Darcy Street, Parramatta to the north of the train 
station.  The 16 storey commercial building was completed in 2009 with a net lettable area of 23,000 
sq.m and an average floorplate of 1,600 sq.m. 

 Parramatta Justice Precinct: The Parramatta Justice Precinct is located towards the north-west of the 
Parramatta CBD.  The 21,000 sq.m administrative office building was completed in 2007 to 
accommodate the Attorney General’s Office.  The building has a floorplate of around 2,100 sq.m with 
the brief asking for a large open flexible floorplate to encourage social connectivity. 

It is noted that most recent office buildings are around 20,000 sq.m in size with a floorplate of over 1,300 
sq.m.  This reflects the difficulties in achieving the necessary pre-commitments to develop large office 
buildings and the trend towards larger floorplates to meet the requirements of office tenants.  These 
buildings are in line with the threshold for new A-Grade office space in major CBDs (20,000 sq.m building 
size and 1,000 sq.m floorplate) as outlined in the A Guide to Office Building Quality 2012. 
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Notable Office Buildings 
PARRAMATTA CBD TABLE 2.1 

 

 

Address (Name) Year 
Completed

Floorplate 
(sq.m)

NLA* 
(sq.m) Parking Key Tenants

1 Charles Street, Parramatta (NSW Police Headquarters) 2003 3,300 32,735 444 NSW Police

60 Station Street East, Parramatta (Eclipse Tower) 2012 1,320 25,660 144 Deloitte, QBE, Landcom, Servcorp

40 - 60 Darcy Street, Parramatta (Sydney Water 
Headquarters) 2009 1,600 23,000 354 Sydney Water

Parramatta Justice Precinct 2007 2,100 21,000 N/a Department of the Attorney General.
150 George Street, Parramatta (Colonial Tower) 1992 1,100 21,964 492 Commonwealth Bank

110 George Street, Parramatta (The Octagon) 1990 3,200 20,845 343 Department of Veterans Affairs Network, HealthShare NSW, Page 
Personnel

130 George Street, Parramatta 1984 1,440 19,894 332 AON, Department of Human Services, Hays Recruitment, Medicare, 
NSW Police

101 George Street, Parramatta (101 George) 2006 1,930 18,066 295 Commonwealth Bank, MMD Construction Consultants

10 Valentine Avenue, Parramatta (Macquarie Tower) 1987 1,256 15,996 316 Various NSW government agencies, My Credit Union

10 Smith Street, Parramatta (The Barrington) 1970 1,208 13,609 167 HSBC, Matthews Folbigg Lawyers, NSW Fair Trading, Robert Walters
18 Smith Street, Parramatta (Century Centre) 2000 1,600 11,984 172 Australian Electoral Commission, Suncorp and Telstra
25 Smith Street, Parramatta 2007 1,293 11,058 51 IAG

2 Wentworth Street, Parramatta (Signature Tower) 1989 1,100 10,941 118 Various NSW government agencies

27 Argyle Street, Parramatta (The Centurion) 2006 1,395 10,249 129 Various NSW government agencies
100 George Street, Parramatta 1982 732 10,000 105 University of Western Sydney, Coleman Greig, ACMA
1 Fitzwilliam Street, Parramatta (Enterprise House) 1988 1,500 9,782 106 Raffles College of Design and Commerce

75 George Street, Parramatta 1985 1,850 9,535 103 Chandler Macleod Group, Hymix Australia, Reachlocal Australia

31 Macquarie Street, Parramatta (Macquarie Towers) 1983 1,100 9,400 204 Department of Community Services, Office Of State Revenue

56 Station Street East, Parramatta 1988 1,100 9,010 206 QBE

132 Marsden Street, Parramatta (Lang Centre) 1985 2,004 8,744 230 Office of State Revenue
20 O'Connell Street, Parramatta (Jessie Street Centre) 1988 1762 - 1987 53,824 350 Australian Taxation Office, Arthur J Gallagher
Note: *Net Lettable Area
Source : Cityscope  ;  Urbis
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2.4 VACANCY LEVEL BY GRADE 
Chart 2.3 outlines the office vacancy by grade in the Parramatta CBD as at January 2015.  Overall, the 
Parramatta CBD recorded a vacancy rate of 6.3% in January 2015 with key characteristics including: 

 A-Grade office has the lowest vacancy level with 2,316 sq.m of vacant space equating to 1% vacancy 
rate 

 B-Grade has the second highest vacancy level and rate at 18,418 sq.m and 9% respectively 

 C-Grade office has the highest vacancy level and rate at 19,726 sq.m and 19% respectively 

 D-Grade office has the second lowest vacancy level and rate at 2,466 sq.m and 3% respectively, 
albeit off a low supply base. 

Office Vacancy by Grade 
PARRAMATTA CBD, JANUARY 2015 CHART 2.3 

 

2.5 HISTORIC NET ABSORPTION BY GRADE 
Chart 2.4 illustrates the six month net absorption rate in the Parramatta CBD office market from July 2008 
to January 2015.  The net absorption of A-Grade office space included: 

 Early 2009: Completion of the Sydney Water Headquarters 

 Late 2012: Completion of the Eclipse Tower 

 Late 2013: Reclassification of existing office buildings under the grading scheme.  This included the 
increase in A-Grade and B-Grade space at the expense of lower grade stock.  It is noted that there 
was no additional A-Grade or B-Grade space developed in this year. 

Overall, the chart highlights the limited net absorption of stock other than the completion of major 
buildings in 2009 and 2012. 

 

 

 

Source : PCA Office Market Report January 2015 ; Urbis

2,316

18,418
19,726

2,4661%

9%

19%

3%

0%

2%

4%

6%

8%

10%

12%

14%

16%

18%

20%

 -

 5,000

 10,000

 15,000

 20,000

 25,000

A Grade B Grade C Grade D Grade

V
acancy (%

)
V

ac
an

cy
 (s

q.
m

)



 

20 PARRAMATTA CBD OFFICE MARKET   
URBIS 

PARRAMATTA A-GRADE OFFICE ASSESSMENT FINAL 
 

6 Months Net Absorption by Grade 
PARRAMATTA CBD, JULY 2008 TO JANUARY 2015 CHART 2.4 

 

2.6 RENTAL COST 
Table 2.2 outlines the office rental rates in the Parramatta CBD for A-Grade and B-Grade office space in 
early 2015. 

 Existing A-Grade office in Parramatta is reported to achieve gross face rents of $450-$555/sq.m, net 
face rent of $360-$450/sq.m and net effective rent of $306-$360/sq.m.  Discussions with agents 
indicate new A-Grade net face rents (while not trading often) are in the range of around $510-$540. 

 B-Grade office in Parramatta is reported to achieve gross face rent of $365-$460/sq.m, net face rent 
of $275-$350/sq.m and net effective rent of $227-$263/sq.m. 

Office Market Rents 
PARRAMATTA CBD, MARCH 2015 TABLE 2.2 

 

Table 2.4 shows the advertised rent on Realcommercial.com.au on 3 June 2015 for office vacancies in 
the Parramatta CBD.  Most of the office vacancies are for smaller tenancies under 1,000 sq.m, which 
reflects the low vacancies in A-Grade stock. 

 

 

 

 

 

Source : PCA Office Market Report January 2015 ; Urbis
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Asking Office Rents 
PARRAMATTA CBD, JUNE 2015 TABLE 2.3 

 

2.7 PROPOSED NEW DEVELOPMENT 
Table 2.5 outlines the major proposed office developments in and around the Parramatta CBD.  The 
majority of proposed office space is contained within the Parramatta Square development.  Overall, there 
is almost 280,000 sq.m of proposed office space.  

 V by Crown is a mixed-use residential, retail and commercial development with an estimated 4,122 
sq.m of B-Grade commercial space expected to be completed by 2016.   

 George Street Mixed Development is a 13 storey commercial development with an estimated 
11,567 sq.m of A-Grade commercial space.   

 Westfield Parramatta is a 20 storey, commercial development with an estimated 35,000 sq.m of A-
Grade commercial space.   

 Philip Street Office is a large site located at the north-west corner of the Commercial Core which 
currently has several office buildings.  A Planning Proposal has been mooted, which includes an 
expansion of office space on George Street with the development of residential apartments along 
Phillip Street.  There is a previous development approval for an office building of around 20,000 sq.m 
though the development did not proceed. 

 Parramatta Square comprises a 3 ha, $1.6 billion mixed use development bound by Church, 
Macquarie, Smith and Darcy Streets.  Parramatta Square is to be developed over six stages and will 
provide 700 apartments, 150 hotel rooms, public uses and over 190,000 sq.m of commercial office 
floorspace on completion.  Key stages anticipated to comprise office space include: 

 Stage 1: 1PSQ is stage one of the Parramatta Square masterplan.  It will be the location of UWS 
Parramatta City Campus.  1PSQ will have an estimated 27,440 sq.m of A-Grade commercial 
floorspace and it is scheduled to be completed by the end of 2016. 

 Stage 3: Office tower with 24,000 sq.m of A-Grade commercial floorspace and 7,000 sq.m of 
public facilities.  The development application was withdrawn and the project is under review. 

 Stage 5-6: Dual commercial office towers with 140,000 sq.m of A-Grade commercial floorspace. 

Address Asking Rent ($/sq.m) Floor Area (sq.m)

9 Wentworth Street, Parramatta $360 net + GST 478-1,715

88 Phillip Street, Parramatta $360-$400 190+

91 Phillip Street, Parramatta $350 278-970

20 Smith Street, Parramatta $390 net + GST 201-897

60 Macquarie Street, Parramatta $350 gross + GST 220-2,264

16-18 Wentworth Street, Parramatta $385 gross + GST 400-875

460 Church Street, Parramatta $275 net + GST 120-1,500

1 Horwood Place, Parramatta $300 gross + GST 470-950

Levels 1 & 2, 7 Parkes Street, Parramatta $300 net + GST 346-692

33 Argyle Street, Parramatta $370-$450 125-500

11 Parkes Street, Parramatta $330 gross 100-524

Suite 2, Level 4, 7 Hassall Street, Parramatta $350 gross + GST 632

Level 5, Suite 2, 31-39 Macquarie Street, Parramatta $350 gross + GST 600

Suite 1 & 2, 239 Church Street, Parramatta $350 gross + GST 250-500

Source : Real Commercial as of 03/06/15 ; Urbis



 

22 PARRAMATTA CBD OFFICE MARKET   
URBIS 

PARRAMATTA A-GRADE OFFICE ASSESSMENT FINAL 
 

PROPOSED OFFICE AND MIXED USE DEVELOPMENTS MAP 2.2 
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Proposed New Office Developments 
PARRAMATTA CBD, AS AT MAY 2015 TABLE 2.4 

 

 

 Project Title  Project Address Development Type Estimated Commercial 
Floorspace (sq.m)

Anticipated 
Office Grade

V by Crown 134-140 Marsden St Mixed Use 4,122 B
George Street Mixed Development 89 George St Commercial 11,567 A
1PSQ 143 & 169 Macquarie St Commercial 27,440 A
Parramatta Square (Stage 4) Church St Mixed Use N/a B
St George Bank Office 75 George St Commercial 2,907 A
Phillip Street Office 105 Phillip St and 130 George St Commercial 19,730 A
Church and Macquarie Streets Commercial Building 220-222 Church St & 48 Macquarie St Mixed Use N/a A
Westfield Parramatta Argyle St & Church St Commercial 35,000 A
Parramatta Square (Stage 3) 153 Macquarie St Mixed Use 24,000 A
Parramatta Square (Stages 5 and 6) 12-13 Darcy St Commercial 140,000 A
Parramall Development 55-67 George St Mixed Use 14,576 A
Total 279,342
Source : Cordell Connect;  Urbis



 

24 COMPETITIVE COMMERCIAL LOCATIONS   
URBIS 

PARRAMATTA A-GRADE OFFICE ASSESSMENT FINAL 
 

3 Competitive Commercial Locations 
This section provides profiles of commercial centres that are considered to be the key competitors to the 
Parramatta CBD.  The profiles provide a summary of key characteristics including transport infrastructure, 
amenity, current and historical office performance and development and residential development. 

 Sydney CBD 

 North Sydney CBD 

 North Ryde/ Macquarie Park 

 Chatswood CBD 

 Brisbane CBD. 

While the Brisbane CBD is not considered to be a key competitor to the Parramatta CBD, a profile has 
been included as there are some key similarities and implications relating to the potential development of 
the Parramatta CBD. 
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3.1 SYDNEY CBD 

SYDNEY CBD 

 

DESCRIPTION 

The Sydney CBD is the main financial and economic hub of Australia.  It extends 
southwards for approximately 3km from Circular Quay to Central Train Station and is 
bounded by Darling Harbour to the west, and Hyde Park/The Domain to the east. 

AREA 2.4 sq.km 

AMENITIES 

The Sydney CBD boasts extensive retail offerings including Westfield Sydney, the 
Queen Victoria Building and others.  These range from convenience retailers to luxury 
boutique operations. 

There is significant public domain along the Sydney Harbour foreshore, Royal Botanic 
Gardens and Hyde Park.   

TRANSPORT 
INFRASTRUCTURE 

Train: Six train stations (Central, Town Hall, Wynyard, Museum, Circular Quay and St 
James) connect the Sydney CBD to the rest of Sydney.  Intercity train services also 
connect Sydney CBD to other towns and cities outside Sydney metro area (e.g. 
Central Coast, Illawarra and South Coast, Blue Mountains). 

Bus: Express (Metrobus) and normal buses to most areas of Sydney, in particular 
eastern, southern, north shore and beaches, and inner-western suburbs.  

Light Rail: Connects Sydney CBD to inner western Sydney.  A new light rail line which 
extends from Circular Quay to Kingsford has been proposed and it is currently entering 
a detailed final design stage before major construction works begin. 

Ferry: Circular Quay is the hub of the ferry network and it connects the Sydney CBD 
to Manly, Balmain, eastern suburbs, lower north shore and Parramatta River. 

Car: Connected to Greater Sydney by major arterial roads such as Eastern Distributor, 
Western Distributor, Parramatta Road and Sydney Harbour Bridge. 

WHITE COLLAR 
RESIDENT WORKERS 
(5KM RADIUS) 

134,000 

STOCK 
STOCK 
(SQ.M) 

% OF TOTAL 
STOCK 

VACANCY 
(SQ.M)) 

VACANCY 
(%) 

NET ABSORPTION 
(SQ.M)1 

Premium Grade 793,963 16% 56,808 7% 23,436 

A-Grade 1,835,294 37% 146,417 8% 37,845 

B-Grade 1,576,404 32% 115,521 7% 3,822 
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C-Grade 563,308 11% 37,341 7% -13,227 

D-Grade 192,759 4% 13,533 7% -2,060 

Total Stock 4,961,728 100% 369,620 7% 49,816 

A-GRADE RENTS 
(MARCH 2015) 

Gross Face Rent ($/sq.m) $730 - $1,020 

Net Face Rent ($/sq.m) $600- $850 

Net Effective Rent ($/sq.m) $396 - $493 

MEDIAN NLA AND 
FLOORPLATE OF A-
GRADE STOCK 2 

Net Leasable Area (sq.m) 21,700 

Floorplate (sq.m) 1,500 

RESIDENTIAL 
The number of residential dwellings increased from around 9,850 in 2006 to 12,640 in 
2011.  There has been a growing trend towards older office buildings being 
redeveloped into residential apartments. 

COMPETITIVE POSITION 
The Sydney CBD is arguably Australia’s commercial gateway to the world and is 
Australia’s financial hub.  As a result the majority of national headquarters are located 
in the Sydney CBD. 

Note: 1. Average annual absorption over last 10 years.  2. Median net lettable area and floorplate of A-Grade stock completed in the last 10 years. 
Source: PCA, ABS, Savills, Urbis 
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3.2 NORTH SYDNEY 

NORTH SYDNEY 

  

DESCRIPTION 

North Sydney is a major commercial district in the lower north shore of Sydney.  It 
extends northwards for approximately 1.6km from Luna Park along the Pacific 
Highway. 

AREA 0.7 sq.km 

AMENITIES 

The retail offering is concentrated north of the North Sydney railway station around 
Greenwood Plaza and Berry Square. 

There are relatively few public domain areas in the core of the CBD  

TRANSPORT 
INFRASTRUCUTRE 

Train: Access to two stations (North Sydney and Milsons Point) on the North Shore, 
Northern and Western line.  There is also a proposal to include a further station as part 
of a second harbour crossing. 

Bus: Connects North Sydney CBD to local surrounding areas, train stations and the 
Sydney CBD.  A Metrobus route passes through North Sydney, connecting Artarmon 
to Botany via Sydney CBD. 

Light Rail: None 

Ferry: Milsons Point Wharf which has services along the Parramatta River and 
Sydney Harbour. 

Car: Connected by Pacific Highway and Warringah Freeway. 

WHITE COLLAR 
RESIDENT WORKERS 
(5KM RADIUS) 

98,000 

STOCK 
STOCK 
(SQ.M) 

% OF TOTAL 
STOCK 

VACANCY 
(SQ.M)) 

VACANCY 
(%) 

NET ABSORPTION 
(SQ.M) 1 

Premium Grade 36,500 4% 0 0% -32 

A-Grade 186,296 23% 10,941 6% -4,584 

B-Grade 425,616 52% 46,240 11% 2,949 

C-Grade 160,026 19% 16,008 10% 6,487 

D-Grade 13,752 2% 1,366 10% 232 
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Total Stock 822,190 100% 74,555 9% 5,052 

A-GRADE RENTS 
(MARCH 2015) 

Gross Face Rent ($/sq.m) $670 - $840 

Net Face Rent ($/sq.m) $550 - $710 

Net Effective Rent ($/sq.m) $399 - $497 

MEDIAN NLA AND 
FLOORPLATE OF A-
GRADE STOCK 2 

Net Leasable Area (sq.m) 20,500 

Floorplate (sq.m) 1,300 

RESIDENTIAL 
There has been a growing trend towards older office buildings (in Milsons Point 
especially) being redeveloped into residential apartments. 

COMPETITIVE POSITION 

The North Sydney CBD benefits from its Harbour Front location in close proximity to 
the Sydney CBD.  North Sydney has experienced significant competition in the last 
decade from North Ryde with telecommunications companies relocating out of North 
Sydney.  The CBD is relatively constrained with only a couple of key development 
sites remaining in the CBD. 

Note: 1. Average annual absorption over last 10 years.  2. Median net lettable area and floorplate of A-Grade stock completed in the last 10 years. 
Source: PCA, ABS, Savills, Urbis 
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3.3 NORTH RYDE/ MACQUARIE PARK 

NORTH RYDE/ 
MACQUARIE PARK 

 

DESCRIPTION 

The North Ryde/Macquarie Park centre consists of the Macquarie Park corridor, a 
major research and business centre for communications, medical research, 
pharmaceutical and IC&T sectors.  It extends south eastward for 4km from Macquarie 
University. 

AREA 2.2 sq.km 

AMENITIES 

Few retail opportunities for workers that are not located in the immediate surroundings 
of Macquarie Centre. 

There is limited public domain in the precinct. 

TRANSPORT 
INFRASTRUCUTRE 

Train: Access to three train stations (Macquarie Park, Macquarie University and North 
Ryde) on the North Shore, Northern and Western line. Plans to upgrade and convert 
the Epping to Chatswood section to the new rapid transit system as part of the North 
West Rail link in 2019. 

Bus: Around 30 bus routes travel in and around the precinct from the Sydney CBD, 
North Sydney, Parramatta, Hurstville, Chatswood and Castle Hill.  

Light Rail: None, however there has been discussions around the potential for a 
future Macquarie Park-Parramatta light rail line. 

Ferry: None 

Car: Accessible via the M2 Motorway, Epping Road and Lane Cove Road. 

WHITE COLLAR 
RESIDENT WORKERS 
(5KM RADIUS) 

51,000 

STOCK 
STOCK 
(SQ.M) 

% OF TOTAL 
STOCK 

VACANCY 
(SQ.M) 

VACANCY 
(%) 

NET ABSORPTION 
(SQ.M) 1 

Premium Grade 0 0% N/a N/a 0 

A-Grade 615,716 71% 49,503 8% 36,125 

B-Grade 228,026 26% 35,763 16% -2,260 

C-Grade 20,017 2% 1,025 5% -1,048 

D-Grade 2,721 0% 0 0% 0 
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Total Stock 866,480 100% 86,291 10% 32,818 

A-GRADE RENTS 
(MARCH 2015) 

Gross Face Rent ($/sq.m) $390 - $445 

Net Face Rent ($/sq.m) $310 - $345 

Net Effective Rent ($/sq.m) $225 - $224 

MEDIAN NLA AND 
FLOORPLATE OF A-
GRADE STOCK 2 

Net Leasable Area (sq.m) 11,800 

Floorplate (sq.m) 1,900 

RESIDENTIAL 
There are virtually no residential apartments located within the North Ryde/ Macquarie 
Park precinct.  However the NSW Government has identified two adjacent Priority 
Precincts with the capacity to develop a significant number of dwellings.   

COMPETITIVE POSITION 

North Ryde/ Macquarie Park has recorded significant growth and has surpassed North 
Sydney and Parramatta to be Sydney’s second largest office market.  It has benefited 
from the ability to develop low-rise (i.e. less than 10 storeys) large floorplate office 
buildings on large sites at relatively low prices.  This has allowed it to attract office 
tenants to purpose built campus-style facilities with relatively cheap rents compared to 
“conventional” office tower supplies in centres like Sydney CBD, North Sydney, 
Chatswood and Parramatta. 

Note: 1. Average annual absorption over last 10 years.  2. Median net lettable area and floorplate of A-Grade stock completed in the last 10 years. 
Source: PCA, ABS, Savills, Urbis 
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3.4 CHATSWOOD 

NORTH SYDNEY 

 

DESCRIPTION 
Chatswood is a core commercial and retail district in the North Shore.  The precinct 
extends approximately 1km from Pacific Highway along Victoria Ave. 

AREA 0.5 sq.km 

AMENITIES 

Due to the small size of the precinct, retail amenities are accessible and they are 
concentrated in Westfield Chatswood and Chatswood Chase.  The retail footprint has 
extended to also include areas around the Chatswood Transport Interchange, which 
is focused on food and beverage offers that are also accessible to the local office 
based workforce. 

Public domain in the form of open space and seats from Chatswood station along the 
Victoria Ave retail strip. 

TRANSPORT 
INFRASTRUCUTRE 

Train: Access to Chatswood station to the North Shore and Northern Line and 
Western Line.  Plans to upgrade and convert the Epping to Chatswood section to 
integrate with the new North West Rail link rapid transit system in 2019. 

Bus: Variety of local bus routes connects Chatswood to its surrounding areas.  
Cross-regional and Metrobus services link Chatswood to Parramatta and Bondi 
Junction. 

Light Rail: None 

Ferry: None 

Car: Accessible via the Pacific Highway and Gore Hill Freeway. 

WHITE COLLAR 
RESIDENT WORKERS 
(5KM RADIUS) 

68,000 

STOCK 
STOCK 
(SQ.M) 

% OF TOTAL 
STOCK 

VACANCY 
(SQ.M) 

VACANCY 
(%) 

NET ABSORPTION 
(SQ.M) 1 

Premium Grade 0 0% N/a N/a 0 

A-Grade 157,412 55% 13,673 9% 1,068 

B-Grade 81,146 28% 6,963 9% 516 

C-Grade 46,233 16% 2,700 6% 1,152 

D-Grade 454 0% 0 0% 22 
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Total Stock 285,245 100% 23,336 8% 2,758 

A-Grade Rents (March 
2015) 

GROSS FACE RENT ($/SQ.M) $520-$610 

Net Face Rent ($/sq.m) $410 - $500 

Net Effective Rent ($/sq.m) $290-$350 

MEDIAN NLA AND 
FLOORPLATE OF A-
GRADE STOCK 2 

Net Leasable Area (sq.m) N/a 

Floorplate (sq.m) N/a 

RESIDENTIAL 

The number of residential dwellings increased from around 2,290 in 2006 to 2,510 in 
2011.  Since 2011, there has been additional residential development in and around 
the CBD including around 550 apartments in the Metro Residences above the 
Chatswood Transport Interchange.  It is noted that residential had been blamed for a 
higher level of vacancy during 2008-2010, however this vacancy has fallen 
dramatically, indicating the impact of residential development may not have been that 
great. 

COMPETITIVE POSITION 

The Chatswood CBD has not attracted much office development in the last decade.  
The CBD benefits from high amenity with Westfield Chatswood and a vibrant food and 
beverage and cultural offering. 

New residential apartment development has been the predominant form of 
development and has displaced a number of potential commercial sites. 

Note: 1. Average annual absorption over last 10 years.  2. Median net lettable area and floorplate of A-Grade stock completed in the last 10 years. 
Source: PCA, ABS, Knight Frank, Urbis 
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3.5 BRISBANE CBD 

BRISBANE CBD  

DESCRIPTION 
Brisbane CBD is the financial and economic hub of Queensland.  It is a triangular shaped 
area bounded by Brisbane River and Spring Hill with Gardens Point at its tip.  

AREA 1.2 sq.km 

AMENITIES 

Extensive retail offerings throughout the precinct in particularly in and around Queen 
Street Mall. 

Strong public domain along the Brisbane River and Brisbane City Botanic Gardens. 

TRANSPORT 
INFRASTRUCUTRE 

Train: Central and Roma Street train stations connects the Brisbane CBD to rest of 
Brisbane.  There have been plans for a new river rail crossing and new stations, though 
this is currently off the table.  

Bus: Queen Street and King George Square bus stations 

Light Rail: None.  Light rail has previously been proposed 

Ferry: Four wharfs (North Quay, QUT, Eagle Street Pier and Riverside) connect Brisbane 
CBD to areas around the Brisbane River 

Car: Accessible by Kelvin Grove Road to the north, Kingsford  Smith Drive to the east, 
Coronation Drive to the west, and Pacific Motorway to the south 

WHITE COLLAR 
RESIDENT WORKERS 
(5KM RADIUS) 

94,181 

STOCK STOCK (SQ.M) 
% OF TOTAL 
STOCK 

VACANCY 
(SQ.M) 

VACANCY (%) 
NET ABSORPTION 
(SQ.M) 1 

Premium Grade 204,056 9% 18,651 9% 7,670 

A-Grade 880,133 40% 97,616 11% 26,064 

B-Grade 827,161 38% 190,135 23% -16,147 

C-Grade 221,596 10% 26,806 12% 3,997 

D-Grade 60,857 3% 10,105 17% 1,477 

Total Stock 2,193,803 100% 343,313 16% 23,060 
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A-Grade Rents (March 
2015) 

GROSS FACE RENT ($/SQ.M) $580 - $700 

Net Face Rent ($/sq.m) $460 - $545 

Net Effective Rent ($/sq.m) N/a 

MEDIAN NLA AND 
FLOORPLATE OF A-
GRADE STOCK 2 

Net Leasable Area (sq.m) N/a 

Floorplate (sq.m) N/a 

RESIDENTIAL 

There was an estimated 3,700 residential dwellings in the Brisbane CBD in 2011.  The 
CBD has created a vibrant precinct with a mix of quality residential apartment buildings 
looking over the Brisbane River. 

Residential has been a significant part of the Brisbane CBD.  In the early 2000's there was 
a fear that residential would take over all of the available commercial sites.  Whilst 
residential did increase quickly, once the demand for office surged, the highest and best 
use flipped and now there is an oversupply of office. 

COMPETITIVE 
POSITION 

The Brisbane CBD is home to the majority of major corporate businesses in Brisbane.  
Office is more heavily influenced by State Government, with a strong representation from 
mining related companies.   

Brisbane does not have the same fragmented office market as Sydney does.  The CBD is 
surrounded by several fringe office markets with lower density office buildings though there 
are no major suburban centres. 

Note: 1. Average annual absorption over last 10 years.  2. Median net lettable area and floorplate of A-Grade stock completed in the last 10 years. 
Source: PCA, ABS, Savills, Urbis 
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3.6 IMPLICATIONS FOR PARRAMATTA 
The commercial CBD profiles outlined above have implications for the Parramatta CBD including: 

 Area: The Parramatta CBD (as defined by the PCA OMR) covers an area of around 1.4 sq.km with 
total office stock of around 680,000 sq.m.  In comparison, the Brisbane CBD covers an area of 
around 1.2 sq.km and almost 2.2 million sq.m of office space.  This indicates that the Parramatta 
CBD has the potential to increase in density. 

The main commercial core to the north of the train line, accounts for an area of around 0.3 sq.km, 
which equates to approximately 20% of the total area. 

 Amenity: The Parramatta CBD boasts high amenity with Westfield Parramatta, the Parramatta River 
and surrounding parkland, Church Street ‘eat street’ and access to a range of personal services 
desirable to office workers. 

 Residential: The Parramatta CBD (as defined by the PCA OMR) recorded an estimated 3,910 
dwellings in 2011, with growth of 535 dwellings from 2006.  This equated to average annual growth of 
3% over the five years.  Most CBDs contain residential development to create a more vibrant centre. 

 A-Grade Office: Parramatta has very low A-Grade office vacancy rates that are effectively at 0%.  
This is normally a strong indicator that there is demand in the market for additional development as 
large tenants looking to expand operations do not have any existing space to move into and therefore 
need new buildings.  A-Grade office vacancy rates in the profiled centres range from 6-11% in 
January 2015, which is generally indicative of markets operating around equilibrium. 

 Rents: Despite very low vacancy rates, A-Grade rents are not at levels that would support large scale 
A-Grade office development.  It is understood that the Eclipse Tower achieved rents of almost $500 
per sq.m/pa in 2012.  It is noted that locations such as Macquarie Park ask significantly lower rents 
for new purpose-built buildings with large floorplates.  These business park locations are able to 
charge lower rents as the land is considerably cheaper and the construction costs for lower buildings 
are also considerably lower.  As such, it is difficult for Parramatta to compete on price as tenants 
requiring large office spaces are attracted by these business parks. 

 Recent Development: Most recent office buildings have required government pre-commitments to 
facilitate development.  This is likely in order to attract a rental level high enough to meet the 
threshold rent to meet the required return on investment. 
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4 Drivers of Office Tenant Demand 
This section reviews market drivers for commercial office floorspace demand, examining the future 
economic drivers and trends that will influence the mix of businesses operating within the Parramatta 
CBD.  This includes major attractors influencing the decision for tenants / business to locate to the 
Parramatta CBD.  Urbis spoke to office leasing agents operating in the Parramatta CBD to help inform the 
assessment of what major prospective office tenants are looking for and how they view the Parramatta 
CBD. 

Office tenants look at a range of factors when choosing an office building/location.  Key factors include: 

 Business operational benefits 

 Attractiveness to existing and potential staff to support the retention and recruitment of staff 

 Rental costs 

 Accessibility 

 Building costs 

 Floorplate size and flexibility 

 Access to high value management staff. 
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Drivers of Office Tenant Supply 
PARRAMATTA CBD TABLE 4.1 

DRIVER DESCRIPTION ASSESSMENT OF PARRAMATTA CBD 

Public Transport  Within easy walking distance of major public transport 
interchanges that provide access to workers over a large 
catchment area.  Key modes of transport include: 

 Train 

 Bus 

 Ferry 

 Light Rail. 

 The Parramatta railway station (refurbished in the mid-2000’s) is a major interchange, on 
the Blue Mountains, Cumberland and Western lines.  A number of government and 
privately provided bus routes also service Parramatta, including the North West T-Way (to 
Rouse Hill) and the Liverpool-Parramatta T-Way (to Liverpool), and five “Metrobus” 
services.  A free bus route (Route 900) is operated by the NSW Government providing free 
transport around the Parramatta CBD.   

 Ferry access is available via the Parramatta Ferry Wharf along the Parramatta River to 
Circular Quay.  However, ferry services are not well scheduled for commuters with hourly 
shuttle services before 9am connecting Parramatta and Rydalmere wharfs. Services 
continue between Rydalmere and Circular Quay. 

 Potential for the development of a light rail network to improve access to key nodes.  

 The Parramatta CBD is seen by corporations as being very accessible to a large 
prospective workforce with multiple public transport options including train, bus and ferry. 

Access to Parking  Access to parking within the building/site or nearby for 
staff and clients. 

 Vehicular access to Parramatta CBD is via Parramatta Road, the Great Western Highway, 
the M4 Western Motorway, Woodville Road, Windsor Road and James Ruse Drive. 

 There is a view that the Parramatta CBD is becoming very congested during the morning 
and evening peak with a shortage of parking.  Limited westbound connections from 
Parramatta CBD to the M4 Motorway exacerbate congestion issues as vehicles must either 
use the Cumberland Highway (via Great Western Highway) or James Ruse Drive 
interchanges to commence westbound journeys. 

Access to Workers  Location in proximity to where the majority of existing and 
potential staff live to improve staff retention and 
recruitment 

 Major office tenants generally place a higher priority on 
access to high value management staff, which are more 
difficult to replace. 

 Parramatta is centrally located within Greater Sydney, which provides access to a large 
potential labourforce.  This is supported by a relatively strong public transport network (as 
discussed above).   

 Major office tenants located in business parks have identified issues with retaining and 
attracting staff due to relatively poor accessibility, which has led them to look at locations 
such as the Parramatta CBD. 

 The Parramatta CBD has access to more affluent areas, where senior management are 
more likely to live, such as the Parramatta Ferry and North Shore train line (though direct 
connection to the North Shore train line relies on over a 40 minute journey via Central 
Sydney). 
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DRIVER DESCRIPTION ASSESSMENT OF PARRAMATTA CBD 

Access to Clients/ 
Customers 

 Proximity to key clients and customers to improve 
relationships and achieve synergies. 

 Parramatta has successfully attracted professional service firms such as accounting and 
legal operations looking to service their growing customer base in Western Sydney.  Other 
major corporations are also looking at Parramatta as part of their national portfolio of 
offices and expanding into the growing Western Sydney region. 

 The Global significance of the Sydney CBD means that the Parramatta CBD is unlikely to 
attract major corporate headquarters away from the Sydney CBD. 

Proximity to Suppliers  Proximity to key suppliers to improve relationships and 
achieve operational benefits. 

 The Parramatta CBD has generated a relatively strong critical mass across sectors such as 
legal, professional services and government services, which has benefits for businesses.  
This provides access to support services that are important to major corporations. 

Corporate Image  The office location(s) have implications for the corporate 
image of a business such as: 

 Global nature 

 Success 

 Importance of clients. 

 The Sydney CBD has the strong image as Australia’s Global Commercial Centre, which will 
make it difficult for Parramatta to attract international headquarters.  However, once a 
corporation has set up regional headquarters in Central Sydney and become established, 
the Parramatta CBD may become the preferred choice for additional/ secondary offices, or 
for back office operations. 

 Since the early 2000’s, Parramatta has seen a number of government agencies relocate 
their head offices to the area, creating a “government centre”. This includes the New South 
Wales Police Force and Sydney Water Corporation with the government looking to 
highlight the importance of Parramatta and Greater Western Sydney. 

Views  Attractive views can be viewed as a sign of corporate 
success with water/harbour views considered to be a 
sign of prestige 

 Major corporate businesses do not want to look out over 
poor quality buildings and residential apartments with 
‘washing on the balcony’. 

 Parramatta boasts the proximity to the Parramatta River and significant parkland that 
provides a good outlook for office tenants 

 In recent years, there has been several residential apartment buildings developed adjacent 
to the commercial core that are not considered to be of the highest quality. 

Office Floorplates  There has been a trend in recent years of professional 
firms looking to improve integration of business units and 
staff.  This is best achieved by larger office floorplates 
with several consecutive floors that are connected by 
stairs.  This includes floorplates of at least 1,300 sq.m 
though generally over 1,500 sq.m for major tenants. 

 Parramatta has experienced significant competition from new centres such as North Ryde, 
Norwest and Sydney Olympic Park, which have been able to development new large 
floorplate campus style office buildings 

 The older office buildings generally have floorplates of under 1,100 sq.m, which have had 
difficulty in leasing in recent years 

 All recent office buildings developed in the last decade in the Parramatta CBD have been 
over 1,290 sq.m 
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DRIVER DESCRIPTION ASSESSMENT OF PARRAMATTA CBD 

Building Quality  Large corporate tenants want office space that is similar 
to what they occupy in capital city CBDs.  This includes 
modern office buildings with attractive entrance/lobby, 
good lift service, good ceiling heights, on-site facilities 
and interconnecting staircases between levels (where 
possible). 

 Most of the existing A-Grade stock in Parramatta is more than 10 years old and does not 
meet the requirements of tenants.  As such, businesses looking to expand and upgrade 
their stock do not have many options (if any at all). 

 New office space developed in the Parramatta CBD (such as the Eclipse Tower and 
Sydney Water Building) have been able to achieve these requirements for the tenants, 
which was a major contributor in securing them as major pre-commitments.  

Cost of Office Space  The cost of office space is an important consideration for 
businesses as they try to reduce operation costs.  Rent 
represents a significant proportion of operational costs. 

 Parramatta has experienced significant price competition with new large floorplate campus 
style office buildings able to charge lower rents due to the significantly lower construction 
costs compared to conventional office towers. 

 Discussion with agents indicates there is strong demand at current office rents of around 
$500-$550.  Major tenants are willing to pay higher rents than business parks because of 
factors such as better amenity, accessibility, image and improved ability to attract and 
retain staff.  However, the higher rents in the Parramatta CBD are not sufficient to facilitate 
viable development as the construction costs for high rise office buildings are significantly 
higher than for mid rise campus style buildings. 

Proximity to Cafes/ 
Dining/ Bars 

 An extensive rage of cafes, restaurants and bars is 
important to staff looking for opportunities to have lunch 

 Provision of hospitality businesses is also attractive to 
businesses looking to entertain clients. 

 The dining and hospitality offer in the Parramatta CBD has improved considerably in recent 
years with the emergence of the Church Street precinct adding to the extensive offer in the 
CBD. 

 The Parramatta CBD is seen as providing significantly more local amenity than business 
parks which is supported by major corporations looking to relocate from business parks to 
CBD locations. 

Proximity to Retail 
Amenity 

 Office workers have a significant retail expenditure 
around their place of work and access to a large range of 
retail operations is attractive to workers.   

 Westfield Parramatta, the second largest shopping centre in Sydney, is well integrated with 
the Parramatta CBD and Parramatta Transport Interchange.  It provides workers with an 
extensive retail offering that is supported by strip retail along Church Street, Macquarie 
Street and George Street. 

 With office workers becoming more ‘time poor’, having access to good retail services in the 
Parramatta CBD is seen as an advantage by prospective tenants as workers in business 
parks have difficulty in undertaking personal tasks during lunch breaks and after work. 

Access to Childcare  Access to affordable childcare is an important 
consideration to businesses to retain staff.  

 The Parramatta CBD is considered to have capacity for additional child care places though 
this is a characteristic that is common to most areas within Sydney. 

Proximity to Gyms/ 
Recreation 

 A lot of businesses have corporate packages with gyms 
as a benefit to staff members. 

 The Parramatta CBD is home to several gyms that provide office workers with fitness 
options.  Access to Parramatta Park and river foreshore provide passive recreation 
opportunities.  

Source: Urbis  
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The following chart outlines the main triggers that led to tenants relocating to the North Sydney CBD.  The 
data was part of a project undertaken for North Sydney Council in 2013 to assess the current supply and 
occupancy of office accommodation and attractiveness of North Sydney and make recommendations to 
support the economic vitality of the North Sydney Centre.  A key part of the study was an online survey of 
office tenants regarding their view on North Sydney as an office market to inform what could be done to 
improve the attractiveness of the centre.  

While not directly applicable to the Parramatta CBD, it does present an indication of key factors that are 
important to tenants.  The major factors included: 

 Availability to public transport, which reflects the importance of accessibility to staff 

 Proximity to clients/customers (linked to proximity to Sydney CBD) 

 Desirable location for attracting (and retaining) staff 

 Fitting in with corporate image 

 Cost of office space. 

It is noted that the tenant survey included a high proportion of smaller tenants, which is why availability of 
buildings with large floors and consecutive floors recorded a relatively low response. 

Main Triggers for Company’s Move to North Sydney 
TENANTS CHART 4.1 

 
Source: Urbis 
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In addition, a survey was undertaken of office workers in the North Sydney Centre in 2013 to ascertain 
views on North Sydney as an office market and inform what could be done to improve the attractiveness 
of the centre. 

The following chart outlines the importance of office location characteristics to the appeal of a centre to 
office workers.  It is interesting to note that the factors identified as ‘very important’ by over half of 
respondents include ‘immediate access to amenities such as childcare’ and ‘fitting in with professional 
image’. 

The results indicate that while transport accessibility and parking is an important consideration for 
workers, staff are willing to travel if the location has access to amenities and is good for their industry 
image and networks. 

Attributes Important to the Appeal of an Office Location Area 
OFFICE WORKERS CHART 4.2 

 
Source: Urbis    
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5 Parramatta CBD Resident & Worker Profile 
This section provides a demographic overview of the Parramatta CBD including resident and worker 
populations. 

5.1 RESIDENT PROFILE  
The resident profile is based on a catchment developed of Statistical Area – Level 1 (SA1) areas that 
encompass the Parramatta City Centre.  Due to different boundaries, the catchment does not exactly 
match the Parramatta CBD boundary. 

5.1.1 HISTORICAL AND FORECAST POPULATION GROWTH 
Table 5.1 presents the current population of the Parramatta City Centre and the forecast growth to 2031, 
benchmarked against the Sydney Metropolitan region.  

As at 2011, the population in the Parramatta City Centre was 16,682.  The population in the City Centre is 
expected to reach 36,065 by 2031, equating to average annual growth of 3.9% per annum.  The projected 
growth equates to around 1,000 additional residents per annum.  The growth equates to projected 
dwelling growth of around 7,500 dwellings. 

Growth in the Parramatta City Centre is expected to be considerably higher than the Sydney average in 
the forecasted period, where the Sydney Metropolitan region’s projected average growth rate is 1.6% per 
annum.   

Historic Population Growth and Forecasts 
PARRAMATTA CITY CENTRE, 2011 - 2031 TABLE 5.1 

 

  

2011 2016 2021 2026 2031

Parramatta City Centre          16,682                  20,844                  24,542                  29,255                  36,065 
Sydney Metropolitan     4,286,200             4,657,650             5,064,200             5,467,200             5,861,750 

2011-16 2016-21 2021-26 2026-31

Parramatta City Centre                        832                        740                        943                     1,362 
Sydney Metropolitan                  74,290                  81,310                  80,600                  78,910 

2011-16 2016-21 2021-26 2026-31

Parramatta City Centre 4.6% 3.3% 3.6% 4.3%
Sydney Metropolitan 1.7% 1.7% 1.5% 1.4%
So urce: N SW D epartm ent o f P lanning & Env iro nm ent, B ureau o f T ranspo rt Stat is t ics  Septem ber 2014 R elease; Urbis

Forecast Growth (%)

Population Forecast

Forecast Growth (no.)
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5.1.2 AGE DISTRIBUTION 
Chart 5.1 presents the population age distribution for residents in Parramatta City Centre and the Sydney 
Metropolitan region.  Relative to Sydney, the Parramatta City Centre has a considerably higher proportion 
of residents aged between 25-39 year (50% compared to 23%) and a lower proportion of residents in all 
other aged cohorts.   

The age distribution highlights the large number of young professionals that are living in the Parramatta 
City Centre.  The increased residential density around the City Centre increases the number of resident 
workers that could work in the CBD. 

Population Age Distribution 
PARRAMATTA CITY CENTRE AND SYDNEY, 2011 CHART 5.1 

 

Chart 5.2 shows the projected change in the population age distribution of the Parramatta City Centre and 
Sydney to 2031.  Due to the limited availability of information at a SA1 level, the Parramatta LGA growth 
rates have been used as a proxy to determine the projected age distribution for the Parramatta City 
Centre.   

While the population in the area is expected to grow, the age distribution of the area is expected to shift.  
Specifically, the proportion of residents aged over 60 is expected to increase, following a city wide trend, 
and the number of residents aged 0-14 is expected to increase at a similar rate.  In contrast, the 
proportion of residents aged between 15 and 39 is expected to fall and this is expected to be greater for 
residents within the Parramatta City Centre.   
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Change in Population Age Distribution 
PARRAMATTA CITY CENTRE AND SYDNEY, 2011 TO 2031 CHART 5.2 

 

5.1.3 INCOMES 
Table 5.2 presents the household income distribution for residents of the Parramatta City Centre 
compared the Sydney Metropolitan region.  Chart 5.3 following, shows this variation of average 
household income of Parramatta City Centre against the Sydney average.   

Incomes within the Parramatta City Centre are comparatively lower than the Sydney Statistical Division, 
with a skew of households earning salaries in the middle income bracket (between $52,000 and $104,000 
per annum).   

Overall, the Parramatta City Centre incomes are approximately 15% lower than average household 
incomes across Sydney.  This difference has narrowed over the decade from a difference of 29% in 2001 
and 20% in 2006, reflecting the increasing proportion of white collar professionals residing within the 
Parramatta City Centre.  This highlights the shift towards more professional workers living in the area, 
which provides a larger pool of potential workers for large corporations looking to establish and expand 
operations in the Parramatta CBD.  

Household Income Distribution 
PARRAMATTA CITY CENTRE AND SYDNEY, 2011 TABLE 5.2 

 

So urce: A B S C ensus  2011, D epartm ent o f P lanning 2014; Urbis

2%

-1%

-4%

2% 2%

0%

-1%

-2%

-1%

4%

-5%

-4%

-3%

-2%

-1%

0%

1%

2%

3%

4%

5%

Aged 0-14 Aged 15-24 Aged 25-39 Aged 40-59 Aged 60+

Parramatta City Centre Sydney

Gross Annual Household Income Parramatta City Centre Sydney
$Neg/Nil 3% 2%
$1 - $10,400 1% 2%
$10,400 - $15,600 2% 3%
$15,600  -$20,800 3% 6%
$20,800 - $31,200 6% 8%
$31,200 - $41,600 8% 8%
$41,600 - $52,000 10% 8%
$52,000 - $65,000 12% 8%
$65,000 - $78,000 12% 8%
$78,000 - $104,000 16% 13%
$104,000 - $130,000 9% 9%
$130,000 - $156,000 10% 11%
$156,000 plus 7% 16%

Average Household Income $80,311 $94,428
So urce: A B S C ensus  2011; Urbis
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Parramatta City Centre Residents’ Household Income Variation to Sydney 
2001, 2006 AND 2011 CHART 5.3 

 

5.1.4 INDUSTRY OF EMPLOYMENT 
Chart 5.4 shows the industry distribution of employment for Parramatta City Centre and Sydney residents 
based on the ABS Census 2011.  In terms of the Parramatta City Centre, approximately 73% of working 
residents are engaged in white collar professions compared to the Sydney average of 74%.  This 
highlights the importance of office precincts to local residents in providing them greater options to work 
close to where they live. 

Industry of Employment  
PARRAMATTA CITY CENTRE AND SYDNEY, 2011 CHART 5.4 
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5.2 EMPLOYEE PROFILE  
The employee profile is based on the Parramatta City Centre as defined by BTS. 

5.2.1 INDUSTRY OF EMPLOYMENT 
Chart 5.5 shows the industry distribution of employment for workers who work within the Parramatta City 
Centre and Sydney.  Workers that work within the Parramatta City Centre are more likely to work in white 
collar professions compared to the Sydney average.  The key workforce areas for Parramatta CBD 
include people working in: 

 Public Administration and Safety: Which reflects the significant presence of State Government 
agencies in the Parramatta City Centre 

 Financial and Insurance Services: Major finance institutions such as Commonwealth Bank, IAG, QBE 
and AON have offices in the City Centre 

 Retail Trade: Westfield Parramatta 

 Professional, Scientific and Technical Services: Several accounting, legal and other professional 
services have offices in the City Centre. 

Parramatta CBD Workers’ Industry of Employment 
PARRAMATTA CITY CENTRE AND SYDNEY, 2011 CHART 5.5 

 

 

 

 

Industry Parramatta City Centre Sydney Workers
Public Administration and Safety 26% 6%
Financial and Insurance Services 19% 7%
Retail Trade 8% 10%
Professional, Scientific and Technical Services 8% 10%
Health Care and Social Assistance 7% 11%
Administrative and Support Services 5% 3%
Accommodation and Food Services 5% 6%
Education and Training 3% 8%
Electricity, Gas, Water and Waste Services 3% 1%
Construction 2% 6%
Other Services 2% 4%
Information Media and Telecommunications 2% 3%
Rental, Hiring and Real Estate Services 2% 2%
Manufacturing 2% 9%
Not stated 2% 1%
Transport, Postal and Warehousing 1% 5%
Inadequately described 1% 1%
Wholesale Trade 1% 6%
Arts and Recreation Services 1% 2%
Mining 0% 0%
Agriculture, Forestry and Fishing 0% 0%
So urce: Jo urney to  Wo rk  2011 B ureau o f T ranspo rt Stat is t ics ; Urbis
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5.2.2 PLACE OF RESIDENCE / JOURNEY TO WORK 
Chart 5.6 shows the place of residence of people who work within the Parramatta City Centre.  A 
significant proportion of Parramatta CBD workers reside in Blacktown and Parramatta LGAs, within 
relatively close proximity to their place of work.  This is an important factor for businesses operating out of 
Parramatta as Blacktown and Parramatta have a high proportion of white collar workers for these 
businesses to draw on.  The majority of workers come from Western Sydney highlighting the importance 
of Parramatta as the commercial centre for the region.   

A large volume of workers also reside in a wide variety of locations throughout Sydney and are 
dependent on public transport links to connect them to Parramatta City Centre.  The journey to work 
analysis highlights the importance of good public transport accessibility to facilitate the movement of 
workers and make the CBD attractive to major corporations and their workers. 

Parramatta City Centre Workers’ Place of Residence 
2011 CHART 5.6 

 

 

 

LGA Number %

Blacktown 6,503 15%

Parramatta 6,103 14%

The Hills Shire 3,770 9%

Holroyd 3,443 8%

Penrith 3,426 8%

Fairfield 2,259 5%

Liverpool 1,850 4%

Hornsby 1,461 3%

Bankstown 1,360 3%

Campbelltown 1,131 3%

Blue Mountains 1,032 2%

Balance 11,408 26%

Total 43,745 100%
So urce: Jo urney to  Wo rk  2011 B ureau o f T ranspo rt Stat is t ics ; Urbis

Parramatta City Centre Workers - Place of Residence
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6 Parramatta CBD Office Demand Forecasts  
This section assesses the likely future demand for office floorspace in the Parramatta CBD, taking into 
account projected white collar employment growth and competition in other key centres.   

6.1 EMPLOYMENT PROJECTIONS  
This section assesses forecasted jobs growth as a basis for projecting future office demand.  Jobs growth 
is assessed at the Travel Zone level as defined by BTS.  Projected jobs growth for competing commercial 
centres is also reviewed, to set some context to the Parramatta City Centre forecasts, and provide a basis 
for establishing Parramatta’s future role within the hierarchy of centres.   

Job growth forecasts are based on BTS 2014 release and are presented in Table 6.1.  The Parramatta 
City Centre currently accommodates around 43% of all jobs in Parramatta LGA, and this proportion is 
expected to remain relatively constant to 2036.  

From these official forecasts prepared by the BTS, it is apparent the following sectors are likely to have a 
significant influence on the evolution of Parramatta City Centre: 

 Public Administration & Safety (+9,497 jobs) 

 Financial & Insurance Services (+5,008 jobs) 

 Professional, Scientific & Technical Services (+2,843 jobs).  

This reflects the potential for the City Centre to continue to grow as an administrative and commercial 
centre for Greater Western Sydney. 
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Employment Projections By Industry 
PARRAMATTA CITY CENTRE, 2011 TO 2036 TABLE 6.1 

 

Industry Sector No. % No. % No. % No. % No. % No. % Total 
Change

Annual 
Growth %

Public Administration & Safety 13,015 26% 13,879 26% 15,551 26% 17,670 28% 19,985 29% 22,512 29% 9,497 2.2%

Financial & Insurance Services 9,643 19% 10,044 19% 10,940 19% 12,103 19% 13,323 19% 14,651 19% 5,008 1.7%

Professional, Scientific & Technical Services 3,917 8% 4,700 9% 5,130 9% 5,559 9% 6,136 9% 6,760 9% 2,843 2.2%

Retail Trade 4,021 8% 4,497 8% 4,966 8% 5,323 8% 5,712 8% 6,131 8% 2,110 1.7%

Health Care & Social Assistance 3,207 6% 3,580 7% 3,971 7% 4,257 7% 4,541 6% 4,829 6% 1,622 1.7%

Education & Training 1,653 3% 1,838 3% 2,032 3% 2,203 3% 2,409 3% 2,616 3% 963 1.9%

Accommodation & Food Services 2,441 5% 2,682 5% 2,869 5% 3,020 5% 3,193 5% 3,389 4% 948 1.3%

Administrative & Support Services 2,482 5% 2,620 5% 2,766 5% 2,872 4% 3,019 4% 3,185 4% 703 1.0%

Other Services 1,028 2% 1,211 2% 1,286 2% 1,363 2% 1,458 2% 1,559 2% 531 1.7%

Construction 1,005 2% 1,169 2% 1,255 2% 1,335 2% 1,420 2% 1,509 2% 504 1.6%

Rental, Hiring & Real Estate Services 918 2% 1,123 2% 1,186 2% 1,244 2% 1,320 2% 1,411 2% 493 1.7%

Electricity, Gas, Water & Waste Services 1,537 3% 1,531 3% 1,638 3% 1,775 3% 1,892 3% 2,021 3% 484 1.1%

Arts & Recreation Services 246 0% 434 1% 487 1% 534 1% 612 1% 694 1% 448 4.2%

Information Media & Telecommunications 1,018 2% 1,239 2% 1,287 2% 1,325 2% 1,383 2% 1,453 2% 435 1.4%

Transport, Postal & Warehousing 744 2% 769 1% 780 1% 815 1% 854 1% 900 1% 156 0.8%

Wholesale Trade 487 1% 557 1% 561 1% 567 1% 577 1% 594 1% 107 0.8%

Manufacturing 800 2% 838 2% 844 1% 846 1% 840 1% 837 1% 37 0.2%

Mining 57 0% 55 0% 60 0% 64 0% 67 0% 71 0% 14 0.9%

Agriculture, Forestry & Fishing 18 0% 21 0% 19 0% 17 0% 16 0% 15 0% -3 -0.7%

Unclassified 1,276 3% 1,156 2% 1,180 2% 1,207 2% 1,227 2% 1,248 2% -28 -0.1%

Total Employment 49,513 100% 53,943 100% 58,808 100% 64,099 100% 69,984 100% 76,385 100% 26,872 1.7%

White Collar Employment 37,127 75% 40,668 75% 44,636 76% 49,130 77% 54,186 77% 59,670 78% 22,543 1.9%

Office-Based White Collar Employment 30,993 63% 33,605 62% 36,860 63% 40,773 64% 45,166 65% 49,972 65% 18,979 1.9%
So urce: B TS 2014 R elease; Urbis  

2011-36
Historic Forecast

2011 2016 2021 2026 2031 2036
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Table 6.2 illustrates projected office-based white collar employment growth for key competing commercial 
centres – Sydney CBD, Macquarie Park / North Ryde, North Sydney, St Leonards / Crows Nest and 
Chatswood.  

Sydney CBD is expected to attract an additional 105,000 office based jobs by 2036 the largest increase 
of the commercial centres.  Parramatta City Centre is also expected to attract a large number of office 
based jobs by 2036 (the second largest of the comparable commercial centres).   

Macquarie Park / North Ryde is expected to attract an additional 6,000 office based jobs by 2036 – the 
largest increase of the North Shore commercial centres.  This is not surprising given that the centre is 
less constrained, in terms of development potential, than North Sydney due to the large number of 
available development sites.   

Based on around 680,000 sq.m of office space in January 2015 and approximately 33,000 office based 
workers in 2015, there is a ratio of around 20 sq.m of office floorspace per worker.  

Competing Commercial Centres 
OFFICE BASED WHITE COLLAR EMPLOYMENT PROJECTIONS, 2011 TO 2036 TABLE 6.2 

 

6.2 OFFICE DEMAND FORECASTS  
This section assesses the future demand for office space in Parramatta City Centre, drawing on the job 
projections contained in the preceding sections.  

To note, white collar employment growth from 2011 to 2036 is expected to be almost 2% per annum (as 
presented in Table 6.1), which is above Sydney’s white collar employment growth of just over 1% within 
the forecasted period.   

Of the 27,000 new jobs forecasted to be located in Parramatta City Centre from 2011 to 2036, around 
19,000 are expected to be office based, with the balance being located in retail, community, health and 
other accommodation.  

Table 6.3 illustrates the forecasted demand for office space.  Based on the existing office space ratio of 
20sq.m NLA per employee this would generate demand for an additional 380,000sq.m of office space in 
Parramatta City Centre from 2011 to 2036.  It is noted that there is a trend towards the more efficient use 
of office space as a result of the move towards open plan office layouts.  This has resulted in new office 
buildings generally having a lower ratio of around 15 sq.m of office floorspace per worker.  Assuming the 
lower floorspace requirement, employment growth would generate demand for an additional 285,000 
sq.m of office space in Parramatta City Centre from 2011 to 2036. 

Of the additional jobs expected to be located in Parramatta City Centre in the future based on forecast by 
industry sector, 71% (18,979) will be accommodated in office space, with the balance accommodated in 
retail, community and other spaces.  

 

  

Centre 2011 2016 2021 2026 2031 2036 Total Change
Sydney CBD 276,157 317,816 324,726 344,356 362,973 381,526 105,369
Parramatta City Centre 30,993 33,605 36,860 40,773 45,166 49,972 18,979
Macquarie Park / North Ryde 18,356 19,222 20,340 21,634 23,114 24,692 6,336
North Sydney 31,114 32,416 33,163 34,357 35,784 37,272 6,158
St Leonards / Crows Nest 15,097 16,325 16,711 17,300 18,027 18,787 3,690
Chatswood 10,095 11,096 11,355 11,728 12,178 12,653 2,558
Source: BTS 2014 Release;  Urbis
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Office Demand Forecasts 
PARRAMATTA CBD, 2011 TO 2036 TABLE 6.3 

 

 

2011 2016 2021 2026 2031 2036
Office-Based White Collar Workers 30,993 33,605 36,860 40,773 45,166 49,972

2011-16 2016-21 2021-26 2026-31 2031-36
Additional Office-Based White Collar 
Workers - Cumulative

2,612 5,867 9,780 14,173 18,979

Forecast Office Demand (NLA sq.m) - 
Cumulative (15 sq.m per worker)

39,180 88,005 146,700 212,595 284,685

Forecast Office Demand (NLA sq.m) - 
Cumulative (20 sq.m per worker)

52,240 117,340 195,600 283,460 379,580

So urce: B TS 2014 R elease; N SW D epartm ent o f P lanning; Urbis
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7 Consultation 
Urbis undertook consultation with commercial office owners and developers active in Parramatta to inform 
the assessment of the potential for mixed-use development in the Parramatta CBD and the attraction of 
A-Grade office space.  The following key themes emerged from the discussions and included: 

 Parramatta Office Market 

 Participants mentioned that the Parramatta Square development has the potential to act as a 
catalyst for additional office development through the attraction of major corporate tenant(s) such 
as the Commonwealth Bank of Australia.  However, the development of significant office space 
for one tenant increases the risk and discount rates associated with the development. 

 Several major businesses and government agencies are looking for office space within the 
Parramatta CBD with requirements for around 10,000 sq.m each.  Government pre-commitments 
would be the most attractive to potential developers as they are usually on longer lease periods 
that reduce the risk associated with the project. 

 Office tenants are looking to move away from business park locations to CBD locations to take 
advantage of better amenity and transport linkages that improve key staff retention and attraction.  
This represents a reversal after a large number of companies moved away from CBDs to 
business parks (such as Macquarie Park and Norwest) in the last 20 years. 

 There was consensus from participants that A-Grade office buildings of between 20,000 to 
25,000 sq.m represent the most viable size for the Parramatta CBD.  It was mentioned that larger 
developments such as what is proposed in Parramatta Square represent a risk to developers and 
owners as there are not many tenants capable of accommodating that quantum of space.  This 
can result in significant vacancies if the original tenant moves out in the future. 

 Large office buildings of over 40,000 sq.m are difficult to develop as they require major pre-
commitments.  The North Sydney CBD has had trouble developing buildings of this size in recent 
years due to difficulties in securing pre-commitments. 

 Prospective A-Grade tenants are asking for floorplates of at least 1,300 sq.m though preferably 
over 1,500 sq.m. 

 Residential in Commercial Core 

 Participants had slightly different views on allowing residential in the Commercial Core though 
generally there was no major concerns with having residential in the Commercial Core as long as 
it is developed to a high quality, with sufficient separation from office buildings that will not cause 
impacts on commercial tenants.  Some participants pointed to Chatswood as an example of too 
much residential being developed. 

 Some participants outlined the experience of Chatswood, which has allowed significant 
residential that has impacted the office market in recent years and Chatswood has lost its 
‘identity’ as an office CBD.  This has changed tenant perceptions of the Chatswood CBD from a 
dedicated CBD to an area with more of a residential/retail feel.  This has reduced the pool of 
potential tenants, which has made it harder to fill space. 

 Multiple participants mentioned that residential development also helps to activate the CBD and 
results in ‘passive surveillance’ of office buildings that is attractive to tenants by improving safety 
for staff working late. 

 A common theme from participants was the importance to retain sufficient land for commercial 
development in the future as residential development permanently ‘locks’ sites from future 
development due to strata sub-division.  
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 Constraints of Mixed-Use Development 

 The strata titling of residential apartments was a major concern to office owners as they lose full 
control of the building and site. 

 Participants highlighted that residential apartments above office can have negative impacts on 
the office users such as shared car parks and overall amenity.  Some participants anticipated 
vertical mixed-use developments would have a lot of trouble in securing tenants with a likelihood 
that there will be vacancies and developers/owners may look to convert office to other uses in the 
future.   

 Some participants highlighted that vertical mixed-use developments can increase the cost of 
design and construction as issues around lift cores and building separation need to be carefully 
planned, which can also reduce building efficiency. 

 Overall, all participants would not pursue a vertical mixed-use development (i.e. residential 
apartments above a significant supply of commercial floor space) in Parramatta though one 
participant has preliminarily considered (unsuccessfully) the potential for premium vertical mixed-
use development in the Sydney CBD. 

 Attractiveness of Mixed-Use Development 

 Multiple participants believed residential apartments (in the current market) can underpin the 
viability of the development to the point where the commercial office component is developed 
speculatively.  Some participants even believed residential focussed developers could justify 
projects through the sale of the residential apartments even if most of the office space remained 
vacant. 

 A lot of developers are attracted to mixed-use developments as they look to make their money 
upfront out of the sale of apartments rather than ongoing rental cashflows. 

 All participants highlighted that mixed use developments are most successful when the residential 
apartments are of a very high quality and attract affluent owner occupiers.  This reduces potential 
conflicts between workers and residents.  

 Residential increases activity and vibrancy in a CBD location by supporting retail and hospitality 
that is also attractive to office workers. 

 Mixed-use developments need to have separate titles for the residential and office components 
so they can be sold separately.  This requires much larger sites to support multiple buildings, 
which are often scarce in CBDs. 

 Attracting A-Grade Office to Parramatta CBD 

 It is difficult for Council to influence the demand for office buildings unless there is a pre-
commitment to space by a tenant.  Consequently, Council’s most effective method of facilitating 
office development is through reducing development costs. 

 Parramatta City Council could utilise Council-owned landholdings such as carpark sites to 
facilitate office development.  However, Council’s asking price for sites would have to be reduced 
to facilitate viable development. 

 Parramatta City Council could reduce development contributions to reduce the cost of office 
construction and improve viability. 

 Increased or uncapped FSRs for office space are unlikely to help promote development as 
25,000 sq.m buildings are probably the largest that can be viably developed in Parramatta.  
Larger buildings would require a major tenant pre-commitment, which are very difficult to come 
by. 
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 Implications for Parramatta CBD 

 All participants believed commercial office needs to remain the ‘predominant’ use so that the 
Parramatta CBD retains its commercial feel that is desirable to the image of major corporations 
that may look to relocate to the CBD. 

 Any residential apartments developed in the CBD should be developed to a high quality aesthetic 
with angled and/or enclosed balconies and sufficiently separated from office buildings.   

 Participants stated Parramatta should avoid poor quality office developments that sit vacant as 
this can negatively impact the overall market and future development potential.  This is likely to 
be the case for large vertical mixed-use developments (i.e residential apartments above 
significant commercial floor space), which would be developed speculatively, and would be 
unlikely to attract A-Grade tenants. 

 Mixed-use developments with separate office and residential buildings on separate titles could 
promote viable development.  However, this requires much larger sites of which there are few in 
the Parramatta CBD. 

 Residential development in the current market has the potential to support the viability of A-Grade 
office space in a mixed use development.   However, this is only likely to support the viability of a 
certain amount of office space and does not remove the need for a minimum amount of tenant 
per-commitment.  

 Some participants stated the need for State and Commonwealth Government to support the 
development of office space through pre-committing to new office space. 

 A-Grade needs to have a floorplate of at least 1,300 sq.m though preferably over 1,500 sq.m. 

 Some participants stated Council’s ability to help support viable development through reducing 
the cost of development such as through subsidised land or lower development contributions. 
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8 Mixed Use Case Studies 

8.1 CASE STUDIES 
The following case studies provide examples of mixed-use developments that have comprised a 
significant amount of residential apartments and office floorspace as well as other uses.  This analysis 
has been undertaken to understand how mixed use development may be accommodated within the 
Commercial Core.  Mixed-use developments can be either: 

 Vertically separated: Buildings with multiple uses contained in the same building.  These projects are 
relatively rare due to some of the potential conflicts between commercial and residential uses in the 
same building. 

 Horizontally separated: Developments with multiple buildings on the same site with office and 
residential uses generally contained in separate buildings.  These developments are generally 
located on much larger sites and often have a podium/piazza of retail/ commercial uses to integrate 
the development. 

The following case studies draw on a range of mixed use developments within Australian CBD locations. 
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 PROJECT NAME 

 RIPARIAN PLAZA 

 

DEVELOPER Bloomberg 

 ADDRESS 71 Eagle Street, Brisbane 

 LOCATION 
CHARACTERISTICS 

The subject site is located on the eastern end of the Brisbane CBD on the Brisbane 
River.  The site is located adjacent to the Eagle Street Pier ferry stop and about 500m 
south-west of the Central Train Station. 

 COMPLETED November 2005 

 PROPERTY 
DESCRIPTION 

The Riparian Plaza is a 53-storey mixed use building, with 11 car park levels from the 
ground up, 25 commercial levels and 12 residential levels originally housing 50 
penthouse apartments.  Plant rooms and recreational facilities are located on the other 
levels.  The building has a total floor area of approximately 55,000 sq.m. 

 COMMERCIAL The premium commercial office is located over 25 levels with a GLA of 30,500 sq.m and 
floorplate of around 1,200 sq.m.   

 RESIDENTIAL 50 apartments on the upper 12 levels.  The apartments are prestige properties and have 
attached a high proportion of affluent owner occupiers. 

 BUILT FORM Riparian Plaza was designed by architect Harry Seidler. Most office spaces have river 
views, due to the 45-degree angle to the river. Each penthouse has its own curvilinear, 
projecting terrace that faces the river. The cantilevering balconies have a highly 
sculptured shape and it is not immediately evident that they are balconies. 

 FUNDING MECHANISM Bloomberg developed the project with the intention of owning the office space and 
selling the apartments off-the-plan.  Construction commenced in January 2002 with the 
aim of completing construction by September 2003.  Significant project delays meant the 
project wasn’t finished until late 2005. 

75% of the residential apartments had been sold by January 2003. 

In November 2001, law firm Clayton Utz announced it would be taking up almost 20% of 
Riparian's 25,000sq m of commercial office space.  Clayton Utz was the only company 
publically announcing they had pre-committed to the building before construction started.  
It is understood other companies had pre-committed to the project before construction 
started though overall pre-commitments were relatively low with a relatively high level of 
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speculation.   

 VIABILITY OF USES The office component represented the majority of the project and was critical to the 
viability of the development.  While the residential apartments were a prestige product, 
the construction cost associated with developing additional floors meant the residential 
component did not significantly improve the viability of the project. 

 OFFICE TENANTS Major office tenants making pre-commitments included Clayton Utz, Wilson HTM, Blake 
Dawson Waldron and Servcorp.  Blake Dawson Waldron was forced to exit from their 
pre-commitment due to the significant construction delays and an inability to extend their 
existing lease. 

 MARKET CONDITIONS 
AT DEVELOPMENT 

Vacancy rates for A-Grade and premium office space in the Brisbane CBD had declined 
from a peak of around 10% in early 1997 down to around 3% in early 2000, when the 
project was in the planning phase.  Riparian Plaza provided the first, new, premium 
office space available in the Brisbane CBD for a decade.  Brisbane Square completed in 
2006, was the next major office building constructed in Brisbane.   

Residential apartment price growth in Brisbane had been relatively stagnant from 1998 
to 2002.  Despite the limited price growth, the project was targeted at the luxury market, 
with an aim to create a new market for Brisbane. 

The Australian economy had recorded strong growth in the late 1990s averaging gross 
domestic product growth of over 4% per annum.  As the project was in the final planning 
phase, the economy slowed down in 2000/01 with growth of around 2%. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

Riparian Plaza is an example of commercial office and residential being located in the 
same building in a CBD location.  The development has been designed to a premium 
standard and comprises prime office space and luxury penthouse apartments.  The high 
residential standard reduces the issues of ‘laundry drying on the balcony’ that has been 
cited as having the potential to reduce the attractiveness of the area to commercial 
tenants.  

It is anticipated that this type of development would not be suitable for the Parramatta 
CBD as the premium quality and prestige residential is more suited to a major CBD 
location.  The development is considered to be a ‘one off’ with the premium location and 
architecture critical to its success. 
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 PROJECT NAME 

 CONSERVATORY ON 
HINDMARSH SQUARE 

 

DEVELOPER Hines Property 

 ADDRESS Corner of Hindmarsh Square and Grenfell Street, Adelaide 

 LOCATION 
CHARACTERISTICS 

The site is located in the Adelaide CBD, overlooking Hindmarsh Square 

 COMPLETED July 2009 

 PROPERTY 
DESCRIPTION 

The Conservatory development on Hindmarsh Square is a 19-level building comprising 
430 sq.m of ground floor retail space, four floors of above-ground parking, five floors of 
office space and nine floors of residential development.  Construction of the building 
commenced in October 2007. 

 COMMERCIAL The office accommodation is located on levels 5 to 9 with approximately 4,500 sq.m of 
space on a 900 sq.m floorplate 

 RESIDENTIAL Includes 53 apartments on the top 10 floors of the development 

 BUILT FORM The office accommodation is serviced by three elevators with an exclusive office lobby 
on Grenfell Street. Residential occupants utilise separate elevators via the residential 
entrance off Hindmarsh Square. 

The different components of the building are easy to identify with the façade of the 
parking, commercial and residential uses easy to differentiate.  The balconies on the 
residential component are quite obvious that may reduce visual amenity to nearby 
buildings. 

 FUNDING MECHANISM The office component involved a pre-commitment of all the space to the South Australian 
Government’s Minister of Infrastructure for a 10-year lease term with a five-year option.  
Later on, an expression of interest campaign was undertaken by CBRE starting in June 
2009 (shortly before the completion of the building) to sell the office component.  

Before site works began in June 2007, the project had achieved apartment presales of 
60%, which indicates limited speculation associated with the development. 
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Approximately 90% of the residential apartments had been sold off the plan as at 
January 2009, six months before the completion of the project.  This indicates that after 
the presale requirements for financing of around 50-60% was achieved, the developer 
did not need to sell the apartments as fast and around one sale per month over the next 
18 months were achieved. 

 VIABILITY OF USES The development took a long time to commence with planning for the project 
commencing in the early 2000s and declared a Major Project by the State Government 
in 2003 due to its capacity to deliver a significant environmentally sustainable high-rise 
residential building in the Adelaide city core.  The sales launch of the apartments 
commenced on July 22, 2006 with site demolition starting in June 2007 and construction 
commencing in October 2007.   

It is understood that one of the delays in the project was the problem with securing a pre-
commitment for the office space.  Eventually, the office component involved a pre-
commitment of all the space to the South Australian Government’s Minister of 
Infrastructure.  Despite the office space accounting for around a third of the building 
floorspace, a pre-commitment was still required to commence construction. 

 OFFICE TENANTS The original tenant for the office space was the South Australian Government’s Minister 
of Infrastructure, and is still the tenant in 2015.  Anecdotal evidence is there is no major 
conflicts between the office tenants and residents in the building.   

 MARKET CONDITIONS 
AT DEVELOPMENT 

Economic growth in Australia increased from a low of 2% in 2000/01 to 4.2% in 2003/04 
and remained over 3% during the planning phase of the project.  The Global Financial 
Crisis began in the USA in around July 2007, shortly after the works began on the site.  It 
took a few months for the ‘credit crunch’ to reach Australia, which meant the initial 
funding for the project wasn’t impacted. 

The office market in the Adelaide CBD had been relatively stagnant with no net growth in 
office space between 1998 and 2006.  Vacancy rates remained relatively stable at 
around 9-11%, indicating no major demand for additional space.  Vacancy rates fell to 
around 6-7% in 2006 and 2007, which may have helped to secure a pre-commitment for 
the building. 

The Adelaide apartment market recorded strong price growth from 2001 to 2005, when 
the project was in its initial planning phase.  Price growth plateaued in 2005 and 2006, 
with sales for the project commencing in mid 2006. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

The Conservatory is an example of commercial office and residential being located in the 
same building in a CBD location.  The balconies on the residential component may have 
an impact on adjacent office buildings.   

Each component of the development (retail, parking, office and residential) has distinct 
design characteristics, which means the building does not look like an integrated 
development.  The strata nature of the building also ‘locks’ the site for a minimal office 
gain of only 4,000 sq.m 

The project only included around 4,000 sq.m of office space with a floorplate of 900 
sq.m, which is generally lower than what is included in A-Grade office buildings.  Despite 
the relatively small office component, the project still required a 100% office pre-
commitment from the State Government to be developed. 
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 PROJECT NAME 

 ST LEONARDS FORUM 

  

 DEVELOPER Winten Group 

 ADDRESS 201 Pacific Highway, St Leonards 

 LOCATION 
CHARACTERISTICS 

The Forum is located in St Leonards, approximately 5km north-west of the Sydney CBD.  
The development is built directly over St Leonards train station and represents a 
transport orientated development. 

 COMPLETED Stage 1: Forum – Completed in 2000 

Stage 2: Forum West - Completed in 2002 

 PROPERTY 
DESCRIPTION 

The Forum is an example of a horizontal mixed-use development with separate 
commercial and residential buildings connected by a retail podium. The Forum 
comprises three commercial office buildings with over 32,000 sq.m of office space, two 
residential towers containing 773 apartments, a Coles supermarket and 34 food and 
retail shops.  The buildings surround a large open plaza incorporating retail, the Station 
concourse and public space. 

 COMMERCIAL The A-Grade commercial office is located over 25 levels with 32,000 sq.m and floorplate 
of around 1,200 sq.m.   

 RESIDENTIAL Forum Tower is a 38 storey residential building with 483 apartments. 

Forum West is a 25 storey residential building with 290 apartments. 

 BUILT FORM The Forum was designed by PTW Architects and was planned as a town centre.  The 
residential apartments have open balconies, which has the potential to negatively impact 
the adjacent office tenants. 

 FUNDING MECHANISM Winten Property Group structured the project so that the non-residential components 
could be sold at a later date.  Winten Property Group sold the first two office buildings 
(fully leased) to Challenger International in October 2000 for around $155 million.  The 
Forum West office building was sold by Winten Property Group in 2004 to Manchester 
Unity (with rental guarantees), which had its headquarters in the building. 

The residential apartments were marketed by Winten Property Group and started selling 
off the plan in 1998. 

 VIABILITY OF USES Residential apartments started selling off the plan in 1998 and recorded relatively strong 
sales.  As at February 2002, 235 out of 290 apartments in the Forum West development 
had been sold off-the-plan, with the development completed in mid-2002. 

Pre-commitments were secured for the office components of the development with the 
first two buildings in Stage 1 fully leased by Cisco Systems and UUnet.  The pre-
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commitments were required before construction commenced. 

 OFFICE TENANTS Pre-commitments were secured for the office components of the development with the 
first two buildings in Stage 1 fully leased by Cisco Systems and UUnet.  The 
development initially attracted technology companies, which matched the business mix 
in the St Leonards/Gore Hill area. 

In recent years, St Leonards has struggled as an office centre with increased 
competition from nearby centres such as North Ryde and Macquarie Park.  This has 
resulted in office vacancies and buildings being converted to residential. 

Medical group Primary Health Care has moved into 4,164 sq.m of space in August 2015 
on a seven year lease with an annual rent of about $470/ sq.m.  This reflects the 
strength of the area as a medical hub surrounding the Royal North Shore Hospital.  

 MARKET CONDITIONS 
AT DEVELOPMENT 

The office vacancy rate in Crows Nest/ St Leonards fell from a high of 15.5% in July 
1992 to 2.8% in July 1998 when the project was commencing construction.  Upon 
completion of the office development, the whole office component was tenanted, which 
resulted in the vacancy rate falling to 1.1% in 2001.  

Following the recession in the early 1990s, the Australian economy recorded strong 
growth averaging 4% per annum between 1993 and 1998, while the project was in the 
planning phase.  This created a strong environment for investment in St Leonards. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

The Forum has been a relatively successful mixed-use development in proximity to a 
major train station.  The development tried to build critical mass to establish the St 
Leonards centre though has experienced competition from other centres such as North 
Ryde and Chatswood. 

The St Leonards Centre is relatively long and stretches along the Pacific Highway.  This 
has similarities to the Auto Alley precinct in Parramatta which extends a significant 
distance from the core Parramatta CBD. 

The development is an example of how a mixed use development can be successfully 
developed next to a key transport node with a mix of retail, residential and office uses.  
There could be a potential for greater density above the train line around the Parramatta 
Train Station.  
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 PROJECT NAME 

 LUMIERE  
  

DEVELOPER Frasers Property 

 ADDRESS 501 George Street, Sydney 

 LOCATION 
CHARACTERISTICS 

The subject site is located adjacent Town Hall in Sydney’s mid-town precinct.  It is 
opposite St Andrew’s Cathedral and HSBC Centre. 

 COMPLETED December 2007 

 PROPERTY 
DESCRIPTION 

Lumiere is a 56 level residential and commercial building.  It has a five level podium with 
three levels of retail space called Regent Place and one level of office suites called 
Lumiere Commercial.  Lumiere Residences has 456 apartments built above the Regent 
Place podium. 

 COMMERCIAL Lumiere Commercial has 19 office suites with a NLA of 1,400 sq.m.  

 RESIDENTIAL Lumiere Residences has 456 apartments over 41 levels.  

 BUILT FORM Lumiere was designed by Foster and Partners as a sustainable, high-density urban form 
combining home, work, commerce and leisure in the heart of Sydney’s CBD.   
Residential towers are built on top of a sandstone-faced podium which offers a variety of 
retail amenities.  The apartments have winter gardens instead of balconies.   A 50m 
swimming pool is suspended over the lobby. 

 FUNDING MECHANISM Residential dominated the project with apartments sold off-the-plan prior to construction 
commencing in early 2005.  As of February 2007, 230 apartments had been sold, 
equating to slightly more than half of the project.  This indicates that the project was 
speculative in nature when construction commenced, with less well below 50% pre-
commitments.  It is noted that the project occurred prior to the Global Financial Crisis, 
when funding was less restrictive. 

Since the completion of the development, Frasers Property has sold some office 
tenancies. 

 VIABILITY OF USES The 1,400 sq.m of office space was relatively insignificant in the overall financial viability 
of the development.  The office tenancies were leased once the development was 
completed, which is typically the case for small office spaces. 

 OFFICE TENANTS Frasers Property and other smaller professional services firms have offices within 
Lumiere. 
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 MARKET CONDITIONS 
AT DEVELOPMENT 

The Lumiere building was completed in 2007, before the Global Financial Crisis 
significantly impacted the development sector.  Economic growth in Australia increased 
from a low of 2% in 2000/01 to 4.2% in 2003/04 and remained over 3% during the 
planning phase of the project. 

The Sydney CBD office market recorded significant development between July 2004 and 
July 2006, with over 300,000 sq.m completed.  This resulted in an increase in vacancy 
rates to around 9% in July 2006, indicating the market was around equilibrium. 

The residential apartment market in Sydney peaked in around 2004 after a sustained 
period of strong price growth since 1996.  Prices declined in 2005 and 2006 before the 
Global Financial Crisis continued the period of no growth. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

Lumiere has been designed to a high quality with extensive use of tinted glass in the 
façade.  This creates an ‘androgynous’ feel to the building with some difficulty in 
determining whether it is a residential or commercial building from first glance, a 
deliberate design element to allow the building to fit in with the surrounding commercial 
building forms. 

The use of winter gardens improve the built form of the residential component and 
reduce visual amenity issues on surrounding office buildings such as laundry being 
placed on balconies. 

While the development is mixed use, it did not provide A-Grade office space and is 
primarily a residential building.  The 1,400 sq.m is small offices, which is not what the 
Parramatta CBD requires. 
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PROJECT NAME 

WORLD SQUARE  

  

DEVELOPER Multiplex (now Brookfield Multiplex), Meriton 

ADDRESS 644-694 George Street, Sydney 

LOCATION 
CHARACTERISTICS 

The subject site is an entire block (around 2 hectares) in the in the Sydney CBD 
bounded by George Street, Liverpool Street, Pitt Street and Goulburn Street. 

COMPLETED 2007 (The Ernst & Young Tower and World Tower were completed in 2004) 

PROPERTY 
DESCRIPTION 

World Square consists of one hotel, one shopping centre, two commercial towers, one 
residential tower and one commercial/residential tower.  World Square comprises office 
(90,000 sq.m), residential (around 800 apartments), a hotel (420 rooms) and retail 
(16,000 sq.m). 

COMMERCIAL Ernst & Young Tower is a 55 level office tower with a commercial NLA of 62,250 sq.m 

Latitude East is a 12 level commercial office building with a commercial NLA of 23,103 
sq.m and an average floorplate size of 2,500. 

World Tower is a 75 level commercial/residential tower with 77 commercial suites 

RESIDENTIAL Hordern Tower is a 55 level residential building with 278 apartments and recreational 
facilities including a 25m pool, spa, sauna, gym and squash court. 

World Tower is a 75 level commercial/residential tower with 517 residential apartments 
and 115 serviced apartments 

BUILT FORM World Tower was designed to a high standard with the architecture similar to the 
adjacent Ernst & Young office tower.   

 FUNDING MECHANISM The project was developed in several stages, which allowed separate buildings to be 
tenanted before construction began.  The office and residential components were 
generally developed separately with Multiplex undertaking the retail/office buildings and 
Meriton developing the residential.   

Ernst & Young Tower was developed with Ernst & Young pre-committing to around 
36,000 sq.m.  When construction commenced, the stage had achieved around 60-65% 
pre-commitment, with the remainder of the building leased towards the end of 
construction and soon after the building opened. 

The Australian Tax Office (ATO) pre-committed to the Latitude East building and signed 
a 15 year lease agreement, plus three five year options.  Construction of the building 
commenced after the pre-commitment. 

 VIABILITY OF USES Ernst & Young was secured as a major pre-commitment for the Ernst & Young Tower, 
accounting for almost 60% of the building.  The ATO pre-committed to the full Latitude 
East building to justify development. 
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As the residential and office components were undertaken separately by different 
developers, the residential components were not used to support the viability of the 
office components.  As such, large pre-commitments of over 55% were required to get 
the developers off the ground. 

 OFFICE TENANTS Ernst & Young and ATO  

 MARKET CONDITIONS 
AT DEVELOPMENT 

The Sydney CBD office market reached a low vacancy rate of 4.1% in July 2001.  
Vacancy rates had remained low at around at around 5% from 1998 to 2002, despite the 
completion of almost 450,000 sq.m of office space.  The Sydney CBD office vacancy 
rate peaked at 10.5% in January 2005, which coincided with the completion of the Ernst 
& Young Tower. 

Economic growth in Australia slowed down from 5% in 1998/99 to 2% in 2000/01.  Real 
gross domestic product remained relatively stable at between 3-4% over the next few 
years when the project was in the planning phase. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

World Square was a major urban redevelopment of a site that had been dormant for 
almost 20 years.  The development has rejuvenated the southern end of the Sydney 
CBD with a successful mixed-use development including office, residential, retail and 
hotel.   

It is noted that World Square is a large site of around two hectares and was developed in 
several stages involving residential, office, retail and hotels.  There are limited sites in 
the Parramatta CBD of this size that will make a similar development unlikely in the 
Parramatta CBD. 

The office developments required large pre-commitments of over 55% were required to 
get the developers off the ground.  It is considered that Parramatta would require similar 
pre-commitments to secure development funding. 
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 PROJECT NAME 

 FRESHWATER PLACE 
  

 DEVELOPER Australand 

 ADDRESS Freshwater Place, Southbank 

 LOCATION 
CHARACTERISTICS The subject site is located on the banks of the Yarra River within a few minutes walk to 

the Melbourne CBD. 

 COMPLETED 2 Southbank Boulevard – early 2005 

Twenty 8 Freshwater Place - December 2008 

 PROPERTY 
DESCRIPTION Freshwater Place is a commercial, residential and retail mixed use development.  It has 

a residential tower and a commercial tower above a retail and commercial use podium.   

 COMMERCIAL 
Freshwater Place has a premium grade commercial tower called 2 Southbank Boulevard 
providing 55,000 sq.m of commercial space. 

Freshwater Place has another premium grade commercial tower called Twenty 8 
Freshwater Place providing 34,000 sq.m over 25 levels. 

 RESIDENTIAL 
A 60 storey residential tower with around 550 apartment units.  The residential tower has 
three sections: podium, mid rise and high rise.  

 BUILT FORM 
Freshwater Place was built with premium grade finishes and it has superb views of the 
Yarra River, the CBD skyline and Port Phillip Bay.  The residential tower looks relatively 
commercial in its design with the residents likely to be relatively affluent. 

 FUNDING MECHANISM Australand looked to fund the residential and office components separately with pre-
sales for the residential apartments and a large office pre-commitment secured for the 
first stage.  

Australand pre-signed PricewaterhouseCoopers (PwC) as the anchor tenant for the 2 
Southbank Boulevard office e building before construction commenced.  PwC initially 
committed to 23,000 square metres with an option over 8,000 sq.m.   

The residential development was launched in early 2002 and by October 2002 had sold 
almost half of the apartments with around 45% of the value of the property had been 
accounted for in sales.  This was considered to be sufficient to justify the 
commencement of construction. 

Twenty 8 Freshwater Place was a speculative development with no major tenants pre-
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committing before construction commenced.  To reduce risks, Australand sold a half 
share to the GPT Wholesale Fund for $115 million in August 2007. 

 VIABILITY OF USES The guaranteed pre-commitment of 23,000 sq.m equated to 42% of the office space 
within 2 Southbank Boulevard.  This was considered the minimum pre-commitment 
required to commence construction.   

The residential component of the project was not used to ‘subsidise’ the office 
component.  Residential pre-sales of around 50% were achieved at the start of 
construction (around the minimum required), indicating that residential sales were not 
used to support the office component. 

 OFFICE TENANTS 2 Southbank Boulevard is anchored by PricewaterhouseCoopers. Other key tenants 
include Microsoft, Heinz, Vanguard and SP AusNet. 

Twenty 8 Freshwater Place tenants include MMG, CPA and Parsons Brinckerhoff. 

There have not been major issues in attracting major tenants to the building.  The 
residential tower looks relatively commercial in its design and the prestige nature 
attracted affluent residents. 

 MARKET CONDITIONS 
AT DEVELOPMENT 

The Southbank office vacancy rate fell to a low of 4.2% in July 2002, when the 
development was in the planning phase.  The adjacent Melbourne CBD market was also 
relatively tight, having fallen to under 6% in July 2002.  

The Melbourne apartment market recorded strong a period of lower growth between 
1996 and 2001.  The residential market started to pick up in 2002 though was still 
relatively soft as Australand was selling the apartments in 2002.  This  

Economic growth in Australia slowed down from 5% in 1998/99 to 2% in 2000/01.  Real 
gross domestic product remained relatively stable at between 3-4% over the next few 
years when the project was in the planning phase. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

The development is of a premium quality including both the commercial and residential 
component.  This has resulted in the attraction of major corporate headquarters including 
PricewaterhouseCoopers, Microsoft, Heinz and Vanguard.  It is unlikely that Parramatta 
will attract major corporate headquarters in the short term, that Australand was able to 
attract to the fringe CBD location in Melbourne. 

It is considered that a similar development (albeit at a smaller scale) could be developed 
within Parramatta.  In the current market, an office building of around 20,000 to 25,000 
sq.m represents the most potential based on available tenant pre-commitments of 
around 10,000 sq.m.  However, it is noted that there are limited sites in the Parramatta 
CBD that have sufficient size to accommodate separate office and residential buildings. 
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 PROJECT NAME 

 AURORA PLACE 

  

 DEVELOPER East Asia Property Group, Lend Lease, Mirvac (only residential) 

 ADDRESS 155 Macquarie Street, Sydney and 88 Phillip Street, Sydney 

 LOCATION 
CHARACTERISTICS The subject site is located in the core of the Sydney CBD bounded by Phillip Street, Bent 

Street and Macquarie Street. 

 COMPLETED November 2000 

 PROPERTY 
DESCRIPTION Aurora Place is a commercial, residential and retail mixed use development consisting of 

a 41 level commercial tower, a 18 level residential building and retail facilities around the 
piazza. 

 COMMERCIAL 
The commercial tower comprises 34 levels of office space with a NLA of approximately 
48,000 sq.m on a floorplate of 1,420 sq.m. 

 RESIDENTIAL 
Macquarie Apartments is a 17 level residential tower on a site area of 1,666 sq.m.  The 
development includes 62 apartments including 2 x 2 bedroom, 58 x 3 bedroom  and 2 x 
penthouses. 

The residential component included larger apartments (97% with more than 2 bedrooms) 
which is more attractive to owner occupiers compared to investors.  In addition, the 
prestige nature of the apartments meant that buyers are very affluent.  This reduces the 
number of renters and potential impacts on the office tenants.   

 BUILT FORM 
Aurora Place was designed by Italian architect Renzo Piano. The building has an 
unusual geometric shape where not one panel is parallel to any grid. 

The residential apartments face away from the office tower with winter gardens that 
overlook the Botanic Gardens.  The high quality of the apartments and separation 
between the buildings means there is very limited impacts between the uses. 

 FUNDING MECHANISM The project involved a consortium of developers including East Asia Property Group, 
Lend Lease and Mirvac (which was involved in the residential apartments).  The 
consortium model allowed the risk to be shared across three parties and utilised Mirvac’s 
experience for the residential component. 

ABN Amro was secured as a 14,000 sq.m pre-commitment in early 1998 before 
construction commenced on the development.  This equated to a pre-commitment level 
of around 30%, which indicates a speculative development.  Minter Ellison was secured 
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as an 8,000 sq.m pre-commitment in the second half of 1998 after construction had 
commenced. 

 VIABILITY OF USES The 62 residential units sold out in December 1999, about a year before construction 
was completed. The penthouses were among the most expensive units ever sold in 
Australia at the time selling for about $7.5 million and $6.5 million respectively. 

The office component was largely speculative in nature with an initial pre-commitment of 
only around 30% from ABN Amro.  This indicates that the residential apartment sales 
may have been used to support the viability of the project. 

 OFFICE TENANTS Initial anchor tenants included financial services, law and banking companies. including 
ABN AMRO, Minter Ellison, Challenger International, Statestreet Global Services and 
the Executive Centre. 

A 76% occupancy of the commercial tower was achieved in June, five months out from 
project completion. 

 MARKET CONDITIONS 
AT DEVELOPMENT 

The Sydney CBD office vacancy rate peaked at 20% in January 1993 before declining to 
5% in January 1998, which is when construction on the building commenced.  This 
involved a five year period of virtually no development, while vacant space was absorbed 
by the market.   

Between 1996 to 1998, while the project was in the planning phase, the Australian 
economy was recording strong gross domestic product growth of around 4%.  This is 
above the average over the last 25 years of around 3%. 

The residential apartment market in Sydney was relatively stagnant between 1994 to 
1996 before starting to increase.  The strong economic conditions supported the sales of 
the prestige residential apartments. 

 KEY LEARNINGS FOR 
PARRAMATTA CBD 

Aurora Place was developed on a relatively large site that allowed for the commercial 
and residential components to be developed in separate buildings that are connected by 
a retail piazza.  With the Apartments fronting Macquarie Street and the office building 
fronting Phillip Street, it allowed for the uses to be separated to reduce potential 
conflicts. 

The residential apartments were architecturally designed to a very high standard, which 
fits in with the premium office buildings in the core of the CBD and does not impact on 
visual amenity.  The apartments are among the most prestigious in Sydney and it is 
unlikely apartments of this quality would be attractive in the Parramatta CBD 
environment. 

It is considered that a similar development (albeit at a smaller scale for the office 
component) could be developed within Parramatta.  In the current market, an office 
building of around 20,000 to 25,000 sq.m represents the most potential based on 
available tenant pre-commitments of around 10,000 sq.m.  However, it is noted that 
there are limited sites in the Parramatta CBD that have sufficient size to accommodate 
separate office and residential buildings. 
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8.2 IMPLICATIONS FOR PARRAMATTA 
The implications for the Parramatta CBD of the mixed-use case studies include: 

 Vertical Mixed Use: There are limited examples in Australia of vertical mixed use developments that 
include A-Grade/Premium office space with residential apartments above.  These projects are rare 
due to some of the potential conflicts between commercial and residential uses in the same building.  
The Riparian Plaza is the most successful example of such a development though it was supported 
by a major capital city location, iconic architect, prestige quality and representing the first premium 
office development in Brisbane in a decade. 

It is noted that the current strong residential market has the potential to increase the attractiveness of 
such developments in the Parramatta CBD with the ability of residential development to underpin or 
cross-subsidise the viability of office development.  However this is unlikely to produce high quality 
office space to attract A-Grade tenants. 

 Horizontal Mixed Use: There is potential for horizontal mixed use development in the Parramatta 
CBD that includes multiple buildings with a dedicated office and residential building.  This would 
reduce the potential conflicts between uses though it is noted there are limited sites with the large 
size needed to accommodate separate A-Grade office and residential buildings. 

 Development Viability: The viability of mixed-use developments has generally required both the 
residential and office components to have sufficient pre-sales/pre-commitments before construction 
commenced.  Some developments occurring prior to the Global Financial Crisis were more 
speculative in nature.  Under the current market in Parramatta, it is unlikely that A-Grade office space 
will be built speculatively unless residential apartment sales can effectively underpin the development 
of the office component. 

 Residential Quality: The residential apartments developed in these projects are generally of a very 
high quality to reduce potential impacts with adjacent office space. 

 Large Sites: A large-scale mixed development such as World Square is unlikely to be undertaken in 
the Parramatta CBD unless a suitably large contiguous development site can be provided.  The 
Parramatta Square development represents the site with the most potential to be similar to the World 
Square development.  

 Train Station: The Forum in St Leonards is built directly over St Leonards train station and 
represents a transport orientated development.  There is significant airspace around the Parramatta 
Train Station with potential to investigate opportunities for development above the station.  The 
Interchange at Chatswood is another example of mixed use development around a train station 
(albeit with limited office space). 
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9 Constraints and Opportunities 

9.1 CONSTRAINTS ANALYSIS 
This section assesses the constraints to A-Grade office development within the Parramatta CBD.  The 
section identifies and assesses various site, market and planning characteristics that reduce the viability 
of potential for A-Grade development.  Addressing these issues has the potential to facilitate 
development. 

9.1.1 PARCEL SIZE   
It is noted that lot sizes within the Commercial Core are generally over 1,000 sq.m with some smaller lots 
located on Macquarie Street and Phillip Street to the west of Smith Street.  Some older office buildings 
within the C and D-Grade categories are situated on smaller sites and therefore have smaller floorplates.  
If the overall quality of accommodation is to renew and improve over time, site amalgamations would be 
required to result in buildings with larger floorplates and improved amenity by way of outlook and natural 
light access. 

Large office tenants in the current property market generally want buildings with a minimum floorplate of 
1,500 sq.m.  This reduces the number of floors that the company requires and allows for improved 
connectivity and interaction between staff.  

To allow for a minimum floorplate of 1,500 sq.m, development sites would likely need to be over 2,500 
sq.m once setbacks and other planning controls are considered.  To allow for the development of a 
separate A-Grade office building of 1,500 sq.m and a residential apartment building, it is anticipated that a 
site of at least 5,000 sq.m would be required.  It is noted that there are limited sites of this size with 
development potential in the Parramatta CBD.  Some of these sites include two school sites and 
Westfield Parramatta, which are very unlikely to include residential apartments in any future 
redevelopment.  
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LOT SIZES MAP 9.1 

 

Site amalgamation for redevelopment will be difficult to justify on the grounds of economic viability unless 
the cost of the acquisition and potential demolition does not significantly exceed the underlying land value 
for new development.  
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As such, there is scope for Council to continue with planning incentives that will assist in site 
amalgamations over time provided they result in new development that improves the overall quality of 
stock in the Parramatta CBD over time (i.e. improving the quality of office accommodation by grade, 
which includes larger floorplates and improved access to natural light).   

FSR bonuses for larger lots could promote amalgamation by improving the financial viability of 
redevelopment projects.  This may be in the form of only allowing FSRs greater than 3:1 for sites over 
2,000 sq.m that are large enough to accommodate A-Grade office buildings. It is noted that under the 
CBD Planning Strategy, it is recommended that all sites be able to achieve FSRs greater than 3:1 and a 
15% FSR bonus if they demonstrate design excellence.  It is noted that this would need to be considered 
in relation to whether there is any cap on commercial floor space.  

We note however that Council’s ability to promote and/or influence site amalgamation is limited, and 
ultimately the market will have the greatest influence on redevelopment occurring, albeit with the support 
of Council. 

9.1.2 PROXIMITY TO TRAIN STATIONS 
The following map highlights the distance of commercial precincts from the Parramatta Train Station, 
which is a key infrastructure driver of the Parramatta CBD.  The Parramatta River is generally located 
approximately 700-800 metres north of the Parramatta Train Station, with areas to the north of the river 
starting to be a bit removed from the core area. 

The Auto Alley corridor is around 500m long with the start of the precinct located around a 450 metre 
walk to the Parramatta Train Station.  It is further removed from the primarily commercial area, which is 
located around 200-300m to the north of the train line.  It is noted that Auto Alley is around a 400m walk 
from the Harris Park Train Station, though it is currently a smaller train station that does not attract the 
same level of train services as Parramatta Train Station. 

In addition, it is noted that Church Street/ Great Western Highway is a major six lane road that bisects 
Auto Alley.  This is likely to reduce the walkability of the precinct and reduce the amenity of the area and 
have a negative impact on the potential development of A-Grade office space. 

As a result, Auto Alley is considered to be a longer term prospect due to the distance from the Parramatta 
Train Station and existing commercial core and the lower quality amenity offered by the nature of traffic 
on Church Street (Great Western Highway).  It is considered that the commercial development in the 
short-medium term is more likely to be B-Grade or lower quality A-Grade product. 
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DISTANCE FROM TRAIN STATION MAP 9.2 
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9.1.3 RESIDENTIAL DESIGN 
The following images are of residential apartments that have been developed within the Parramatta City 
Centre, adjacent to the Commercial Core.  It is noted that some of the design of residential development 
around the Commercial Core is focused on a more traditional residential design aesthetic and would not 
be considered to have ‘commercial or androgynous design characteristics’ that would blend well with 
higher calibre A-Grade office design typology. 

FIGURE 1 – RESIDENTIAL APARTMENTS IN PARRAMATTA CITY CENTRE 

 

 

 
PICTURE 1 – CORNER OF FITZWILLIAM AND CHURCH ST  PICTURE 2 – CORNER OF PARKES AND COWPER ST 

 
This is in comparison to case study developments such as Lumiere and Aurora Place (see the images 
below), which have higher quality design with more of a commercial aesthetic.  These higher quality 
developments can be described as more ‘androgynous’ buildings as it is not always immediately obvious 
if they are residential or commercial buildings. 

Based on interviews and discussions with large office tenants and institutional investors in the broader 
Sydney market including markets such as Sydney CBD, Chatswood and North Sydney CBD, it was noted 
that large tenants will not pre-commit to a commercial area if it does not meet environmental and amenity 
requirements.  Large tenants are not concerned with being located next to residential buildings as long as 
the residential development is of a relatively high quality and therefore will not negatively impact on their 
image. 

FIGURE 2 – RESIDENTIAL APARTMENTS IN SYDNEY CITY 

 

 

 
PICTURE 3 – LUMIERE  PICTURE 4 – AURORA PLACE 
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9.1.4 HERITAGE 
The following map highlights the heritage constraints within the Parramatta City Centre.  Heritage 
buildings and issues can have a significant constraint on the potential to develop A-Grade buildings.  This 
is due to the location of heritage items impacting the capability to provide large floorplate office buildings 
of over 1,500 sq.m on certain lots.  There are several heritage items located from the Parramatta Train 
Station and along Church Street. 

HERITAGE CONSTRAINTS MAP 9.3 
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9.1.5 FRAGMENTED OWNERSHIP AND STRATA TITLING 
The following map highlights sites within the Parramatta Commercial Core that are strata titled as well as 
adjacent lots under common ownership.  Amalgamating smaller lots to create larger sites capable of 
accommodating a large floorplate office building can be challenging, especially when dealing with multiple 
owners in a strata scheme.  The map highlights that there are a few adjacent lots with common 
ownership, however these are located outside the existing Commercial Core. 

The development of office buildings that are held under one ownership can allow for the renewal and 
redevelopment over time.  The cycle can take 30-40 years though (i.e. the economic life of a commercial 
office building without major upgrade) and allows for older and generally smaller buildings to be 
redeveloped in the future. 
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SITE OWNERSHIP AND STRATA TITLED SITES MAP 9.4 

 

It is noted that the strata-titling of buildings such as residential apartments and smaller office can create 
issues with redevelopment due to the multiple owners involved and the difficulty in obtaining consensus to 
sell in one line and/or redevelop.  This effectively ‘locks’ the site from future redevelopment and therefore 
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needs to be a consideration in planning for new development.  Ideally a site should be meeting or 
exceeding development controls before strata subdivision should be considered. 

Residential apartments held in ‘one line’ and rented out would reduce the impacts of strata-titling locking 
away sites.  However, it is noted that almost all large residential developments in Australia are strata titled 
as this represents the highest return on investment.  The rental yield for residential apartments in Sydney 
is generally under 5%, which is well below other property asset classes such as retail, office and 
industrial.  As such, the rental return is not high enough to justify holding apartments unless potential 
capital growth is considered.  In addition, most developers need to sell the majority of apartments off-the-
plan to reduce risk and meet financing conditions even if they think the apartments will achieve significant 
capital growth.  Meriton is one of the only developers that holds apartments for rental, though it is able to 
do this due to a lower reliance on debt financing.  

9.1.6 FSR CAPACITY 
Parramatta City Council has undertaken a preliminary assessment of the capacity for additional 
development within the Parramatta City Centre.  The assessment excludes land that is not considered 
developable such as: 

 Land identified as open space (i.e. zoned RE1 Public Recreation, RE2 Private Recreation) under the 
current LEPs 

 Land identified as containing heritage items  

 Land identified as major community or education facilities 

 Land identified as having recent large-scale development (e.g. Eclipse Tower, Sydney Water 
building); or large-scale development currently under construction (e.g. Meriton Altitude, PSQ1) 

 Land identified as having strata subdivision with more than 10 lots  

 Land identified as roads or railways (e.g. zoned SP2 Infrastructure) under the relevant LEP. 

Table 9.1 compares the required floorspace to meet Government employment and dwelling targets with 
the capacity for development under different planning scenarios.  Based on a projected target of 27,000 
additional jobs and 7,500 additional dwellings by 2036, Parramatta City Council has estimated there is a 
need for almost 2.1 million sq.m of commercial and residential floorspace.   

Under the existing planning controls, Parramatta City Council has identified that there is insufficient 
capacity to meet targets with a deficit for both commercial and residential floorspace. 

Under proposed planning controls (including increased FSRs outlined in Map 1.8), there is considered to 
be sufficient capacity to meet the targets, with a surplus of more than double the existing target.  Even if 
residential is permitted in the Commercial Core, there is potential for over 1,800,000 sq.m of commercial 
floorspace, almost double the target of around 970,000 sq.m of commercial floorspace by 2036. 
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Proposed Floorspace  
PARRAMATTA CITY CENTRE TABLE 9.1 

 

The following map highlights the estimated built FSR for lots within the current and proposed Commercial 
Core zone based on a desktop review of buildings.  There is estimated to be 694,600 sq.m of built 
floorspace within the existing and proposed Commercial Core zone.  It is noted that the Auto Alley 
precinct has been excluded from this analysis as it is considered to be a longer term commercial 
opportunity. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Scenario Floorspace (sq.m) Surplus (-Deficit)
State Government Targets
Commercial 972,000
Residential 1,125,000
Total 2,097,000

Existing Controls
Commercial 835,655 -136,345
Residential 832,756 -292,244
Total 1,668,411 -428,589

Proposed Controls  (no residential in core)
Commercial 2,205,622 1,233,622
Residential 2,517,845 1,392,845
Total 4,723,467 2,626,467

Proposed Controls  (residential in core)
Commercial 1,817,832 845,832
Residential 2,905,636 1,780,636
Total 4,723,468 2,626,468
So urce: P arram atta C ity C o unc il
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EXISTING BUILT FSRs FOR COMMERCIAL CORE MAP 9.5 
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Urbis has estimated the built FSR within the current and proposed Commercial Core zone using City 
Scope data and aerial imagery.  Map 9.6 compares the estimated built FSR within the current and 
proposed Commercial Core zone with the capacity for development under proposed planning controls.  
The analysis identifies the following sites as having the most development potential in the Commercial 
Core: 

 105 Phillip Street and 130 George Street 

 Parramall (55-67 George Street) 

 41-45 George Street 

 69 George Street 

 87-89 Phillip Street 

 Erby Place Car Park (30 George Street) 

 Horwood Place Car Park (71 George Street) 

 Westfield Parramatta 

 Justice Precinct (which is outside the current Planning Proposal area) 

 Parramatta Square. 
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POTENTIAL ADDITIONAL CAPACITY UNDER PROPOSED PLANNING CONTROLS MAP 9.6 
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9.1.7 DEVELOPMENT COSTS 
The financial realities of A-Grade office development are a constraint to development in the Parramatta 
CBD.  Net face rents for A-Grade office space in the Parramatta CBD are generally between $360-$450 
per sq.m/pa, which is 20-30% higher than rents in North Ryde/ Macquarie Park.   

At the same time, the cost of developing high-rise office buildings in CBD locations is considerably higher 
than lower density campus style office buildings on larger sites.  Based on data from Rawlinsons 
Construction Handbook 2015 - Edition 33, the cost of developing a 4-7 storey office building in Sydney is 
between $2,265-$2,440 per sq.m while office buildings of 7-20 storeys are between $3,220-$3,470 per 
sq.m.  The higher costs are generally a result of increased costs for vertical transport and structural 
requirements.  

This indicates that construction costs in Macquarie Park are likely to be at least 40% lower than in the 
Parramatta CBD.  This flows onto the required rental levels that would be required to achieve a minimum 
return on investment. 

This dynamic of higher construction costs means that developers need to achieve pre-commitments at 
rental levels well above campus locations such as North Ryde/ Macquarie Park, which is one of the 
reasons that Parramatta has struggled to attract new office development with private sector pre-
commitments. 

9.2 PLANNING OPTIONS TO INFLUENCE OFFICE SUPPLY 
This section assesses the potential options available to Council to utilise planning controls and residential 
development to facilitate viable A-Grade office development within the Parramatta CBD.  The options look 
to address the constraints to office development that are outlined in the preceding section. 

9.2.1 MINIMUM OFFICE FSR 
The CBD Planning Strategy outlines the potential for residential uses to be permitted in the Commercial 
Core subject to the following conditions being met: 

 A significant quantum of office space (i.e. 20,000 sq.m minimum) is built before residential occupation 
of a development site.  Most A-Grade office buildings developed in Sydney are at least 20,000 sq.m, 
which effectively means the control requires A-Grade office space to be developed before residential 
is allowed. 

 Sites deliver primarily employment uses (i.e. employment uses comprise a minimum 50% of total 
floorspace).  This control ensures employment uses remain the primary use in the Commercial Core 
and prevents residential dominant mixed-use developments on large sites. 

 Non-residential FSR exceeding the minimum requirements above should be exempt from the overall 
maximum FSR in the Commercial Core.  This provides a bonus to developers by allowing them to 
develop additional office space.  This may include allowing developers to achieve a FSR of 12:1 on a 
site as along as an office FSR of 6:1 is achieved on the site. 

On sites which already have considerable office space, this would require net additional A-Grade space 
of at least 20,000 sq.m.  So a site that currently has an ageing 20,000 sq.m office building, would need to 
build at least 40,000 sq.m of office space to allow for the replacement of the old building plus 20,000 sq.m 
of additional office before residential could be developed.  It is noted that developers are unlikely to build 
office buildings of over 25,000 sq.m in the Parramatta CBD unless they can secure a very large pre-
commitment such as a major bank or multiple government tenants.  
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9.2.2 TRANSFERABLE DEVELOPMENT RIGHTS 
Transferable development rights allow a developer to transfer development rights from one site onto 
another.  It the context of the Parramatta CBD, this could allow a developer to build a A-Grade office 
building in the Commercial Core and transfer any residential development rights to other parts of the 
Parramatta CBD.  This would allow developers to focus on commercial development within the 
Commercial Core, while still allowing them the benefit of residential development rights to improve the 
viability of development.  This has the potential of improving the financial viability of A-Grade office 
development in the Commercial Core whilst maintaining the predominantly commercial focus. 

It is noted that the only example of transferable development rights in NSW is for heritage buildings in the 
Sydney CBD.  As such, implementing this policy would likely have broader policy implications and require 
significant input from the Department of Planning and Environment in the development of this policy.  

It is also noted the City of Sydney experienced some administrative issues with the establishment and 
operation of the transferable rights system.  There were cases where the demand for rights did not 
exactly match the supply, with fractions of heritage floor space left over.  As such, Parramatta Council 
would need to investigate this option in some more depth and establish a simple process to grant and 
then distribute floorspace transfers. 

9.2.3 RESIDENTIAL DEVELOPMENT CAP 
A residential development cap would allow a maximum amount of residential floorspace to be developed 
within the Commercial Core to a stated point in time. 

A residential cap would have the benefit of allowing residential development in the Commercial Core to 
help facilitate the development of A-Grade office space.  At the same time, the cap would limit the total 
amount of residential space that could be developed and ensure that employment uses remain the 
primary use in the Commercial Core.  This would avoid problems such as what occurred in the 
Chatswood CBD with significant residential development changing the perception of the centre. 

The implementation of an initial cap may have the added benefit of facilitating development of A-Grade 
office space in the short term as developers look to take advantage of the opportunity before it is 
exhausted.  Council also has the option to review the cap at certain development thresholds to determine 
if it is appropriate to extend. 

9.2.4 RESIDENTIAL DESIGN CODE 
To ensure that residential development does not have a detrimental impact on the office market in the 
Commercial Core, a residential design code could be implemented to maintain high design standards.  
Potential minimum requirements could include: 

 No exposed concrete 

 Limited exposed balconies (use of wintergardens where possible) 

 Tinted glass and other commercial grade facade treatments. 
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10 Conclusions and Recommendations 
This section summarises the key findings of the assessment and outlines viable strategies to attract A-
Grade office development to the Parramatta CBD. 

10.1 SUMMARY OF KEY ISSUES 
The following issues are considered to be most relevant to the attraction of A-Grade office space to the 
Parramatta CBD: 

 The NSW Government has identified the growth of Parramatta as Sydney’s second CBD as a key 
priority.  The Parramatta CBD Planning Strategy identifies a target of 27,000 additional jobs and 
7,500 additional dwellings by 2036.  To achieve this employment target, Parramatta City Council has 
a planning capacity target of around 970,000 sq.m of commercial floorspace by 2036. 

 The Parramatta CBD has over 273,600 sq.m of A-Grade office space with a very low vacancy rate of 
under 1%.  Despite the low vacancy rates, the CBD has been able to attract only limited new 
development (three developments over 20,000 sq.m in the last 10 years) and the required large 
tenant pre-commitments.  There has been significant competitive pressure from centres such as 
Macquarie Park and Norwest, which have been more successful at attracting large tenants due to 
being able to develop new purpose built offices, with large floorplates and lower rents.  Large tenants 
have been expressing an interest in the Parramatta CBD though these financial fundamentals have 
constrained development. 

 Residential development is important in adding to the vibrancy of commercial centres.  Most major 
CBDs in Australia support residential apartments and are not considered to have a detrimental impact 
on the viability of office development, provided the quality of residential development is consistent 
with the quality of office development and the commercial predominance of the centre is maintained. 

 Mixed use developments can be successfully developed in CBDs without negatively impacting the A-
Grade office market.  Large mixed use projects including a mix of office, residential, retail and other 
uses can act as catalysts for investment in precincts by increasing activity and improving the image of 
an area.  Successful developments have a higher quality design that reduces the negative impacts 
and potential conflicts between office and residential uses.  This includes the inclusion of ‘commercial 
aesthetic characteristics’ as part of the design of residential buildings. 

 There are several land constraints to potential development of A-Grade office space in the 
Parramatta CBD including lot sizes, heritage buildings, fragmented ownership and strata titling.  In 
addition, economic considerations including the development costs and achievable rents between 
different centres places competitive pressure on Parramatta. 

 In order to achieve the employment and residential dwelling targets of the Parramatta CBD Planning 
Strategy and A Plan for Growing Sydney, the planning controls within the Parramatta City Centre 
need to be designed to increase the capacity and viability of future development.  Under proposed 
controls in the Parramatta CBD Planning Strategy, there is estimated to be capacity for 4.7 million 
sq.m of additional floorspace in the Parramatta CBD. 

 There are several sites within the Parramatta CBD with development potential for A-Grade office 
space.  These sites generally have relatively low density development and are of sufficient size to 
accommodate a building floorplate of over 1,500 sq.m, which is generally desired by prospective A-
Grade tenants. 

 It is considered that allowing some residential development in the Commercial Core will not affect the 
ability of the Parramatta CBD to attract new A-Grade office space.  Under proposed controls in the 
Parramatta CBD Planning Strategy there is potential capacity for over 1,800,000 sq.m of commercial 
floorspace even if residential is permitted in the Commercial Core.  This is almost double Parramatta 
City Council’s planning capacity target of around 970,000 sq.m of commercial floorspace by 2036.  As 
such, it is considered that allowing some residential in the Commercial Core will not impact the State 
Government’s policy of protecting the Commercial Core as outlined in A Plan for Growing Sydney. 
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 Allowing residential in the Commercial Core has the potential to facilitate viable development of A-
Grade office space in the Parramatta CBD.  This would include the more profitable residential 
component subsidising the office component and boosting the overall viability of the development.  
However, constraints to the effectiveness of mixed use development to facilitate A-Grade office 
development include: 

 Vertical mixed-use developments have the potential to be developed with residential apartments 
generally being developed above the office component to assist in subsidising the office 
component.  It is unlikely that such a development would generate quality A-Grade office space, 
which has the potential to generate lower quality space given the difficultly of designing an 
efficient building with multiple lift cores and the overall perception that potential office tenants 
would have in such a building. 

 Horizontal mixed-use developments are likely to need development sites of at least 5,000 sq.m to 
allow for separation between the office and residential buildings.  There are limited sites of such a 
size in the Commercial Core with development potential, which can viably accommodate a net 
increase of at least 20,000 sq.m of office space and a residential building.  

10.2 RECOMMENDATIONS 
The following tables outline the recommendations for attracting A-Grade office space to the Parramatta 
CBD.  This includes: 

 Table 10.1 outlines the requirements for A-Grade office space that will make new buildings attractive 
to large tenants.  These large corporate tenants are needed to pre-commit to new buildings to make 
the developments financially viable.  The recommended requirements are based on discussions and 
interviews with office leasing agents and large tenants within the broader Sydney market as well as 
classifications within the Property Council of Australia’s A Guide to Office Building Quality 2012. 

 Table 10.2 outlines planning recommendations to be considered by Parramatta City Council to attract 
A-Grade office space including the justification for the recommendation and how it will address key 
issues and requirements in the market.  
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A-Grade Office Requirements 
PARRAMATTA CBD TABLE 10.1 

RECOMMENDATION DESCRIPTION JUSTIFICATION 

Large floorplates New A-Grade office space generally needs to have a 
floorplate size of at least 1,300 sq.m, with most major 
tenants likely to want a floorplate of over 1,500 sq.m. 
(It is also noted that in some instances tenants are 
looking for office accommodation with floors over 
2,000 sq.m, which is more common in locations such 
as Macquarie Park and in new major development in 
the Sydney CBD such as Barangaroo). 

 Large corporations want to improve the circulation and interaction within their offices.  Large 
floorplates allow businesses to get more workers on the same floor and improve social 
interaction in the office.  Tall and thin towers fail to provide this requirement to tenants. 

 The ability to provide very large floorplate campus style offices is one of the reasons corporate 
business parks have successfully attracted large corporate offices (combined with relatively 
affordable rents).   

Flexible and accessible 
floorplates 

Large open floorplates that allow for flexible and 
efficient workspace design and internal circulation.  
This includes internal stairways to connect adjacent 
floors and limited internal columns.  This also 
includes preferences to reduce large central cores 
(with lifts and fire stairs), with a growing preference 
for side cores. 

 Similar to the benefits of large floorplates, tenants want the space to be flexible to allow for the 
maximisation of circulation and to encourage interaction.   

 Some traditional offices have a large internal core (with fire stairs and lifts) that fragments the 
office.  Flexible design can reduce this impact and provide more open workspaces. 

High ceiling heights High ceilings of 2.7 metres and above.  High ceilings provide a more ‘open’ workspace that is attractive to workers and tenants.  As 
such, height controls should be flexible for commercial office buildings in order not to stifle 
optimum floor to ceiling heights. 

Good lift service High quality and high frequency of lifts in the building.  Tenants require high quality and high frequency lifts to support the circulation of staff.   

 Slow lifts can provide a poor impression on the building and tenants. 

On site facilities Provision of end-of-trip facilities within the building 
such as bike storage, change rooms and lockers to 
support people taking alternative transport to work. 

 A larger proportion of workers are taking alternative forms of transport to work such as cycling, 
jogging and walking.  On-site facilities improve the amenity and make it easier to attract and 
retain staff.    
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Amenity Access to local amenity including retail, dining 
options, public space, recreation facilities and other 
personal services. 

A corporate setting within a vibrant commercial 
centre that includes other successful businesses. 

 Major corporations want to be located in a high amenity area that is attractive to their staff with 
access to retail, food, recreation and other services 

 Tenants want to be located in a location that matches their corporate images and do not want 
to be surrounded by poor quality buildings and apartments with ‘washing on display’.  Adjoining 
buildings whether they be commercial or residential need to be of a similar high standard and 
well managed. 

Environmental 4 Star Green Star Design Rating including 4.5 Star 
NABERS Office Energy rating commitment. 

 The Property Council of Australia’s A Guide to Office Building Quality 2012 classifies A-Grade 
office space as at least meeting these environmental standards.  Most large corporations are 
conscious of their environmental footprint and look to move into more energy efficient buildings 
where possible. 
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Recommendations 
PARRAMATTA CBD TABLE 10.2 

RECOMMENDATION DESCRIPTION JUSTIFICATION 

Office as predominant 
use in Commercial 
Core. 

Reaffirm office development as the predominant 
use in the Commercial Core though allow 
residential apartment development under certain 
circumstances (see recommendation below). 

It is recommended that controls promote A-Grade 
office buildings of at least 20,000 sq.m and be 
informed by planning, design and heritage 
considerations. 

 Most successful CBDs successfully integrate commercial office development with residential 
apartments to create a vibrant commercial district.  While it is important that the Parramatta CBD 
support a Commercial Core that is predominantly office uses, there is considered to be a place for 
residential as part of horizontal mixed use developments.  Allowing residential development also 
has the benefit of helping to facilitate viable office development where residential can provide a 
higher relative return. 

 The last three A-Grade office buildings developed in the Parramatta CBD have all been over 
20,000 sq.m with a floorplate of over 1,300 sq.m.  It is considered that large A-Grade office 
buildings of over 20,000 sq.m need to be promoted for the Parramatta CBD to develop as a major 
CBD. 

 This may be integrated with the minimum office FSR that allows residential if a minimum A-Grade 
office component is provided. 

Subject to planning, 
design, and heritage 
considerations, 
potentially allow 
horizontal mixed use 
development in the 
Commercial Core 
subject to net 
additional A-Grade 
office space of over 
20,000 sq.m on the 
site. 

Allow a separate residential apartment building to 
be built on a site where there is the net additional 
development of A-Grade office space of over 
20,000 sq.m. 

It is recommended that the potential of the 
strategy be informed by planning, design and 
heritage considerations to determine the number 
of sites that can accommodate such 
development.  Note: See Glossary for definitions 
of vertical and horizontal mixed-use development. 

 It is recommended that the potential mixed-use developments discourage vertical mixed-use 
developments with residential apartments developed above office space.  This is due to office 
development of this nature in the Parramatta CBD likely to be of a lower quality that experiences 
vacancies and have a detrimental impact on the Parramatta CBD office market. 

 Council to consider planning, design and heritage factors to determine the number of sites capable 
of accommodating a horizontal mixed-use development of this nature, particularly where separate 
residential and office towers can be constructed on the one site.   

 While there are only a few sites of a size and nature that can viably accommodate a horizontal 
mixed-use development with separate office and residential buildings, they represent an 
opportunity to facilitate development in the short term and act as a catalyst for future additional 
office development. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Subject to an adequate 
number of suitable 
sites being identified in 
the Commercial Core 
for horizontal mixed-
use development, 
consider implementing 
a residential 
development cap. 

Implementing a cap on the amount of residential 
floorspace that can be developed in the 
Commercial Core (subject to adequate sites in the 
Commercial Core being identified for horizontal 
mixed-use development). 

 A residential development cap would allow a maximum amount of residential floorspace to be 
developed within the Commercial Core.  This would have the benefit of allowing residential 
development in the Commercial Core to help facilitate the development of A-Grade office space.  
At the same time, the cap would limit the total amount of residential space that could be developed 
and ensure that employment uses remain the primary use in the Commercial Core. 

 The implementation of an initial cap may have the added benefit of facilitating development of A-
Grade office space in the short term as developers look to take advantage of the opportunity 
before it is exhausted.  Council also has the option to review the cap at certain development 
thresholds to determine if it is appropriate to extend. 

 A residential development cap is considered to be easier to administer compared to transferable 
development rights. 

 This is subject to adequate sites being identified as suitable to accommodate horizontal mixed-use 
development. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Remove maximum 
FSR and height 
controls for office 
development. 

Remove maximum FSRs for commercial office 
development in the Commercial Core and be 
more flexible on allowable building heights for 
commercial development. 

 Maximum FSRs are considered to be relatively arbitrary.  If a developer is willing to develop a 
large A-Grade office building that exceeds maximum FSRs, it is considered that it should be 
supported provided that it can meet other design and impact requirements.  While it is unlikely to 
have a major impact on office viability in the short to medium term, there is considered to be value 
in increasing flexibility in the long term.  

 This recommendation aligns with the Parramatta CBD Planning Strategy, which recommends non-
residential floorspace above the minimum requirement not count towards the site FSR. 

 More flexible building heights will encourage developers to maintain greater ceiling heights, which 
is attractive to large A-Grade tenants  

Maximum FSR for 
small lots. 

Only allow FSRs greater than 3:1 for those sites 
over 2,000 sq.m to promote site amalgamation. 

 The trend in office development in recent years has been towards buildings with larger floorplates 
over 1,300 sq.m (and generally over 1,500 sq.m) that allow tenants to take fewer floors and 
improve staff interaction.  Small sites should be offered incentives to amalgamate to help facilitate 
developments that are desired by the market and achieve economic development outcomes.  

Complementary design 
code for residential 
uses. 

Develop built form controls so that any residential 
development in the Commercial Core (if 
permitted) is of a ‘commercial aesthetic’. 

 The design of some residential developments around the Commercial Core is becoming 
inconsistent with the intention to promote Parramatta CBD as an employment destination and 
encourage the supply of A-Grade office space.  External balconies that are cluttered in 
appearance or that do not reflect the surrounding commercial aesthetic are not attractive to large 
corporate businesses that want to be located in a commercial environment that aligns with the 
corporate image. 

 Design controls should be set with a high design benchmark and outline the requirement for 
residential to include a commercial aesthetic that is complementary to office development, 
particularly if residential development is to be permitted to occur in the Commercial Core. 
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RECOMMENDATION DESCRIPTION JUSTIFICATION 

Expansion of 
Commercial Core. 

Expand the Commercial Core to create a more 
cohesive commercial precinct and integrate key 
commercial nodes.  Includes connecting the 
existing core to the Justice Precinct and Westfield 
Parramatta. 

 The existing Commercial Core is generally focussed around the Parramatta Train Station and the 
area directly to the north.  However, there are nodes such as the Justice Precinct that have 
developed into key office precincts, though they are separated from the existing core. 

 In addition, Westfield Parramatta and the eastern portion of Parramatta Square have been 
identified as having potential to accommodate significant A-Grade office space. 

 It would be considered beneficial to have a single contiguous commercial core and that areas such 
as the Church Street dining precinct be protected by relevant heritage and solar access 
provisions, whilst providing some surety and clear positioning for areas such as the Justice 
Precinct as a key commercial area. 

Auto Alley Precinct. Continue to encourage non-residential 
employment generating land uses in the Auto 
Alley Precinct.  

 The Auto Alley Precinct represents an opportunity to facilitate mixed-use development though is 
not considered likely to attract A-Grade office development in the short-medium term as the 
majority of new office development will be focused around the Parramatta Train Station and the 
commercial core north of the rail line.  We also acknowledge that the Auto Alley Precinct has 
constraints due to the bisection by the highway and constrained walkability and connection to 
existing transport and commercial nodes.  In addition, if the potential quality of residential 
development in Auto Alley is not of a high standard with a style that is not consistent with the 
required commercial character, this may deter potential A-Grade tenants. 

 It is considered there may be opportunities for A-Grade office space in the long term, once other 
more attractive areas have been developed, though is not likely to be attractive or financially viable 
in the current market. 

 It is considered that smaller office and other employment generating uses such as car showrooms 
represent a good employment generating outcome in the short-medium term. 
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Disclaimer 
This report is dated August 2015 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis 
Pty Ltd’s (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit 
only, of Parramatta City Council (Instructing Party) for the purpose of advice (Purpose) and not for any 
other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, 
whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any 
purpose other than the Purpose, and to any other person which relies or purports to rely on this report for 
any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen 
future events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are 
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon 
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among 
other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which 
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such 
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or 
incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are 
not made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions 
given by Urbis in this report are given in good faith and in the reasonable belief that they are correct and 
not misleading, subject to the limitations above. 
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Appendix 9 – Parramatta CBD Strategic Transport Study 
 

This Study is currently being finalised and will be included in this Appendix when the Planning 
Proposal is placed on public exhibition.  
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EXECUTIVE SUMMARY 
 

Parramatta is located geographically and demographically in the centre of Sydney and is often 
referred to, both officially and unofficially, as Sydney’s second central business district (CBD).  The 
NSW Government and Parramatta City Council have identified Parramatta CBD as a key growth 
centre for commercial and residential development. 

One of the constraints for development within the Parramatta CBD is that a significant proportion of 
the area is within the floodplain of the Parramatta River and its tributaries.  

As part of its vision for growing the Parramatta CBD, Parramatta City Council has prepared the CBD 
Strategy, which is a road map to expanding the CBD through amending a number of planning controls, 
such as floor space ratios and also expanding the CBD boundaries. As part of the CBD Strategy, 
Council is required to submit a Planning Proposal to the Department of Planning to make alterations to 
the current Parramatta Local Environment Plans. 

The Environmental Planning and Assessment Act 1979 sets out a number of requirements that must 
be met for planning proposals to be approved. One is Section 117(2) Direction 4.3 which deals with 
development on floodplains.  A requirement of the direction is that a planning proposal must not permit 
a significant increase in development in that area unless it has been prepared in accordance with the 
NSW Floodplain Development Manual (2005).  

Accordingly, Council has engaged Molino Stewart to review the two Floodplain Risk Management 
Plans that cover the Parramatta CBD area and prepare an updated Floodplain Risk Management 
Plan.  The review and preparation involved the following steps: 

 The existing plans were reviewed to determine which measures in those plans were still to be 
implemented 

 Council officers were interviewed and field inspections of the CBD undertaken to identify practical 
challenges and risks to life and property which have arisen from existing development in the CBD 
floodplains 

 The draft planning proposal was reviewed to identify opportunities which it provides to address 
existing flood problems and what new risks it presents 

 A comprehensive flood risk assessment was completed with particular emphasis on risk to life to 
determine whether development intensification in the CBD is appropriate and whether it needs to 
be controlled to manage flood risk 

 Flood risk management measures were identified in consultation with the Parramatta Floodplain 
Management Committee 

 A draft Parramatta CBD Floodplain Risk Management Plan was prepared.  

This report concludes that the intensification of development in the Parramatta CBD represents a 
tolerable risk to life and property providing that amendments are made to the Parramatta LEP and 
DCP 2011 to better manage some of the flood risks to life.  The review has also identified 
opportunities for DCP amendments to be made which could result in less development restrictions in 
parts of the floodplain and improved building design outcomes.   

The draft plan proposes: 

 A separate application to the Minister for the Environment for exceptional circumstances to 
impose controls above the FPL for development within the Parramatta CBD affected by the PMF 

 The development of four (4) risk to life categories for determining the different types of mitigation 
and response measures required 

 A total of 14 amendments to Parramatta DCP 2011 
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 A review of policy in relation to fencing and screening within floodways 

 Better communication of the detailed flood information available through Section 149 certificates 

 Resourcing to complete the update of the Parramatta Local Flood Plan 

 Investigation of Section 94 contributions to fund flood mitigation projects 

 Improved communication and public education regarding flood risk, preparedness, response and 
recover 

 Development of a flood early warning system for the Parramatta River 

 A review of channel maintenance programs by Council and Sydney Water 

 Reinvestigation of the Wentworth Ave to Burrabogee Re Channel formalisation.  

 The preparation of a Flood Emergency Response Plan including plans for evacuation for the 
CBD  
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1 Parramatta City Council 

1 INTRODUCTION 

1.1 BACKGROUND 

Parramatta CBD is currently undergoing 
significant growth and redevelopment. One of 
the potentially limiting factors to this growth is 
the availability of floor space for commercial 
and residential use. Currently Parramatta CBD 
has a shortage of prime commercial office 
space, with vacancy rates far lower than other 
major centres in Sydney and the Australian 
average. 

The importance of a successful and growing 
Parramatta CBD is recognised by the NSW 
State Government, labelling Parramatta as a 
“CBD of metropolitan significance” (NSW 
Department of Planning and Environment, 
2014). As such, the government considers the 
growth of Parramatta CBD to be crucial to the 
growth of Sydney as a whole. 

In response, Parramatta City Council has 
developed the Parramatta CBD Planning 
Strategy (the CBD Strategy), which was 
adopted on 27th April 2015. Key features of the 
strategy are: 

 Expand the boundaries of the Parramatta 
CBD 

 Increase the floor space ratio controls in 
certain areas 

 Alter solar access controls 

 Alter building height restrictions 

 Expand the commercial core of the CBD 

An implementation strategy for the CBD 
Strategy has been developed, which includes 
the development of a planning proposal to 
modify the Parramatta City Centre LEP 2007. 
In order for the planning proposal to be 
approved, a number of statutory obligations 
need to be met. This includes the Section 117 
Direction 4.3 – Flood Prone Land of the 
Environmental Protection and Assessment Act 
1979 (the direction). Clause 3 of the direction 
“When this direction applies” states: 

“This direction applies when a relevant 
planning authority prepares a planning 
proposal that creates, removes or alters a 

zone or a provision that affects flood prone 
land” 

The direction goes on to state what the 
planning authority must do when the direction 
applies. These requirements are generally in 
line with the NSW Flood Prone Land Policy 
and the Floodplain Development Manual 
(DIPNR, 2005).  

One of these requirements is that a planning 
proposal should not permit a significant 
increase in development within flood prone 
land. The direction allows inconsistency with 
the requirements if the planning proposal is 
incorporated into a Floodplain Risk 
Management Plan that has been created in 
accordance with the principles and guidelines 
of the Floodplain Development Manual (2005). 

Significant areas within Parramatta CBD are 
flood prone. Floodplain risk management of 
these flood prone areas is generally 
undertaken under two existing floodplain risk 
management plans (the original plans), these 
are: 

 The Floodplain Risk Management Plan 
for the Upper Parramatta River 
Catchment, Bewsher Consulting for the 
Upper Parramatta River Catchment Trust 
(April 2003) 

 The Lower Parramatta Floodplain Risk 
Management Plan, SKM for Parramatta 
City Council (August 2005). 

In order to meet the requirements of the 
direction, Parramatta Council is updating the 
two original plans in light of the changes that 
have been made to both the land use and 
regulatory and planning frameworks as well as 
the future land use changes proposed by the 
CBD Strategy. 

1.2 OBJECTIVES 

The primary objectives of this project are to: 

 Update the two original plans in light of 
the land use and regulatory changes that 
have occurred since the plans were 
adopted as well as incorporate the 
implementation of the plans that has 
occurred to date.  
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 Ensure that the planning proposal as part 
of the CBD Strategy is consistent with 
Section 117(2) Direction 4.3 of the 
Environmental Planning and Assessment 
Act 1979. 

1.3 STUDY AREA 

The study area covered by this project is the 
planning proposal extent.  This area is a 
subset of the area of the two existing plans, 
which cover a much larger part of the 
Parramatta LGA. Some elements of the 
existing plan review cover areas outside of the 
planning proposal extent, however, these are 
not the focus of the study.  

Figure 1 shows the extent of the planning 
proposal area. It also shows the lots that have 
been identified through preliminary analysis 
that are likely to be subject to redevelopment 
as a result of the planning proposal. 

The planning proposal area is the subject of 
the risk assessment that has been undertaken 
to determine whether the planning proposal 
meets the requirements of the direction.  

1.4 SCOPE OF THE UPDATE 

The Floodplain Development Manual (2005) 
recommends a floodplain management 
process which involves data collection followed 
by a flood study then a floodplain risk 
management study followed by a floodplain 
risk management plan.  This process should 
be revisited periodically using updated 
information. 

This report is an update of the two existing 
floodplain risk management plans without new 
data collection or an update to the flood study 
or floodplain risk management study.  

It relies mostly on data, such as model results, 
that have been gathered as part of the 
development of the original plans. The focus of 
this project is to update the floodplain risk 
management plan utilising the existing flood 
data and to apply it in light of: 

 Changes to the regulatory framework 
since the original plans were developed  

 Land use changes that have occurred 
since the original plans were developed 
and changes that will occur in the future 
through the planning proposal. 

 Changes to the planning environment that 
has occurred since the development of 
the Original Plans. 

At the time of writing, Council was in the 
process of commissioning a new flood study to 
cover the Upper and Lower Parramatta River 
floodplains within the LGA.  

It is understood that this new Flood Study will 
produce significantly more detailed and 
accurate data for the assessment of flood risks 
within the LGA. However it is currently 
anticipated to be completed in 2018, with an 
updated floodplain risk management study and 
plan likely to be completed several years 
afterwards. Therefore this plan update was 
required to bring the original Plans in line with 
the new regulatory framework, land use and 
planning instruments in the interim. It is 
recommended that this study is reviewed once 
the new data from this Flood Study has been 
received. 

1.5 REPORT FORMAT 

This report has been structured in the following 
way: 

 Chapter 2 places the project in the 
context of the various planning 
documents and instruments 

 Chapter 3 is a review of the existing plan 
measures, and focuses on whether they 
have been implemented and which,  if 
any, of those measures need to be 
carried through or amended in the 
updated plan 

 Chapter 4 describes the planning 
proposal and outlines its practical 
implications with regard to flooding 

 Chapter 5 is a flood risk assessment 
which describes the flood risk 
assessment procedure undertaken on the 
planning proposal 

 Chapter 6 presents the potential 
Management options arising from the 
flood risk assessment 

 Chapter 7 is the recommended Updated 
Floodplain Risk Management Plan. 
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Figure 1 Planning Proposal Extent and potential redevelopment lots 
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2 PLANNING CONTEXT 
 

This chapter sets out the relevant planning 
documents that have been taken into account 
when undertaking this project. 

2.1 EXISTING FLOODPLAIN 
MANAGEMENT PLANS 

Improvements to floodplain risk management 
within the study area are currently undertaken 
according to the two original floodplain risk 
management plans. 

These plans provide a clear set of suggested 
measures to be undertaken by Council and 
other authorities in order to reduce the flood 
risk in the study area. These measures 
generally fall under three categories: 

 Flood Modification Measures: These 
modify the behaviour of the flood itself by 
reducing flood levels or velocities  

 Property Modification Measures: These 
modify either the existing buildings 
(voluntary house purchase/raising) or 
future development (through development 
controls) within the floodplain  

 Response Modification Measures: These 
actions modify the response of the 
population to the flood threat, generally 
through community education or 
improvements to emergency 
management.  

Further investigation of potential options may 
also be measures within a plan.  

The original plans have a number of proposed 
actions that fall into each of these categories. 
However, since the development of the original 
plans, a number of these measures have been 
made redundant, particularly where: 

 The regulatory framework has changed 
such that the suggested measure would 
no longer be viable (e.g. repeal of REP 
28 - Parramatta) 

 Further investigations have shown that 
the suggested measure is not effective or 
feasible 

2.2 STRATEGIC PLANS 

The NSW State Government and Parramatta 
City Council have prepared a number of 
strategies and plans that outline the future 
growth of Parramatta.  These include: 

 The Metropolitan Strategy – A Plan for 
Growing Sydney (NSW DPE 2014) 
estimates the Greater Parramatta Region 
to have the potential to reach 100,000 
jobs over the next 20 years. 

 The Parramatta 2038 – Community 
Strategic Plan (PCC 2013) sets a goal of 
creating 10,000 local jobs in Parramatta 
between 2013 and 2018, and 50,000 new 
jobs between 2013 and 2038.  

 The Parramatta Economic Development 
Strategy 2011 – 2016 (PCC 2011a) 
proposes significant expansion of the 
CBD to the North along Church St, East 
along the Parramatta River and South in 
Auto Alley. 

In the 2011 Census 88,974 people listed 
Parramatta as their “Place of Work”.  

While a significant number of the projected 
new jobs will be located in various precincts 
with Parramatta LGA, it is likely that the 
majority of the growth will occur inside the 
CBD.  

The CBD Strategy has been developed by 
Council over a number of years as a response 
to the planned jobs growth and is aimed at 
amending the planning controls within the 
CBD. The vision of the strategy is: 

“Parramatta will be Australia’s next great city, 
defined by landmark buildings and high quality 
public spaces with strong connections to 
regional transport. It will respect its heritage, 
be an exemplar in design excellence, facilitate 
job growth and ensure its streets are well 
activated”  

In order to achieve the vision, the CBD 
strategy proposes to: 

 Expand the boundaries of the Parramatta 
CBD into the neighbouring area. 

 Amend planning controls to encourage 
re-development to create larger buildings. 
This is achieved through increasing the 
allowable floor space ratios and removing 
building height restrictions (where this is 
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not constrained by other factors such as 
solar access). 

2.3 STATE FLOOD PLANNING 
DOCUMENTS 

2.3.1 Environmental Planning and 
Assessment Act 1979 Section 
117(2) directions 

Section 117 (2) of the EP&A Act permits the 
Minister for Planning to issue a direction in 
relation to the making of local environmental 
plans.  Several of these have been issued 
including Direction 4.3 which related to flood 
prone land. 

The objectives of the direction are to ensure 
that the development on flood prone land is 
consistent with the Flood Prone Land Policy 
and the Floodplain Development Manual 
(2005) and also to ensure that the planning 
proposal considers flood hazard and the flood 
impacts on and off the subject land. 

The requirements of the direction are: 

 The planning proposal must be consistent 
with the NSW Flood Prone Land Policy 
and Floodplain Development Manual 
(FDM) 

 The planning proposal must not rezone 
land within the flood planning areas from 
Special Use, Special Purpose, 
Recreation, Rural or Environmental 
Protection Zones to a Residential, 
Business, Industrial, Special Use or 
Special Purpose Zone 

 The planning proposal must not contain 
provisions that apply to the planning 
areas which:  

- permit development in 
floodway areas  

- permit development that will 
result in significant flood 
impacts to other properties 

- permit a significant increase in 
the development of that land 

- are likely to result in a 
substantially increased 
requirement for government 
spending on flood mitigation 

measures, infrastructure or 
services 

- permit development to be 
carried out without consent 
except for the purposes of 
agriculture, roads or exempt 
development 

 The planning proposal must not impose 
flood related development controls above 
the residential flood planning level for 
resident development on land, unless 
adequately justified 

 The planning proposal must not 
determine a flood planning level that is 
inconsistent with the FDM  

The direction also includes an allowance for 
inconsistencies. A planning proposal may be 
inconsistent with the direction if it can satisfy 
the Department of Planning that: 

 The planning proposal is in accordance 
with a floodplain risk management plan 
prepared in accordance with the 
principles and guidelines of the 
Floodplain Development Manual (2005)  

Or 

 The provisions of the planning proposal 
that are inconsistent are of minor 
significance 

As discussed in previous sections of this 
report, the aim of the planning proposal is to 
essentially permit a significant increase in 
development within the existing and expanded 
CBD. Because much of the planning area is 
floodplain, the planning proposal has the 
potential to “permit a significant increase in the 
development of” the floodplain.  As such, the 
planning proposal is not consistent with the 
direction.  

In order to satisfy the requirements of the 
direction, an updated floodplain risk 
management plan prepared in accordance with 
the NSW Floodplain Development Manual, is 
required.  

2.3.2 NSW Flood Prone Land Policy 

The NSW Flood Prone Land Policy (2005) 
outlines the approach taken by the NSW 
Government to development on floodplains.  
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The primary objective of the policy is to reduce 
the impact of flooding and flood liability on 
individual owners and occupiers of flood prone 
property, and to reduce private and public 
losses resulting from floods, utilising 
ecologically positive methods where possible.  

The policy sets out the roles and 
responsibilities of those involved in planning 
and controlling floodplain development. These 
are: 

 Councils are primarily responsible for the 
management of flood prone land. Their 
role is to establish planning controls and 
measures to reduce flood risk by utilising 
the methods set out in the FDM 

 The NSW Government, through the 
Office of Environment and Heritage, 
provides financial and technical support 
to councils to ensure that the approach is 
applied consistently across the state 

 Floodplain Risk Management 
Committees, community based 
committees established by Council, are 
responsible for reviewing the floodplain 
development process and communicating 
their aspirations concerning the 
management of flood prone land. 

Some other key sections of the policy include: 

 Recognition that flood prone land is a 
valuable resource and should not be 
sterilised by unnecessarily precluding its 
development  

 Promotion of a flexible merit based 
approach to be followed by Council and 
recognition that if strict criteria are applied 
then some appropriate proposals may be 
unreasonably disallowed and alternatively 
some inappropriate proposals may be 
approved 

 Protection for Council and other public 
authorities against claims for damages, 
provided they have acted in accordance 
with the Policy and the FDM (as per 
Section 733 of the Local Government Act, 
1993) 

2.3.3 NSW Floodplain Development 
Manual 

The FDM sets out the methodology in which 
floodplain management is undertaken in NSW. 
It builds upon the approach set out in the NSW 

Flood Prone Land Policy and provides 
guidance on how to enact the principles of the 
policy.  

The manual is built upon a risk management 
approach. It promotes quantification of the 
probability (how often will floods occur?) and 
the consequences (what people and assets 
are at risk, what is the hazard of the water, 
what are the tangible and intangible damages) 
to determine the risk. The manual promotes 
management measures to reduce the risk, 
either by decreasing the probability, the 
consequence or both.  

The core of the manual is the Floodplain Risk 
Management Process which sets out an 
iterative approach to mitigate the risk, then 
review and determine if the residual risk can 
be mitigated. The process generally follows: 

 Formation of the Floodplain Risk 
Management Committee 

 Data Collection 

 Flood Study 

 Floodplain Risk Management Study 

 Floodplain Risk Management Plan 

 Plan Implementation 

Figure 2 concisely outlines the floodplain 
development process.  

The floodplain development manual is 
essentially followed for all floodplain 
management within NSW.  

2.4 LOCAL PLANNING 
INSTRUMENTS 

2.4.1 Parramatta City Centre Local 
Environment Plan 2007 

The Parramatta City Centre Local Environment 
Plan 2007 (CBD LEP) covers a large section of 
the planning proposal area, namely the current 
CBD boundary 
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Figure 2 Floodplain Development Process (From DIPNR 2005) 
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The Standard Instrument LEP Program was 
initiated in 2006 to create a common format 
and content for LEPs. The Program was 
designed to simplify the plan making system in 
NSW, as previously there was no standard 
approach.  

The CBD LEP was well advanced when the 
Standard Instrument LEP was initiated and so 
is not a standard instrument local environment 
plan. . 

With regard to flooding, the clauses within the 
CBD LEP are significantly different to the 
standard instrument LEP.  The CBD LEP is 
generally more detailed and has more 
provisions for the consent authority to consider 
with respect to development applications. 
Some of the key considerations include the 
impact on: 

 Flood behaviour upstream and 
downstream 

 Flow of floodwater on adjoining lands 

 Flood hazard and flood damage to 
property and persons 

 Safety in time of flood 

 Hydraulic capacity 

 Provision of emergency equipment, 
personnel, welfare and other resources 

 Potential for the risk to life and personal 
safety of emergency and rescue 
personnel 

 Cumulative Impact 

 Potential for Pollution 

 Provisions of any floodplain management 
plan 

The CBD LEP does not specify the flood 
planning level, however, this is set out within 
the DCP. 

2.4.2 Parramatta LEP 2011 

The Parramatta LEP 2011 applies to all land 
that is not covered by the CBD LEP. This LEP 
is a standard instrument LEP and as such the 
wording and structure are generally set out by 
the NSW Department of Planning. With 
respect to flood planning, the LEP has a 
number of conditions that the development 
must satisfy rather than a number of potential 

impacts that the consent authority must 
consider in its determination.  

The main conditions for approval are that the 
development: 

 Is compatible with the flood hazard of the 
land 

 Is not likely to significantly adversely 
affect flood behaviour resulting in 
increases in the flood affectation of other 
properties 

 Incorporates appropriate measures to 
manage risk to life from flood 

 Is not likely to significantly adversely 
affect the environment or cause erosion, 
siltation, destruction of vegetation etc. 

While this list is not as comprehensive and is 
also much broader than the wording of the 
CBD LEP, the intent is the same.  

The Standard Instrument LEP also sets the 
flood planning level as the 100 year average 
recurrence interval (ARI) event plus 0.5 m of 
freeboard.  

2.4.3 Parramatta DCP 2011 

The Parramatta DCP 2011 (Included as 
Appendix B) sets out the development controls 
with respect to flooding for both the Parramatta 
City Centre LEP 2007 and Parramatta LEP 
2011. One of the aims of the DCP is to assist 
development in conforming to the 
requirements of the LEP. Where the LEP lists 
a requirement for a certain potential impact to 
be considered, the DCP has been written such 
that if it is followed, that impact is likely to be 
minimised.  

The DCP uses a matrix of controls depending 
on the Flood Risk Precinct (Low, Medium or 
High) and Land Use Type (Residential, 
Commercial, Critical Uses & Facilities etc.) and 
categorises the development controls against 
a number of aspects, including: 

 Floor level 

 Building Components 

 Structural Soundness 

 Flood Affectation 

 Car Parking and Driveway Access 
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 Evacuation 

 Management and Design 

This approach is consistent with many other 
Councils within the Sydney Region and is 
generally considered best practice. However, 
the Land Use definitions and controls tend to 
vary between Councils. For example, the 
Parramatta DCP Matrix would classify a 
hospital as a “Sensitive Use” while the Fairfield 
City Wide DCP 2013 and the Bankstown DCP 
2015 have classified a hospital as a “Critical 
Use”. The outcome, in terms of planning 
controls for all three DCPs, is the same for 
hospitals.  

For this project critical controls were compared 
across the Parramatta, Fairfield and 
Bankstown DCPs. the controls examined 
included the floor levels, evacuation and car 
parking and driveway access controls for the 
Low and Medium Flood Risk Precincts for 
Residential and Commercial Development. It 
was found that the Parramatta DCP was fairly 
similar to the Fairfield and Bankstown DCPs, 
with minor variations such as the level of 
basement car parking (Parramatta uses the 
1% AEP plus 0.5 m freeboard, Fairfield the 1% 
AEP and Bankstown the 1% AEP plus 0.1 m 
freeboard). 

At the time of writing the Parramatta DCP was 
under review by Council. 

The controls set out in the DCP are in line with 
the objectives of the Floodplain Development 
Manual 2005. 

2.5 PARRAMATTA FLOOD 
POLICY 

Molino Stewart previously reviewed the 
Parramatta Flood Policy as part of the 
development of Council’s City River Strategy. 
Council is updating the currently adopted 
Flood Policy taking into consideration that 
review. 

Four principles influence the draft flood policy:  

 Flood prone land is a valuable resource 
that should be managed and developed, 
subject to a merit approach that provides 
due consideration to social, economic 
and environmental criteria, as well as any 

flooding criteria, as identified in flood 
studies, independent assessments or 
strategically developed floodplain risk 
management studies and plans 

 Both mainstream and overland flooding 
are to be considered when assessing 
flood risk 

 Flood prone land should not be sterilised 
by unnecessarily precluding development 
through the application of rigid and 
prescriptive criteria, however 
inappropriate proposals should not be 
accepted 

 Measures to increase resilience across 
the LGA should be encouraged so as to 
reduce the long term effects of flooding 
when it occurs. 

The Policy will then be implemented through 
the following over-arching processes: 

 Preparing co-ordinated development 
controls 

 Establishing a development application 
process 

 Where appropriate and feasible, 
encouraging the conversion of “High Risk 
Hazard Zones” or “Floodways” to natural 
waterway corridors 

 Establishing a rolling program of reviews 
of floodplain risk management studies 
and plans to ensure flood data is as up-
to-date as possible, especially in 
Council’s priority and growth areas 

 Establishing an access portal on 
Council’s website to display relevant flood 
studies, plans and maps adopted by 
Council 

 Implementing a community engagement 
program, designed to ensure the 
community in general, and specifically 
any proponents of development, are 
aware of the potential flood hazard and 
consequent risk and liability associated 
with the use and development of flood 
liable land. 

2.6 FLOOD 
RESPONSIBILITIES 

Table 1 shows the range of organisations 
involved in floodplain management activities 
and their diverse responsibilities.
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Table 1 Floodplain Management Responsibilities 

Floodplain Management Actions 
 

Organisation and its responsibility 

FMC Council OEH1 NSW SES Sydney Water 
Corporation2 BoM DP&E 

Flood 
Modification 

Detention Basins and modifications 
to drainage infrastructure Recommend 

Approve, Fund, 
Design, Construct, 
Maintain 

Approve, 
Co-Fund  

Approve, Fund, 
Design, 
Construct, 
Maintain 

  

Levees Recommend 
Approve, Fund, 
Design, Construct, 
Maintain 

Approve, 
Co-Fund     

Cleaning Drains Recommend Fund and 
implement   Fund and 

implement   

Property 
Modification 

Voluntary House Purchase, 
Voluntary House Raising Recommend Approve, Co-Fund Approve, 

Co-Fund     

Planning Controls Recommend Draft, Regulate     Approve 

Response 
Modification 

Community Education Recommend Approve, Fund, 
Undertake  

Approve, 
Fund, 
Undertake 

   

Emergency Planning Recommend Approve, Fund, 
Undertake  

Approve, 
Fund, 
Undertake 

   

Flood Warning Systems Recommend 
Approve, Fund, 
Design, Construct, 
Operate, Maintain 

Approve, 
Co-Fund Advise, use  Advise, 

use  

1. OEH may co-fund some flood mitigation measure using State Government funds or State and Federal Government funds. 

2. only has responsibility where drainage assets (principally concrete lined stormwater drains) are SWC assets. 
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3 EXISTING 
MANAGEMENT PLAN  

3.1 STATUS REVIEW 

As part of the update to the Parramatta 
Floodplain Risk Management Plans, a review 
of the existing plans was undertaken. The 
focus of the review was to determine to what 
extent the existing plan measures have been 
implemented by Council. 

Across the two plan areas there were 39 major 
recommendations, covering: 

 Revisions to planning controls 

 Property modifications (voluntary house 
purchase and house raising) 

 Response modifications 

 Flood modifications. 
A qualitative assessment of the 
implementation status of the original 
recommendations follows. 

3.1.1 Revisions to Planning Controls 

In general, the revisions to planning controls 
had been completed, or the proposed revisions 
have become redundant because of changes 
to planning instruments driven by other 
considerations.  

Some of the issues which have not been fully 
resolved include: 

 changes to wording within the DCP and 
S149 certificates 

 investigations into the potential for S94 
contributions to contribute to flood 
mitigation measures 

 controls on fencing and screening in high 
hazard and overland flow areas. 

3.1.2 Property Modifications 

Council has generally implemented the 
recommended property modifications or upon 
further investigation has found that they were 
not feasible.   

A number of properties have been voluntarily 
acquired or raised. 

Council is currently undertaking a new flood 
study that will likely identify a number of areas 
where further property modifications can be 
undertaken to mitigate flood risk. 

3.1.3 Response Modification 

The response modification measures within 
the plans generally fall within three categories, 
these are: 

 Flood Emergency Response Planning - 
Council and the NSW SES are continuing 
to work on the local flood emergency 
response plans, and significant hydraulic 
analysis has been undertaken on other 
areas within the CBD. However, the 
updates have not been completed 
because of resourcing constraints, 
particularly for the Local Flood Plan  

 Flood Warning – There is no specific 
recommendation in either plan regarding 
flood warning but Council is currently 
investigating a flood early warning system 
for the CBD, this has been presented to 
the Floodplain Risk Management 
Committee which endorsed the 
investigations 

 Community Awareness and Education - 
There are a number of recommendations 
within both plans with respect to 
community flood risk awareness and 
community education. Council has done 
little work in implementing these 
recommendations. 

3.1.4 Flood Modifications 

The existing plans recommended a number of 
flood modification works, including detention 
basins and levees and a number of drainage 
improvements such as culverts and pipes.  It 
was recommended that some be investigated 
further to determine feasibility.  These 
measures have generally been implemented or 
otherwise found not to be feasible.  

Some investigations are still underway.  Some 
measures have not been put in place because 
it was determined that it would be more 
efficient to resolve the flood problem through 
re-development.  
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The Wentworth Avenue to Burrabogee Road 
channel formalisation, culvert upgrade and 
construction of drop structure did not proceed.  
Council officers were unable to explain why 
this was the case. 

Additionally, the plans recommended rubbish 
and vegetation removal and desnagging within 
a number of channels. All trunk drainage 
channels within the CBD area are owned and 
maintained by Sydney Water. It is understood 
based on previous advice from Sydney Water 
they have a regular operation and 
maintenance program. Council also requests 
Sydney Water to clean and remove debris 
collected within these channels as and when 
this becomes known to Council and when 
residents or the general public inform Council 
through its Service Request System. 

3.2 PRACTICAL 
CHALLENGES 

The opportunity was also taken to discuss with 
Council officers any known practical difficulties 
or problems which have been identified 
through implementation of the existing plan. 

Discussions with Council officers revealed that 
the way in which some developments have 
been built to comply with existing flood 
planning controls have had unintended 
consequences or resulted in sub-optimal 
design outcomes.  Issue of main concern are: 

3.2.1 Car Parks 

If a basement car park is flooded, it will create 
extremely high hazard waters for anyone that 
is stuck in the basement or otherwise attempts 
to access it.  

There is a critical difference between 
basement flooding and over floor flooding. For 
example, if a normal residence is built at the 
level of the 1 in 100 Year ARI plus 500 mm 
freeboard, and a flood level is 0.3 m higher, it 
will only produce low hazard waters within the 
dwelling and some property can be protected 
on tables.  

In the same flood, if the flood level is 0.3 m 
greater than the lip level of a basement car 
park, it will create an extremely high velocity, 

high hazard floodway as the floodwaters rush 
over the lip and into the basement, it will then 
progressively fill the basement and create 
extremely deep pools or high hazard water. 

For this reason, the DCP discourages 
basement car parks but if the site requires one 
it must have be protected to the level of the 
PMF.  Council officers have indicated this can 
provide significant design challenges. 

3.2.2 Critical Infrastructure 

As the 2011 floods in Brisbane highlighted, the 
placement of critical building infrastructure 
(electricity transformers, lift motors, water 
pumps) in basements and ground floors can 
significantly delay the reopening of a building 
after flooding.  Consideration needs to be 
given to development controls to ensure that 
this infrastructure is given an appropriate level 
of flood protection. 

3.2.3 Activate Building Edges 

An issue which has emerged as developers 
design buildings in flood prone areas is the 
connectivity between the footpath and the floor 
level of the building, particularly in areas where 
the 1 in 100 Year ARI plus 500 mm freeboard 
is significantly higher than ground level. This 
presents an issue for areas such as the CBD 
where there is typically retail or restaurant 
development on the ground floor, and the floor 
level difference presents a barrier to 
customers. This issue is shown in Figure 3 and 
Figure 4 where the shop fronts are set back 
and raised and out of eye level for pedestrians.  

  

Figure 3 Activated Building Edge Example 
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3.2.4 Fire Exits 

There are many examples or recent 
development in the floodplain where fire exit 
door is set at ground level but the minimum 
building floor level is considerably higher.  All 
fire exits are required to open outwards from 
the building, however, if the fire door was 
required to be used during a flood, this door 
may be impossible to open as it is likely there 
would be a higher water level outside than 
inside, and this head (water level) difference 
would be placing immense pressure on the 
door from the outside. This is highlighted in 
Figure 4 where the minimum floor level can be 
seen by the stairs in the blue building, and the 
fire exit is shown between the two sets of 
stairs. Figure 5 also shows this where the steel 
screen on the right is the level of the floodway 
(these rise during a flood to allow flow 
underneath) and is shown to be over halfway 
up the height of the fire exit. 

 

3.2.5 Flow Under Buildings 

In some areas through the CBD, particularly 
along Claycliff Creek, a number of buildings 
have been set above the ground level with a 
gap beneath the building to allow for flow. This 
has been required as the buildings are situated 
over flood ways and if there was no flow 
underneath the building it would have an 
impact on their neighbours. 

The issue arises where the area beneath the 
building is screened off so that there is no 
access, and these screens, in many cases, 
would not allow any flow through, as can be 
seen in Figure 7. In some cases, as shown in 
Figure 6, the flow area has been further 
blocked by fencing or other materials in an 
attempt to enclose the flow area and use it for 
storage.  

 

 

Figure 5 Fire Exit at Ground Level Example 2  

Figure 4 Fire Exit and Ground Level Example 1 

Figure 7 Screening Example 1 

Figure 6 Screening Example 2 
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3.2.6 Early Flood Warning 

Parramatta City Council is investigating the 
provision of an early flood warning system for 
the Parramatta River to make activation of the 
river corridor safer for both open space and 
commercial uses.  The ability to provide an 
early flood warning has a bearing on the 
suitability of particular types of development. 

3.2.7 DCP Wording 

Council officers and others have observed that 
some of the wording in the DCP is ambiguous 
or misleading.  This includes the reference to 
“flood risk precincts” which are essentially a 
mapping of flood probability which is only one 
contributor to flood risk. 

3.2.8 S149 Certificate Wording 

Council officers have observed that property 
inquiries and sales generate the production of 
Section 149 certificates.  In Parramatta the 
Section 149(2), which legally must accompany 
any property sale contract, only makes some 
general statements about the flood affection of 
the property.  A more detailed Section 149(5) 
certificate can be purchased to obtain the more 
detailed information about flood affection of the 
property. 

Council officers want to consider ways in which 
it could be made clear that the S149(2) 
certificates do not contain all flooding 
information. Recommended that a guide to 
making the decision of purchasing S149(2) or 
S149(5) is included within the application form. 

3.3 MANAGEMENT OPTIONS 

Table 2 shows the potential options to be 
included in the updated plan. These measures 
are based on the existing plan review, 
discussion with council officers and field 
inspections. Some are updates to measures 
that were recommended as part of the existing 
plans.  
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 Table 2 Potential Management Options Arising from the Existing Plan Review 

Measure Type Proposed Measure Source 

Planning Control Revise the wording of the DCP and S149 Certificates. 
Upper and Lower 
Parramatta Plan, Council 
officers 

Planning Control Council to consider ways in which S94 contributions could be made towards flood mitigation projects. 
Upper and Lower 
Parramatta Plan, Council 
officers 

Planning Control Council to develop a policy with respect to fencing and screening within floodways. Consideration should 
be given to the potential for blockage of the screen and effectiveness of the screen to convey water. 

Lower Parramatta Plan, 
Council officers 

Planning Control Review the requirement for basement car parks to be protected up to the level of the PMF.  Council officers  

Planning Control Consider introducing planning controls for the protection of critical building infrastructure Council officers  

Planning Control Consider planning controls which enable the activation of building edges at street level Council officers  

Planning Control Consider planning controls which reduce the risk of fire doors being blocked by floodwaters Council officers 

Response Modification Council and the NSW SES to provide additional resources to complete development of the Local Flood 
Plan. 

Lower Parramatta Plan, 
Council officers 

Response Modification 
Council review the availability of flooding data to the public and develop a community awareness and 
education policy and program for ensuring the population at risk is aware of the flood risks to life and 
property. 

Upper and Lower 
Parramatta Plan 

Response Modification Council continues the develop of the proposed Flood Early Warning System for Parramatta CBD and 
includes a program for review and continuous improvement of the system Council Officers 

Flood Modification Council and Sydney Water conduct a review of the maintenance program for channel removal of rubbish 
and excess vegetation Lower Parramatta Plan 

Flood Modification 
Council to determine the reason that the Wentworth Ave to Burrabogee Rd channel formalisation, culvert 
upgrade and construction of drop structure did not proceed Upper Parramatta Plan 
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4 THE PLANNING 
PROPOSAL 

 

The planning proposal for the CBD Strategy is 
to allow for the expansion of the Parramatta 
CBD boundary as well as amendments to a 
number of building controls within both the 
current CBD and the extended CBD area. 
Primarily these building controls relate to Floor 
Space Ratios (FSR) and building height 
restrictions. 

The net effect of the planning proposal is to 
increase the capacity of the CBD both in terms 
of commercial and residential floor space. This 
increase in floor space is effectively on top (i.e. 
higher) than the current development and does 
not open up any new areas (green fields) for 
development. 

It should be noted that the current controls on 
the development within and around the CBD 
allow for reasonably significant redevelopment 
of the planning proposal area. 

In a general sense, the planning proposal 
would allow the development in the core part 
of the development for buildings up to around 
50 storeys, as opposed to the existing controls 
which allow buildings up to around 30 storeys, 
while around the fringes it would allow 
buildings up to 10 to 30 storeys where 
buildings of around 5 storeys are currently 
allowable. 

4.1.1 Built Form 

Given the current and projected demands for 
space within the Parramatta CBD area, all re-
development is likely to be for the construction 
of “high rise” buildings for either commercial 
office space or for residential apartments. 
Many of these developments will have retail or 
hospitality establishments on the ground floor; 
others may be limited to foyers on the ground 
floor. Car parking will be located either on 
basement levels or above the ground floor. 

4.1.2 Planning Controls 

The Parramatta DCP 2011 would classify the 
land use as either Commercial or Residential 

(with respect to flooding). For Residential 
development, the development could also be 
considered as within the Concessional 
Development Land Use category, the controls 
on concessional development are relatively 
similar to residential development, with some 
extra conditions such as maintaining 
floodways. 

The DCP planning considerations for both 
Residential and Commercial are the same for 
all flood risk precincts with the exception that in 
the low flood risk precinct a residential 
development is required to have reliable 
pedestrian and vehicle access to an area 
above the PMF (either on site or off site) 
whereas for commercial development this is 
not required. 

All new residential and commercial buildings 
would have to have minimum habitable floor 
levels above the flood planning level which is 
0.5m above the level of the 100 ARI flood.  

As all new buildings which are redeveloped as 
a result of the new CBD Strategy will generally 
be taller than 10 m, it is expected that the 
redevelopment would provide areas within 
each building above the level of the probable 
maximum flood (PMF). 
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5 FLOOD RISK 
ASSESSMENT 

 

In accordance with the requirements of the 
Section 117 Direction 4.3A, a flood risk 
assessment has been undertaken on the CBD 
Strategy planning proposal.  This has been 
undertaken in accordance with the principles 
and guidelines of the NSW Floodplain 
Development Manual and Flood Prone Land 
Policy.  This chapter explains how it was 
undertaken and the results of the analysis. 

5.1 FLOOD RISK APPROACH 

The approach taken to this flood risk 
assessment conforms to the principles of the 
NSW Floodplain Development Manual (2005). 
Where possible we have quantified the change 
in flood risk due to the planning proposal and 
where quantitative analysis was not possible or 
not appropriate we have made some 
qualitative assessments. 

The approach was to define the existing flood 
risks to the existing population at risk and then 
examine how both the flood risks and 
population at risk will change due to the 
planning proposal and to determine whether 
these changes are significant. 

5.2 DATA USED 

5.2.1 Flooding Data 

Flooding data was provided by Council 
covering the two original plan areas. For both 
areas the data provided was produced by 
MIKE11 one dimensional models.  

For the Lower Parramatta River area, the 
model was developed over a period of time 
and updated as part of the Flood Study 
Review, completed in 2005 by SKM. The 
model utilised over 600 cross-sections and 
included detailed representation of the Clay 
Cliff Creek waterway system.  

For the Upper Parramatta River area, the 
model was first developed by the then 
Department of Water Resources and the 

Upper Parramatta River Catchment Trust in 
the early 1980’s. Significant work has been 
undertaken over the years since then to refine 
the model. The Draft 8 Version of the model 
has been adopted by Council and the data 
from this version has been provided and used 
as part of this study. 

The flooding data that has been provided for 
the area includes: 

 Flooding extents from the 20 Year, 100 
Year Average Recurrence Interval (ARI) 
and PMF design events from the Upper 
Parramatta River and Lower Parramatta 
as well as other studies that have been 
undertaken. 

 The low, medium and high hazard areas 
as defined by Parramatta Council (see 
section 5.3.3). 

 Results from the two MIKE11 models 
(Upstream and Downstream extents) for 
a range of events in the native DHI .res11 
format 

The flood model data has been developed 
over a long period of time and integrates a 
significant amount of data and intelligence that 
has been gathered over that time. However, 
since the time of its development, the 
modelling software and techniques that have 
been used have become dated and no longer 
represents best practice in floodplain risk 
management. Therefore, there are some 
limitations to, and assumptions that have been 
made in respect of, the analysis that has been 
undertaken due to the limitations to the model 
results provided. 

5.2.2 Topographic Data 

Contour data has been provided by Council at 
a 1 m contour interval. This has then been 
processed into a Digital Elevation Model 
(DEM) with a 1 m grid resolution. While this 
process requires some data interpolation, the 
DEM, with an appropriate colour ramp, is 
easier to interpret than contour information. 

The contour data would also miss any 
topographic variations that are less than a 
metre in range. However, the data has 
primarily been used to determine the Flood 
Emergency Response Classification of 
Communities (see Section 5.5.3) and in this 
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process it is unlikely that small topographic 
variations would have an impact.  

5.2.3 Infrastructure and 
Administrative Data 

Infrastructure and Topographical Data has 
been provided in GIS vector format for a range 
of features, including: 

 Road Centrelines 

 Stormwater Pipe and Pit Network 

 Watercourse Lines 

 Cadastral Parcels 

5.2.4 CBD Strategy Planning 
Proposal Data 

The CBD Strategy Planning Proposal data has 
been provided as a GIS layer with features on 
a lot scale. The layer includes floor space 
areas (FSA) under the current planning 
controls (Current Scenario) and for two future 
scenarios: one where residential development 
is allowed in the commercial core (FSAR2), 
and the other where it isn’t (FSAR1).  

The analysis has removed lots where the 
potential for redevelopment is low, either due 
to other constraints (e.g. heritage) or if the 
ownership is too divided (strata titles with 
greater than 10 owners). Our analysis has only 
been undertaken on the lots that have been 
provided as part of the floor space analysis. 

We have taken the floor space areas and 
converted them into a population at risk using 
the methodology supplied by Council.  

For residential FSA we have assumed that 
there will be: 

 One dwelling per 100m2 

 2.33 people per dwelling 

For Commercial FSA (both office space and 
retail) we have assumed that there will be: 

 One job per 24m2 

As a way of simplifying the data, and as a 
conservative estimate, we have rounded all 
population estimates up to the nearest integer 
(or person). 

5.3 NATURE OF THE 
FLOODING 

5.3.1 Flood Mechanism 

The primary source of flooding is from the 
Parramatta River, with the majority of water 
sourced from upstream of the CBD. The river 
rises and breaks its banks and expands 
laterally into the floodplain through the CBD 
area.  

Some areas within the CBD can also be 
flooded by local overland flow from intense 
rainfall overwhelming the drainage system. 

Other areas of the CBD are affected by 
overbank flooding in the Brickfield Creek and 
Clay Cliff Creek floodplains.  

5.3.2 Flooding Patterns 

From the river bank, the first streets to be 
inundated south of the river are the main roads 
O’Connell Street, Marsden Street, Church 
Street, Smith Street, Phillip Street, George 
Street, and Macquarie Street. From these main 
roads the flooding spreads throughout the 
CBD, cutting off many evacuation routes and 
creating low and high flood islands.  

Wilde Avenue is the first area north of the river 
to be inundated. Other than Wilde Avenue, the 
areas north of the river are gradually flooded 
as the water spreads north across the 
floodplain. 

Flooding also occurs as a result of overbank 
flooding in the Claycliff Creek floodplain. This 
flooding generally follows the path of the creek 
from Ollie Webb Reserve, through the CBD to 
Robin Thomas Reserve, and then progresses 
laterally across the floodplain. The areas first 
affected are around Lansdowne Street, Church 
Street, Parkes Street, Wigram Street, and 
Hassall Street.  

Brickfield Creek flooding enters the CBD area 
by crossing Victoria Road and then down 
Wilde Avenue towards the Parramatta River. In 
larger floods, in conjunction with overbank 
flows from the Parramatta River, it can spread 
west and flood the area between Victoria Road 
and the River up to Marsden St  
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Flood extents for the 20 and 100 Year ARI and 
the PMF are shown in Figure 8 and the council 
defined flood hazard layers are shown in 
Figure 9. 

5.3.3 Flood Depths, Velocities and 
Hazard 

Depth 

Depths are greatest in the areas directly 
adjacent to the river and on the roads and vary 
across the floodplain typically decreasing 
moving laterally from the river. In some areas 
there are significant depths within the PMF, 
where a depth of 3 m would likely inundate the 
entire bottom floor of a building. Figure 10 
shows the distribution of depth through the 
floodplain for the PMF.  It was not possible to 
produce a similar depth map for other events 
due to the limitations of the Mike11 outputs. 

Velocity 

The current modelling uses a “Section 
Average” velocity, which essentially applies a 
velocity to the whole channel, so it assumes 
that the edges of the floodplain are flowing in 
the same direction and at the same velocity as 
the primary channel. In reality it is likely that 
the river portion of the floodplain will be flowing 
considerably faster than the areas through the 
CBD and the edge of the floodplain would 
have minimal velocity. 

Due to this modelling assumption it is difficult 
to ascertain local velocities through the 
floodplain.   

Hazard 

Flood Hazard data has been provided by 
Council and is shown in Figure 9. This hazard 
representation closely aligns with the extents 
of the 20 Year ARI for high hazard, 100 Year 
ARI for medium hazard and PMF for the low 
hazard. We have used this as the basis for our 
representation of hazard to be consistent with 
Council. However it should be noted that the 
typical approach to flood hazard mapping is to 
produce hazard variations within a single 
event. For example, there are areas within the 
low hazard area that would have water depths 
of over 4 m in a PMF. A depth of 4 m would be 
described as high hazard in most 
circumstances. 

It is likely that the hazard data has been 
produced in this way (extent based, rather than 
depth and velocity based) due to the limitations 
of the model software that has been used to 
develop this data. 

5.3.4 Flood Rate of Rise 

The flood rate of rise in the Parramatta River is 
relatively quick, particularly for the PMF. Figure 
11 shows the water surface levels for the 100 
Year ARI event and the PMF for just upstream 
of the Marsden St Weir, which is located just 
upstream of the study area. Figure 12 shows 
the same water surface levels for the Charles 
St Weir, which is at the downstream end of the 
floodplain. 

The average flood rate of rise (across both 
locations) is around 0.4 m per hour for the 100 
Year ARI and 1.6 m per hour for the PMF. The 
PMF rate of rise is extremely rapid with peak 
flood levels achieved around five hours after 
the river has started to rise and levels greater 
than the peak of the 100 Year ARI event are 
reached two hours after the river begins to 
rise.  
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Figure 8 Flood Extents through the study area 
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Figure 9 Flood Hazard Precincts 
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Figure 10 PMF Depth Map 
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Figure 12 Water Surface Levels Upstream of Charles St Weir 

Figure 11 Water Surface Levels Upstream of Marsden St Weir 
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5.3.5 Flood Durations 

Flood durations are the longest in areas 
directly adjacent to the Parramatta River. 
These areas are the first to be inundated when 
the river breaks its banks and would remain 
under water even when the flood had receded 
from other areas.  

The parts of the CBD with the longest duration 
of flooding are on Phillip Street between 
Marsden Street and Smith Street. Lots in this 
area would be inundated for up to 9.5 hours in 
the PMF. Figure 14 shows the spatial 
distribution of the flooding duration for the PMF 
and Figure 13 shows a frequency distribution 
for flood durations.  

Another area of longer duration flooding is 
near the northeast end of Claycliff Creek. The 
areas between George Street, Hassall Street, 
Charles Street and Harris Street would be 
flooded for between 5 and 6 hours.  

Most other areas in the study area would be 
flooded for less than 5 hours, with an overall 
average duration of inundation being 4.7 hours 
in the PMF and over 82% of lots being 
inundated for less than 6 hours in the PMF 

In smaller events, such as the 100 Year ARI 
flood, only around 29% of the PMF affected 
lots would be inundated and these would be 
inundated for a significantly smaller period of 
time. 

 

5.3.6 Summary of Flood Behaviour 

Flooding in the Parramatta CBD is typical of 
flash flood catchments. Flooding arrives 
quickly and without significant warning time, 
while at the same time it also recedes quickly 
with an average flood duration of less than 5 
hours for even the most extreme floods. 

In most floods, the flooding is confined to a 
relatively narrow river corridor, and in some 
respects the larger issues are in the Clay Cliff 
Creek floodway, which is generally unformed 
and can act as an overland flow path. Flooding 
depths within these corridors will be very high, 
even in smaller floods such as the 20 Year ARI 
however there won’t be widespread significant 
flooding throughout the CBD until at least the 
100 Year ARI. 

In a PMF, which has an estimated 100,000 
Year ARI, there is widespread flooding that is 
relatively deep through large sections of the 
floodplain.  

   

Figure 13 Flood duration distribution 
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Figure 14 PMF Flood Durations 
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5.4 OTHER PLANNING AREAS 

The “Planning Investigation Area” located 
around the fringes of the planning proposal 
area is currently being examined for potential 
changes to the planning controls and to be 
incorporated into the CBD planning area. 

Figure 17 shows the extent of the Planning 
Investigation Area, and also the Parramatta 
North Urban Renewal Area (a state managed 
redevelopment precinct).  

It can be seen that the Planning Investigation 
is almost completely flood free and would have 
limited flooding constraints, should these areas 
be subject to redevelopment. It is suggested 
that if flooding constraints are too great in the 
current planning proposal area, than re-
development of the planning investigation area 
may compensate for any loss of floor space 
yield. 

The new flood study that is being undertaken 
may identify new areas within the Planning 
Investigation Area that are flood affected; 
particularly areas that are subject to local 
overland flows.  

The Parramatta Urban Renewal Area on the 
other hand is almost entirely within the PMF 
extent and this needs to be taken into 
consideration in its planning and the imposition 
of development controls. 

5.5  FLOOD RESPONSE 

5.5.1 Available Warning Time 

Flood warnings are generally provided by the 
Bureau of Meteorology (BoM) for developed 
catchments such as the Parramatta River. 
However, due to the small size of the 
catchment and therefore rapid rise of the 
Parramatta River there is insufficient time for 
the BoM to issue a warning prior to a flood 
occurring. Previous studies have shown that it 
will take approximately 6 hours to develop 
peak floods levels around the Parramatta CBD 
area during a large flood (larger than 20 Year 
ARI) although as discussed in Section 5.3.4 
flooding can occur much faster than this.  

For this reason the BoM has not developed 
any flood classification levels (minor, moderate 
or major) for the Parramatta River nor do they 
maintain a gauge in the river for flood warning 
purposes. The State Flood Emergency Sub 
Plan states that the only warning available for 
the catchment is a Severe Thunderstorm or 
Severe Weather Warning provided by BoM. 
These warning products do not provide a 
quantified level or time to the flood occurring.  

In most circumstances a severe weather 
warning will not result in significant flooding 
and therefore the emergency services will 
generally not mobilise for mass evacuations 
based on these warnings. 

The tributaries that are within the Planning 
Proposal area, such as Brickmakers Creek 
and Clay Cliff Creek, are significantly smaller 
than the Parramatta River and flood waters will 
rise much faster.  These catchments are also 
ungauged and the BoM give no quantified 
warnings for them.  

It is understood that Parramatta City Council is 
currently seeking to develop an early warning 
system for the river which would potentially 
provide some warning time for floods on the 
river. However until this system is in place, it 
should be assumed that there is little flood 
warning time available.      

5.5.2 Local Flood Planning 

The Parramatta Local Disaster Plan 
(DISPLAN) does not list a relevant flood sub 
plan and it is understood that there is currently 
no completed Local Flood Plan for the 
Parramatta LGA.  Unless relying on forecast 
rainfall, it is likely that the flood will have 
peaked before a coordinated response could 
be activated such as that outlined in the 
DISPLAN (Part 4). 

It is understood that significant developments 
within the floodplain have been approved 
provided that there is an adequate flood 
emergency management response plan in 
place for that particular development. Similarly, 
for large development areas (such as the river 
foreshore), Council has produced evacuation 
strategies for the river precinct that any future 
development must comply with (Parramatta 
City River Strategy, PCC 2015b). 
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5.5.3 Emergency Response 
Classification 

The NSW SES, in conjunction with the NSW 
Office of Environment and Heritage, has 
developed a topographic classification system 
known as the “Flood Emergency Response 
Classification of Communities” (2007). The 
classification indicates the flood risks 
associated with the topography and assists the 
NSW SES and other floodplain managers in 
determining which areas should be given 
priority for evacuation and what challenges the 
topography presents to evacuation. 

For example, a “low flood island” is where the 
evacuation route for an area is cut before it is 
subsequently inundated. These areas are 
generally high risk because if people fail to 
evacuate until it looks as though their premises 
are in immediate danger it will be too late and 
they will then potentially need to be rescued. A 
“high flood island” is similarly isolated by 
flooding, however, the occupants could still 
escape to an area above the flood waters. 

“Areas with rising road access” are of less 
concern, as the occupants can still evacuate 
by vehicle or on foot along a formed roadway 
even if they don’t leave their premises until the 
floodwaters present an imminent danger. 
Similarly, “Areas with overland escape routes” 
may not have rising road access but at least 
they will be able to escape on foot to areas 
above the level of the PMF. 

The lots within the planning proposal area 
have been classified in accordance with this 
system and the results are show in Figure 15 
for the whole planning proposal area and 
Figure 17 for those lots that have been marked 
for potential redevelopment. The classification 
has been undertaken based on ground levels.   

It should be recognised that buildings in areas 
classified as low flood islands are effectively 
high flood islands if they have internal access 
to areas above the reach of the PMF.  
Similarly, apartments and offices above the 
ground floor in areas classified as having rising 
road access or overland escape routes 
effectively become flood islands if they fail to 
evacuate when the ground floor of the building 
is threatened by flooding.  

a) Low Flood Islands 

Due to the fact that the roads are some of the 
first areas to be flooded in the CBD, there are 
large areas which are classified as low flood 
islands. The entire area of the CBD between 
the river to the north, Macquarie Street to the 
south, Marsden Street to the west and Smith 
Street to the east is a low flood island. It east 
of here it also extends along the river George 
St to Alfred St. 

North of the river, the lots which would 
evacuate onto Palmer Street are a low flood 
island. 

b) High Flood Islands 

There is only one HFI in this study area. A 
small area around Lamont Street, north of the 
river would be cut off from evacuation but still 
be able to reach flood free land.  

c) Overland Escape Rote 

Some areas near Parramatta train station 
would not be able to evacuate by road due to 
flood waters, but would still be able to 
evacuate on foot using an overland escape 
route. These areas are all between Macquarie 
Street, the rail line, Marsden Street, and Smith 
Street. People would be able to walk along 
grass and paved areas near St Johns Anglican 
Cathedral and Church Street to get to flood 
free land south of the train line.  

d) Rising Road Access 

Areas with rising road access are those lots 
which are able to evacuate by road before the 
route is cut by floodwater.  

There are many areas in the floodplain which 
are classified as having rising road access.  

The areas between Macquarie Street and 
Campbell Street which have not already been 
classified have rising road access along either 
Marsden Street or Smith Street.  

There are also some lots between George 
Street and Hassall Street which have rising 
road access either to the south along Harris 
Street or west along Macquarie Street.  

All lots along Claycliff Creek which are affected 
by flooding have raising road access either to 
the north or south of the creek.   
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Figure 15 Flood emergency response classification of communities across the CBD 
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Figure 16 Flood Emergency Response Classification of Communities on developable lots 
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Figure 17 Planning Investigation Areas and Flood Extents 
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e) Not Affected 

All lots in the study area which are not directly 
affected by flooding are classified as “not 
affected.” These areas are not inundated by 
floodwaters, do not require evacuation and 
occupants are theoretically able to come and 
go at any time during a flood.  However, it 
should be recognised that they may be 
indirectly impacted by flooding either through 
loss of utility services or through having some, 
but not all, of their access routes cut.  

5.5.4 Evacuation 

With respect to flooding, there are generally 
two main forms of response: 

 Evacuation outside of the floodplain to a 
place of refuge that is above the extent of 
the flooding 

 Shelter in place, sometimes referred to as 
vertical evacuation, to a location within 
the building which is above the reach of 
the PMF. 

The NSW SES is primarily responsible for the 
management of flood emergencies and has a 
long and strongly held policy of using 
evacuation as the primary means of reducing 
risk to life.  The NSW SES is not supportive of 
new development which relies on sheltering in 
place as the primary means of reducing risk to 
life. 

However, the evacuation of Parramatta would 
be problematic for a multitude of reasons.  The 
following sections explain these problems with 
regard to vehicular and pedestrian evacuation.  

a) Vehicular Evacuation 

There are more than 12,000 parking spaces 
currently within the extent of the PMF which 
could increase substantially should the extent 
of development contemplated occur.  Using all 
of these vehicles to evacuate at-risk building 
occupants presents several challenges.   

 

1. There is currently no early warning 
system in place and no quantified 
warning of levels which would trigger 
evacuation. The first indication of 
potential severe flooding would be the 

river level rising. However, within two 
hours the flood level could already be 
greater than the peak of the 100 Year 
ARI event and many of the roads in 
the CBD would be too dangerous to 
use. 

2. Even were a flood warning system in 
place on the Parramatta River, the 
flash flood nature of the flooding 
means that there would not be the six 
hours which the NSW SES generally 
needs to mobilise its staff and 
volunteers and other emergency 
responders under its command to 
conduct door knocking or traffic control 
operations. 

3. There would certainly be no 
opportunity for the NSW SES or other 
emergency responders to have time to 
door knock each building which is the 
NSW SES preferred method of 
ensuring most people are reached by 
an evacuation order. 

4. An evacuation order which has been 
broadcast by several means (TV, 
radio, internet, telephone, mobile 
devices) would have to be relied upon 
but there is no certainty that all people 
working in an office environment or 
sleeping in their apartment would 
receive the message.  

5. The NSW SES, in its evacuation 
modelling, assumes that it takes two 
hours for people to begin evacuating 
once they have received a warning: 
one hour to accept that the warning is 
for them and an additional hour to 
prepare to evacuate.  In those two 
hours the river could have risen to a 
level which cuts their evacuation 
routes. 

6. Given that it could take two hours for 
people to be ready to leave in their 
vehicles and in that time the river 
could have risen above the 100 year 
ARI level, water could be on the point 
of flooding a number of basement car 
parks which have been constructed 
under the current planning controls.  
This could potentially expose people to 
extreme hazard flood waters as water 
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overtops the lip of the carpark and 
rapidly floods the basement to great 
depth.  

7. There are drainage capacity issues 
within the CBD which would likely 
flood the local streets prior to 
development flooding from floodwaters 
arriving directly from the river.  The 
available data is not adequate to 
quantify this but this localised flooding 
in a 20 year ARI flood itself could 
prevent vehicular evacuation earlier 
than river flooding does.      

8. There are multiple traffic signals and 
one way roads through the CBD, as 
shown by Figure 18. From the centre 
of the CBD, around Church St or the 
car parking facility in Horwood Place, 
any evacuation would need to go 
through at least 4 sets of traffic lights 
which may be inoperable due to loss 
of power in the flood. This could create 
gridlock in the road network and 
floodwaters could overtake people 
sitting in their cars. 

9. There is no clear and intuitive flood 
free evacuation route or routes out of 
the CBD with some roads partially 
blocked by flooding. Without 
emergency services directing traffic 
away from flooding, it is likely that 
many people in their vehicles will 
attempt to cross flood waters.  
However, as pointed out previously, 
there is unlikely to be sufficient time for 
emergency service personnel to 
mobilise. 

10. There may be 6 lanes heading north 
(O’Connell, Marsden, Church and 
Wilde streets) and 6 lanes heading 
south (O’Connell, Marsden, and 
Smith) out of the CBD which provides 
12 evacuation lanes of traffic.   If these 
are being used by 12,000 vehicles and 
they are distributed evenly that is 
1,000 vehicles per lane.  The NSW 
SES assumes for evacuation planning 
that each lane would have a capacity 
of 600 vehicles per hour which means 
that evacuation traffic would be on the 
roads for one hour and 40 minutes.  
The NSW SES allows a further hour 

for potential delays so the roads would 
have to be flood free for nearly three 
hours after people started evacuating.  
This is highly unlikely in an extreme 
flood given that the roads can be 
flooded when the 20 Year ARI level is 
reached and the PMF takes only five 
hours to peak. 

11. If evacuation triggers were set at a 
lower river level to allow sufficient time 
for evacuation, or they were based on 
rainfall rather than river levels), there 
would be many circumstances where 
evacuations would be called and then 
turn out to be unnecessary. 

Despite these many challenges, with effective 
flood emergency response plans for each 
development, supported by ongoing 
community education, it may be possible for 
vehicular evacuation to occur from some areas 
within the CBD.  This is most likely to be 
effective around the fringes of the floodplain 
where the time to flooding is longer, there is 
rising road access and the distance to flood 
free roads is shorter.   

However, it is clear that there are too many 
things which could go wrong with vehicular 
evacuation for it to be able to be relied upon 
for flood emergency response.  In much of the 
floodplain, particularly in the heart of the CBD, 
it is too risky to even contemplate. 

It must also be recognised that while 
thousands of cars enter Parramatta CBD each 
day, many thousands of people travel to and 
from the CBD by bus or train.  The peak period 
services span a time frame of less than three 
hours and in theory have the capacity to 
evacuate all of the people who are reliant on 
these modes of transport.  However, the 
evacuation may need to occur outside of peak 
service times or public transport services 
themselves may be disrupted due to the 
intense rainfall. 

Furthermore, those areas which are flood 
islands may be isolated by floodwaters before 
people can reach the Parramatta Train Station 
or the Bus Interchange.  With no viable 
alternative way of getting home, these 
transport hubs may entice people to walk 
through floodwaters to get to their means of 
transport. 
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Figure 18 Traffic Signalling and One Way Roads in the Study Area 
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A similar situation can arise with people who 
have parked their cars at one of the many 
parking stations throughout the CBD which 
may be remote from the building which they 
occupy.  They too may attempt to traverse 
floodwaters to reach their vehicles. 

b) Pedestrian Evacuation 

Pedestrian evacuation would potentially be 
available for the areas with rising road access 
or overland escape routes. However for the 
low flood islands and high flood islands, their 
escape route would be cut off prior to them 
attempting to evacuate, unless an evacuation 
trigger at a lower level is used. Similarly to 
vehicular evacuation, an earlier trigger may be 
impractical as the trigger level required to allow 
enough time would be so low that it is 
frequently reached while not going on to flood 
many premises.  

Even those areas which are mapped 
topographically as having rising road access or 
an overland escape route may become defacto 
flood islands by the nature of the development.  
For example offices or apartments above the 
ground floor in buildings would be isolated by 
floodwaters once the ground level floods.  
Should occupants fail to leave the building 
before this occurs then they will be trapped in 
just the same way as people on flood islands.  
Whether their office acts like a low or a high 
flood island will depend on whether the highest 
accessible part of the building is below or 
above the PMF level respectively. 

c) Shelter in Place 

Shelter in Place is where the occupants of the 
building essentially stay where they are until 
the flood emergency is over. One of the key 
requirements for successful shelter in place is 
that all building occupants have access to an 
appropriate place of refuge. Typically this will 
be above the level of the PMF in a part of the 
building which will remain standing in the 
forces exerted on it by a PMF.  Depending on 
the duration of the isolation and the needs of 
the occupants, there may need to be 
emergency provision of electricity, water, food 
and medications.  

The viability of shelter-in-place will depend 
upon the depth and duration of the flood 

waters and also the stability of the building 
itself to flood waters. Additional risks such as 
the probability of fire or a medical emergency 
must also be considered, as well as the 
vulnerability of building occupants and their 
likely behaviour during a flash flood.  

Typically, workers will want to leave the flood 
threatened building to be able to get home 
even if the flood duration is only a couple of 
hours.  On the other hand, residents will tend 
to remain in their dwellings for several hours or 
more even if they are without services such as 
electricity.  Residents who are outside of the 
floodplain when the building isolation occurs 
are very likely to try to reach their homes, 
risking travelling through hazardous 
floodwaters in the process. 

The current Parramatta Local Disaster Plan 
(DISPLAN) favours shelter in place over 
evacuation except where absolutely 
necessary.   

From the DISPLAN: 

Shelter-In-Place/Stay at work: In most 
circumstances the most appropriate course of 
action will be for the occupants of buildings to 
stay at work or shelter in place unless the 
building is unsafe. In the absence of other 
directions this should be the primary course of 
action. In the case of mass gatherings 
consideration must be given (based upon best 
advice at the time from Emergency Services) 
to evacuate in an orderly manner to 
designated safety sites OR Allow evacuation 
from area. In this case the Traffic Management 
Plan in place is to take effect. 

A number of other documents with respect to 
floodplain management acknowledge the 
appropriateness of Shelter in Place for flash 
flood environments. The Flood Preparedness 
Manual (Australian Emergency Manual Series, 
prepared by the Attorney-General’s 
Department 1999) states that evacuation is a 
suitable strategy only when, by evacuating, 
people are not exposed to greater risks than 
they would by remaining where they are. 

During discussions with the NSW SES for this 
project, it was acknowledged that flood 
evacuation of Parramatta CBD would be 
impractical, although at the same time shelter 
in place was not recommended. 
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5.5.5 Secondary Emergencies 

A secondary emergency is where a non-flood 
related emergency, such as a building fire or 
medical emergency, occurs during a flood.  

In many cases the flood and secondary 
emergency will be two unrelated events, 
however there is potential for floodwaters to 
damage the electrical system and cause fires 
or for occupants to use alternative lighting 
(candles) and heating that may also cause 
fires. The flood could also cause elevated 
stress levels in occupants that could aggravate 
pre-existing medical conditions leading to more 
medical emergencies. At the same time, larger 
developments are more likely to have 
emergency sprinkler systems for fire/smoke 
suppression and designated first aid officers if 
the building is staffed.  

This makes it difficult to quantify the likely 
chance of a secondary emergency. However, 
some simple analysis shows that the likelihood 
is small.  

Statistics were unavailable for the chance of 
building fires locally, however documents 
produced by the National Fire Protection 
Association (United States of America) in 2009 
suggest that there is approximately a 0.3% 
chance of a reported (large enough to require 
assistance) fire in any given household per 
year (NFPA, 2009). This equals a 1 in 114,000 
chance per day that a fire will occur in a 
household.  

Assuming that a flood and fire are independent 
events, a lot that has a 1 in 100 Year ARI flood 
probability has roughly a 1 in 4 billion chance 
that both a flood and a fire would occur in a 
household on any given day.  When the 
duration of flooding is less than 24 hours then 
the chance of a fire occurring during a flood is 
even smaller. 

However, as explained above, flooding may 
increase the probability of a fire.  Furthermore, 
in multiunit buildings a fire in one dwelling is 
likely to impact on neighbouring dwellings or, 
in the worst cases, the entire building and even 
possibly neighbouring buildings. 

So while the probability of a fire in a building 
during a flood is likely to be small, the 
consequences, should a fire occur, could be 
significant.   

It is also noted that many existing buildings 
with Parramatta have their fire exits located at 
ground level and may not be able to be 
opened during a flood, as discussed within 
Section 3.2.4. Redevelopment of these lots 
would provide potential for this issue to be 
rectified. 

An ambulance emergency is much more likely 
than a fire. There were on average 2,540 
emergency responses per day in NSW during 
2013/14 (NSW Ambulance, 2014). At the same 
time, there were approximately 7.41 million 
residents within NSW. This suggests that 
approximately 1 in 3,000 people will need an 
ambulance emergency response per day. 
Given the population of Parramatta is much 
larger than this, it is likely that there will need 
to be an emergency response within the CBD 
during a flood. It should be noted that this data 
is likely to be significantly skewed by 
demographic issues, for example, elderly 
populations are much more likely to require an 
emergency response, whereas the make-up of 
Parramatta CBD is likely to be younger. This 
would particularly be the case during working 
hours as the vast majority of the working 
population would be less than 65 years old.  

While a secondary emergency has a relatively 
low chance of occurring during a flood, it is 
important to recognise the potential and 
manage the risks appropriately with planning 
controls.   

5.6 PLANNING PROPOSAL 
IMPACTS 

5.6.1 Increase in Population 

The aim of the planning proposal is to increase 
the employment and resident population within 
the CBD. Using the Council supplied 
parameters, we have estimated the potential 
increase in population at risk due to the 
planning proposal.  

Table 3 shows the estimated increases in the 
CBD population under the current planning 
controls and in the two FSA scenarios 
described in Section 5.2.4 if the CBD is fully 
developed.  



36 Parramatta City Council 

The current estimate for the number of people 
employed in the entire Parramatta LGA is 
around 88,000 (ABS 2011) and the number of 
people living in the suburb of Parramatta is 
around 20,000 (ABS 2011).  Statistics are not 
available to determine what proportion of these 
populations is just within the CBD.  What the 
numbers in Table 3 show is that even the 
existing controls in the CBD will still allow a 
significant increase in the population should it 
be fully developed.. 

It should be acknowledged, however, that the 
entire commercial population and the entire 
residential population are unlikely to be 
occupying the CBD at the same time.  During 
business hours most of the residents will not 
be at home and when most of the residents 
are at home (late at night) most of the 
businesses will be closed.   

There will also be a third population in the CBD 
during office hours and they are visitors who 
are not counted in either the commercial (jobs) 
or resident populations.  Visitors include 
patrons of commercial premises, people in the 
CBD to do business and students at pre-
schools, schools and colleges.  There are no 
estimates available for what this population is 
or is likely to become. 

It has already been demonstrated that neither 
vehicular nor pedestrian evacuation is viable 
as a primary flood response across most of the 
CBD with the current road and pedestrian 
infrastructure,  Evacuation would only become 
more challenging with further development, 
even for the more modest increases under the 
current planning rules., 

Table 3 Estimated Potential Increase in Population 
in Planning Proposal Area.  

 Commercial Residential 

Existing 35,048 19,576 

FSAR1 92,253 58,961 

FSAR2 76,096 68,000 

 

5.6.2 Flood Response 
Categorisation 

The flood emergency response classification of 
communities, described in Section 5.5.3, has 
been developed assuming that the occupants 
are at the ground floor. As described in Section 
4.1.1, the planning proposal built form will be 
high rise buildings where the majority of 
occupants will be well above the ground level. 
When taking this into account, essentially all of 
the new buildings should be considered High 
Flood Islands.  

The reason for this is that the occupants could 
potentially be unaware of the flooding until they 
attempt to leave the building, or at least the 
first sign they will have of flooding is that the 
ground floor is inundated and their escape 
route will more than likely be cut off. At the 
same time, there would be ample opportunity 
for those occupants to retreat up their stairs to 
a floor that is above the level of the PMF. 

The effect of this change in categorisation 
depends on the original categorisation, for 
example:  

 If the area was already a high flood island 
there is essentially no change to the 
categorisation 

 If there was already a building with 
access to areas above the PMF the 
building was already a high flood island 
and the categorisation has not changed 

 If the area was previously a low flood 
island with a building without areas above 
the PMF, it becomes a high flood island 

 If the area was previously a low flood 
island with a building with areas above 
the PMF it was effectively a high flood 
island and that does not change. 

 If the area previously had rising road 
access, or an overland escape route, 
from a building with areas above the PMF 
then it was effectively a high flood island 
and will remain so. If the area previously 
had rising road access, or an overland 
escape route, from a single storey 
building then it will effectively become a 
high flood island. 

It should be noted that under the current 
planning controls, the same type of building 
(high rise) would be developed in the majority 
of these areas, so the planning proposal will 
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not effectively change the flood categorisation 
of the land or the buildings.   

5.6.3 Population at Risk 

The planning proposal would increase the 
potential population at risk within those areas 
that can flood.  When the discussion in Section 
5.6.2 is considered, it means that where there 
was a population on a low flood island that 
population will be increased but the building 
will convert the island to a high flood island.  
This means the population at risk will increase 
but the risk to the population will decrease. 

In all other areas the population at risk will 
increase but the risk to the population will 
either remain the same or will increase 
depending on whether it was already a high 
flood island or previously was low rise with 
rising road access or an overland escape 
route. 

5.6.4 Risk Reduction Opportunities 

The discussion in Section 5.6.3 is based 
entirely on the flood emergency response 
classification and a simplistic consideration of 
final building design and its implications for the 
population at risk. 

It must be recognised that the flood emergency 
response classification is only one factor in 
determining flood risk and other considerations 
such as flood hazard, flood probability and 
flood duration are also very important. 

For example, a building which is isolated by 
high hazard floodwaters for several hours in a 
20 year ARI flood presents a much higher risk 
than were the same building to be isolated by 
low hazard floodwaters for less than an hour in 
a PMF.  The planning proposal provides the 
opportunity to avoid intensification in areas 
which place people and property at the 
greatest risk from flooding. 

Another consideration is that while an 
individual building on an individual block may 
have a particular flood exposure and flood 
emergency response classification, if a group 
of buildings or a collection of lots are 
considered as a whole the exposure and 
classification may be different. 

A broad scale redefinition of floor space ratios, 
building heights and development controls 
offers the opportunity for redevelopment to be 
reconsidered at a precinct level rather than 
one development at a time and it may provide 
ways and means of decreasing the population 
in areas with the greatest flood risks or 
constructing buildings which collectively 
change their flood emergency response 
classification. 

This is elaborated upon the in the following 
sections. 

5.7 RISK EVALUATION 

5.7.1 Risk to Property 

The subject area is all currently developed with 
a mix of residential and commercial 
development. In most cases, the development 
would have occurred prior to the current flood 
planning controls.  Application of current 
planning controls to redevelopment will result 
in less flood risk to property. 

However, as highlighted in Section 3.2, some 
of the ways in which new developments have 
complied with existing flood planning 
requirements have had unintended outcomes.  
It will be important that the new planning 
proposal addresses these without increasing 
the potential flood risk to property. 

Council is currently investigating this issue and 
examining ways in which the issue can be 
overcome  

Overall it is considered that the planning 
proposal should be able to be implemented 
without increasing the flood risk to property. 

5.7.2 Risk to Life 

Evaluating the risk to life arising from the 
planning proposal is more complex.  
Considering the CBD as a whole it will result in 
more people occupying flood prone areas but 
in such a way that reduces the probability of 
them coming in contact with floodwaters inside 
their building. 

Flood behaviour and topography varies across 
the CBD and an approach is needed which 
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takes this variability into consideration.  Given 
the impracticalities of vehicular evacuation and 
the challenges of pedestrian evacuation, it is 
our view that shelter-in-place is the most 
appropriate flood response for most of the 
buildings in the Parramatta CBD.   

Having said that, it is preferable to encourage 
development which minimises the chance that 
people will be frequently isolated in buildings 
for long periods of time because they may: 

 try to leave (or enter) the building through 
hazardous floodwaters despite advice to 
the contrary 

 need medical assistance 

 need to evacuate from a fire  

a) Methodology 

For the purposes of this project a methodology 
was developed which considered how 
frequently buildings are likely to be isolated by 
flooding, how long they would be isolated and 
how hazardous surrounding floodwaters would 
be to those entering or leaving the building on 
foot.   

Table 4 summarises the methodology and 
criteria used for evaluating the flood risk to life.   

The first criterion used was the probability of 
flooding.  This was based on the available 
modelled flood extents which were limited to 
the 20 year ARI (5% AEP), 100 year ARI (1% 
AEP) and the PMF.  Flooding above the 100 
year ARI (<1% AEP) was considered to be 
rare flooding and would require minimal 
measures to manage risk to life.  At the other 
end of the scale flooding more frequent than 
the 20 year ARI (>5%) would require the 
greatest controls to manage risk to life. 

While flooding larger than the 1% AEP is rare, 
there have been several examples of major 
floods within Australia within the past 9 years 
that have exceeded the flood levels of the 1% 
AEP design flood, this includes; 

 Flooding in King John Creek in Moreton 
Bay (QLD) in May 2015, which has an 
estimated 0.1% AEP 

 Flooding in Dungog on the Myall Creek 
and Patterson River in April 2015, which 
has an estimated 0.2% AEP 

 Widespread flooding in Queensland in 
2011, including the Brisbane River, Pine 
River and Lockyer Valley, which has 
estimates of between the 1% and 0.1% 
AEP in various catchments 

 Widespread flooding in northern Victoria 
in 2010 and 2011 which has been 
estimated at less frequent than the 1% 
AEP with a number of rivers recording 
0.5% events 

 The “Pasha Bulker” storm in June 2007 
which flooded large areas of Newcastle, 
which has been estimated at much less 
frequent than 1% AEP. 

 A localised storm at Broughton Anglican 
College near Campbelltown, NSW in April 
2007 caused a 0.2% flood 

 Rainfall in the Flinders Ranges in South 
Australia in January 2007 was in the 
order of a 0.1% event over an area the 
size of the Sydney Metropolitan Area  

The second criterion was depth of flooding in 
the PMF as this represents the worst case 
scenario in terms of hazard to anyone trying to 
enter or leave the building.  While hazard is 
traditionally determined from depth and 
velocity combinations, the lack of velocity 
information meant that for this project only 
depth was used.  Two depth thresholds were 
considered and were based on the most recent 
Australian research in this area (McLuckie et 
al, 2014).  

A 0.6m threshold was used to represent the 
depth above which it would be difficult for 
emergency service vehicles to reach buildings.  
A depth of 1.2m was used as the other 
threshold which is the limit at which it is difficult 
for adults to traverse low velocity flood waters. 

The third criterion was duration of PMF 
flooding as this will determine how long the 
building and its occupants are likely to be 
isolated.  The available data only allowed us to 
estimate durations of three hours or less and 
then hourly increments above that.  Given that 
the NSW SES assumes that it takes two hours 
for people to be ready to evacuate when 
ordered to, a threshold of three hours was 
used to represent a time period in which few 
people would try and enter or leave the 
building were it flooded by PMF floodwaters.  It 
would be flooded for less time in small floods.   
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The next criterion was the emergency 
response classification with those with either 
rising road access or an overland escape route 
considered to be at less risk than those 
isolated on a flood island. 

In combination these criteria produced nine 
different flood risk categories which need 
different types of mitigation and response 
measures.  

This flood risk map compares to the three 
“flood risk” precincts which are currently used 
for floodplain management in the CBD.  
However, it should be recognised that these 
three existing precincts are essentially “flood 
chance” precincts which do not recognise that 
other factors contribute to “flood risk”.   

By using all nine categories it enables a 
gradation of measures to manage risk to life to 
be used to facilitate intensification of 
development within the CBD and development 
in locations which a more simplistic 
categorisation of the floodplain would prohibit.  
It would be possible, as part of the planning 
process, to consolidate some of these 
categories based on preferred planning 
controls.  

b) Results 

Error! Reference source not found. maps 
he results of the nine different combinations of 
criteria through the planning proposal area and 
a discussion on recommended measures to 
manage risk to life in each follows. 

Category 1. 

It was considered that there would be 
negligible risk to life in areas with rising access 
which cannot be flooded to greater than 0.6m 
depth in a PMF and have less than a 1% of 
being flooded at all.  This is because they have 
a low chance of flooding, they can evacuate on 
foot ahead of the floodwaters reaching the 
building, emergency service vehicles could 
reach the building through floodwaters if 
needed and people could walk through 
floodwaters to enter or leave the building if 
absolutely necessary.   

Category 2 

Were areas with rising road access to have 
less than a 1% chance of being flooded but 

could be flooded to a depth of between 0.6m 
and 1.2m in a PMF and be flooded for less 
than three hours these were assessed to have 
a very low flood risk.  This is because they also 
have a low chance of flooding but might not be 
able to be reached by emergency vehicles at 
the peak of a rare flood and if people were to 
try and walk through the floodwaters they may 
be at some risk.  However, the three hour 
maximum duration means that there is a low 
chance of an emergency happening in that 
time and a low chance of people getting 
impatient and trying to walk through 
floodwaters.  A building specific flood 
emergency response plan (FERP) could be 
used to encourage occupants to evacuate 
early or shelter in place. 

Category  3. 

Similar areas where the depth could exceed 
1.2m or the duration could be longer than three 
hours were assessed to have a slightly greater 
risk because there is a greater chance that 
people may try and traverse hazardous 
floodwaters or emergency service cannot 
reach those needing assistance.   

In these locations a FERP would advise 
people to shelter in place and a fire 
management system which meets Australian 
Building Code Board (ABCB) requirements for 
a high rise building could be used to minimise 
the chance of a fire in the building placing lives 
at risk.  This would apply even if the building 
would not be defined as a high rise building 
(over 25 metres in effective height). 

It would be necessary to ensure there is 
sufficient space above PMF for all building 
occupants to shelter. 
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Table 4: Flood Risk to Life Evaluation Methodology 

Category 
Probability 

(AEP) 
PMF Depth 

(m) 

[Depth, 
Duration] 
Operator 

PMF 
Duration 

(hrs) 

Flood Emergency 
Response 

Classification 
Suggested Risk to Life Management Measures 

1 < 1% < 0.6   Any Rising access Safe to evacuate or shelter in place.  No controls required. 

2 < 1% 0.6 < x < 1.2 AND < 3 Rising access Safe to evacuate early or shelter in place in accordance with a flood emergency response plan for 
the building. 

3 < 1% > 1.2 OR > 3 Rising access 
Shelter in place above the PMF in accordance with FERP.  Ensure space above PMF for all building 
occupants to shelter. Provide building fire management system to meet ABCB requirements for 
high rise building. 

4 
1%<AEP< 

5% 
Any   Any Rising access 

Prohibit residential development unless there is internal flood free pedestrian access to 
development in categories 1 or 2.  Permit some types of commercial development below 1% flood 
level if other planning considerations can justify.  Commercial areas shelter in place above the PMF 
in accordance with FERP or access to development in categories 1 or 2.   Provide building fire 
management system to meet ABCB requirements for high rise building 

5 < 1% < 0.6 AND < 3 Flood island Shelter in place in accordance with FERP 

6 < 1% > 0.6 AND > 3 Flood island 

Shelter in place above the PMF in accordance with FERP.  Have residential habitable floors above 
PMF level.  Have access to emergency power and water.  Provide building fire management system 
to meet ABCB requirements for high rise building.  OR provide internal flood free pedestrian access 
to development in categories 1 or 2. 

7 < 5% > 0.6 AND > 8 Flood island 

Prohibit residential development unless it has internal flood free pedestrian access to 
development in categories 1 or 2.  OR provide internal flood free pedestrian access to 
development in categories 5 or 6 AND Shelter in place above the PMF in accordance with FERP.   
Have residential habitable floors above PMF level.  Have access to emergency power and water.   
Provide building fire management system to meet ABCB requirements for high rise building.  
Permit some types of commercial development below 1% flood level if other planning 
considerations can justify providing there is warning system for early evacuation and closure OR 
flood free pedestrian access to development in categories 1 or 2. 

8 > 5% any OR any Rising access 
Prohibit development in these areas unless there is internal flood free pedestrian access to 
development in categories 1 or 2.  No habitable commercial or residential development below 1% 
flood. Provide building fire management system to meet ABCB requirements for high rise building. 

9 > 5% Any   Any Flood island Prohibit development in these areas  
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Category 4  

While areas in this category also have a rising 
road access, they have a much higher chance 
of being cut off by floodwaters and they will be 
flooded to greater depths and for longer 
durations in more extreme floods. 

It is our opinion that these areas may be 
suitable for some commercial development 
(which has few occupants) below the 1% flood 
level but above the 5% flood level if there are 
other overriding planning considerations such 
as street activation.  This could only be 
permissible if the building were designed to 
exclude floodwaters from high value assets 
within the commercial spaces below the 1% 
level and the commercial areas have free 
access to a location above the PMF within the 
building where occupants can shelter.  
Alternatively they could have internal flood free 
pedestrian access to development in 
categories 1 or 2. 

Because occupants of commercial spaces may 
be trapped in the building for some time it 
would be necessary for the building to have a 
fire management system which meets ABCB 
requirements for a high rise building. 

Because of the high probability of isolation it is 
not recommended that residential development 
be permitted in these areas unless it has 
internal flood free pedestrian access to 
development in categories 1 or 2.   

The internal flood free access to areas with 
lower flood risks would mean that the 
occupants would be able to enter or exit the 
building through an entrance which has a 
much lower chance of being cut off by 
hazardous floodwaters.  This access could be 
achieved by either a contiguous building which 
spans the flood risk categories or by a 
covered, elevated walkway connecting the 
building to a building in the lower flood risk 
area.   

Access to buildings in Category 3 would not be 
sufficient to permit development in Category 4 
areas as they have too high a probability of 
isolation by high hazard floodwaters and it 
would not be practical to provide shelter areas 
above the PMF in an adjacent building.  

Category 5 

Flood islands create higher risks because 
there is less of an opportunity to walk to flood 
free land ahead of floodwaters arriving.  With 
this in mind if these areas have less than a 1% 
chance of flooding and would have less than 
0.6m depth and less than three hours duration 
of flooding in a PMF they were assessed to 
have low flood risk because there would not be 
a significant chance that people would walk 
through floodwaters to leave or access the 
building. 

However, because there is no opportunity to 
leave the building and walk ahead of rising 
flood waters it is recommended that a FERP 
encourage sheltering in place.  No further 
controls are required. 

Category 6 

Were either the depth or duration to exceed 
0.6m or three hours respectively then the area 
would be assessed to have a higher flood risk 
because the long duration increases the 
chance that someone will walk through 
floodwaters and the greater depth increases 
the chance that doing so would be dangerous.   

This requires a FERP which encourages 
sheltering in place but also the building 
occupants from commercial floors below the 
PMF must have free access to a location 
above the PMF within the building where they 
can shelter.   

It is recommended that in these buildings the 
minimum habitable floor level of any residential 
dwellings be above the PMF level plus a 
freeboard.  This should be able to be achieved 
by specifying that ground floor areas be for 
non-residential purposes and minimum ceiling 
heights be placed on those non-residential 
spaces.  

There must be emergency power and water 
available to the building for the duration of a 
PMF event. 

It would also be necessary for the building to 
have a fire management system which meets 
ABCB requirements for a high rise building. 

Alternatively, if these buildings have internal 
flood free access to development in categories 
1 or 2 then the controls which apply to those 
categories only are needed. 
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Category 7 

Flood islands which are below the 1% flood 
level but above the 5% flood level were all 
found to have flood depths greater than 0.6m 
and durations longer than 8 hours in the PMF 
and therefore present a high risk to life.  
However, even in these areas there are 
measures which can be taken to manage risk 
to life.   

Because of the high probability of isolation it is 
not recommended that residential development 
be permitted in these areas unless it has 
internal flood free pedestrian access to 
development in categories 1 or 2.   

Alternatively they can have access to 
development in categories 5 or 6 providing 
that: 

 habitable floors in the residential 
dwellings are all above the PMF 

 there is access to emergency power and 
water which would not be affected by the 
PMF   

 There is a fire management system which 
meets ABCB requirements for a high rise 
building 

Some commercial development below the 1% 
flood level but above the 5% flood level may 
be appropriate if there are other overriding 
planning considerations such as street 
activation.  This could only be permissible if 
the building were designed to exclude 
floodwaters from high value assets within the 
commercial spaces below the 1% level and: 

 There is a warning system and FERP 
which enables the premises to be 
evacuated and closed with sufficient time 
for occupants to reach flood free land; or 

 There is internal flood free pedestrian 
access to development in categories 1 or 
2. 

Category 8 

Areas with rising access which are below the 
5% flood level and can be flooded to more 
than 0.6m depth or flooded for longer than 
three hours were assessed to have a very high 
flood risk because they would flood relatively 
frequently and the depth or duration would 
increase the chance of people trying to 
traverse hazardous floodwaters. 

All development should be prohibited in these 
areas unless there is internal flood free 
pedestrian access to development in 
categories 1 or 2.  No habitable commercial or 
residential development should be permitted 
below the 1% flood level. 

Category 9 

Flood islands below the 5% flood level 
represent an extreme risk to life and habitable 
commercial and residential development 
should be prohibited in these areas. 

c) Assigning a Category 

Figure 19 maps the flood risk categorisation 
based on the assumption that there is a 
common access to the building at each 
location on the map.  This will not be the 
reality. If a single building occupies that lot 
then the risk to life which dictates the actual 
risk to the building occupants will be the one 
that applies at the entrance of the building 
which all of the occupants have access to.   

Should a building span more than one lot, then 
it is again the assessed risk at the building 
common entrance which dictates the risk to life 
which the development must respond to, an 
example of where this would potentially be 
feasible is the Auto Alley area, shown in Figure 
20.  This provides scope for lot consolidation 
or building links (e.g. elevated walkways) to 
reduce the risk to life of a development and 
reduce the requirements for managing risk to 
life. 

5.8 RATIONALISATION OF 
RISK CATEGORIES 

While the rationale for the risk to life categories 
is sound and the suggested management 
measures in Table 4 are appropriate, the use 
of nine separate life risk categories in a 
planning scheme is not practical. 

Furthermore, the fact that most, if not all, of the 
redevelopment which will take place in the 
CBD will be multi-storey, there will be little 
practical distinction between rising road access 
and flood islands because dwellings above the 
ground floor in an area with rising road access 
will effectively be on a flood island.   



  

Update of Parramatta Floodplain Risk Management Plans - Draft 43 

 
  

Figure 19 Flood Risk to Life Categorisation of Developable lots 
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Figure 20 Flood Risk Categories around the Auto Alley Area 
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Finally, it was recognised that many of the 
suggested management measures were 
common across categories with additional 
measures required as the flood risk to life 
increased.   

In light of these considerations, an alternative 
flood risk categorisation was developed and a 
more concise presentation of suggested life 
risk management measures proposed.  These 
are summarised in 5 and an explanation of 
their rationale follows.  Figure 21 shows how 
they are distributed across the Parramatta 
CBD after the number of categories were 
consolidated and micro risk pockets 
rationalised. 

 

For Categories 1, 2, 3 and 4, all buildings 
located within the PMF must be structurally 
sound in the full range of floods.   

 

Category 1. 

This is as per the original Category 1.  In a 
PMF it would be subject to low hazard, short 
duration flooding.  People would be able to 
walk away from rising flood waters but should 
they be trapped by floodwaters it would pose 
minimal risk to them were they to either shelter 
in place or choose to leave through the 
floodwaters. 

No particular measures are needed to ensure 
their safety other than the building being 
structurally sound in the full range of floods 
which is not an onerous requirement given the 
low hazard even in the most extreme events.   

 

For Categories 2, 3 and 4, shelter in place 
above the PMF or evacuation to land above 
the PMF is required.   

 

 

Category 2. 

This category recognised that multistorey 
development in an area with rising road access 
is effectively the same as development on a 
flood island because if occupants above the 
ground floor fail to evacuate prior to the arrival 
of floodwaters they are isolated.  Using this 

logic, the original Category 2 presents a similar 
risk to life as Category 6.  The original 
Category 3 presents a slightly higher risk than 
these two categories.   

Category 5 may appear to have similar flood 
hazards in the PMF as Category 1, but 
because it is an island and it may be 
necessary to traverse higher hazard water 
away from the site to access flood free ground, 
it is more logical to group this category into this 
new Category 2. 

The proposed measures for managing life 
safety are those which apply to category 1 but 
with some additional requirements to manage 
the additional risks.   

If flood free access can be provided for 
building occupants to an area outside the 
PMF, then no further controls are required.  
This could be achieved by having an exit from 
a building which is above the PMF and is 
accessible internally to all occupants.  
Alternatively, it may be achieved by providing a 
link to a neighbouring building, by means of 
internal access or a bridge, which has an exit 
above the PMF. 

However, if that is not possible to provide flood 
free pedestrian access to an area outside the 
PMF then it would be acceptable for occupants 
of these buildings to shelter in place provided 
that: 

 There are areas above the PMF sufficient 
for all building occupants to shelter for up 
to eight hours and they can be accessed 
by all building occupants without having 
to enter floodwaters 

 A flood emergency response plan has 
been developed for the building and the 
building owner or body corporate is 
legally responsible for its maintenance 
and implementation 

 Fire safety features are included within 
the building to meet the requirements of 
the ABCB for high rise buildings whether 
the building is high rise or not 

Category 3. 

As with the groupings which make up the new 
Category 2, it was recognised that the old 
Category 4 and Category 7 had many things in 
common, particularly the fact that they lie 
below the 1% flood level and therefore have a 
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higher probability of being isolated than those 
in the new Category 2. 

It is this particular increased probability of 
flooding which means that they would be 
required to have all of the risk management 
measures of the new Category 2 along with an 
additional control. 

They must have an exit from the building 
above the 1% flood level which is accessible to 
all residential occupants such that people 
would only be trapped inside the building by 
flooding greater than the 1% flood.  In this way, 
the risk to occupants is brought into line with 
those in the new Category 2. 

This could be achieved through internal access 
within the building or through a connection to a 
neighbouring building. 

This category also recognises that some types 
of commercial development may be 
appropriate below the 1% flood level but that 
needs to be carefully controlled. 

Category 4. 

The new Category 4 replaces the former 
Category 8 and Category 9.  These are areas 
which are below the 5% flood level and are 
therefore more frequently flooded and can 
experience high hazard flooding in larger 
events. 

Occupancy of these areas poses a significant 
risk to life and property unless carefully 
controlled.  Only temporarily occupied 
development would be permissible below the 
1% flood level here. 

In all other respects development in these 
areas must satisfy all of the controls which 
apply to Category 3.  While at face value this 
might appear that these highest risk areas are 
not having stricter controls placed on them, the 
reality is that it will be more difficult for a 
development in these areas to meet these 
requirements.  For example higher flow 
velocities may make it more difficult to 
construct a building which remains structurally 
sound within the PMF. 

However, a creative design may address this 
and the other requirements so that a 
development in these locations poses no 
greater risk to life than development 
elsewhere.  

It should also be noted that the available flood 
data used to map the new Category 4 had less 
detail than that available to map the other 
categories.  As such the boundaries of the new 
Category 4 may be somewhat conservative, 
particularly away from the main channels of 
the Parramatta River and Claycliff Creek.  
However, a conservative approach has been 
taken with the mapping.  There should be the 
opportunity for proposed developments in 
these areas to demonstrate that there is a 
lesser flood risk than has been mapped until 
the Parramatta River flood study is completed 
and greater confidence can be placed in the 
extent of the 5% flood extent.   
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Table 5: Concise Life Risk Categorisation and Management Table 
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Figure 21:  Rationalised Life Risk Categories Mapping
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6 MANAGEMENT 
OPTIONS 

 

Table 2 summarised required floodplain 
management actions which have not been 
implemented from previous floodplain risk 
management plans as well as issues which 
council officers advised need to be addressed 
in a new floodplain risk management plan.  In 
addition, management options need to be 
developed which appropriately manage any 
new flood risks which would arise due to the 
CBD planning proposal. 

The scope of this floodplain risk management 
plan revision was not to undertake detailed 
investigation of mitigation options.  It has 
therefore been assumed that the required 
unimplemented actions from the earlier plans 
will become part of the updated plan.  
Accordingly, this section focuses on options to 
resolve issues which relate to challenges 
arising from current flood planning controls or 
from the CBD planning proposal. 

Community and stakeholder consultation for 
updating the Floodplain Risk Management 
Plan was undertaken through the Parramatta 
Floodplain Risk Management Committee. A 
committee meeting was held on 20 August 
2015 and a presentation was delivered to 
introduce the committee to the work being 
undertaken, the implementation challenges 
with the existing flood planning controls and 
the risk to life issues in relation to the CBD 
planning proposal.  This had been preceded by 
a presentation by Parramatta City Council on 
investigations into an early flood warning 
system for the Parramatta River and by the 
NSW SES on the challenges of flood 
emergency response in Parramatta.  

This was followed by a workshop where ideas 
and opinions were sought on how to deal with 
the issues which need to be addressed by the 
revised floodplain risk management plan.  The 
following discussion has been informed in part 
by those workshop discussions. 

6.1 WORKSHOP IDEAS 

6.1.1 Evacuation 

The general consensus at the workshop, 
including from representatives of the NSW 
SES, was that wholesale vehicular evacuation 
of Parramatta CBD as a flood response is not 
practical for all of the reasons given is Section 
5.5.3e). 

It was acknowledged, however, that it is 
desirable for non-resident occupants to be able 
to evacuate safely from flooded buildings while 
it is more realistic to expect residents to 
choose to shelter within their dwellings.  To 
this end, planning controls are needed which 
minimise the risk to life of both groups of 
building occupants. 

6.1.2 Development in High Hazard 
Areas 

It was generally accepted by the committee 
that there were limited opportunities to reduce 
the potential flood hazard. Amplifying existing 
channels was suggested, however after 
discussion it was agreed this was not feasible. 
The other potential solutions were generally 
around planning considerations, particularly: 

 Using high hazard areas as shared open 
space 

 Using planning mechanisms to 
encourage lot consolidation to ensure that 
owners of lots in high hazard areas were 
not financially penalised. 

6.1.3 Flood Isolated Areas 

The need for integrating flooding constraints 
into master planning for the city was stressed 
by members of the committee. 

The committee was generally not opposed to 
development in flood isolated areas, so long as 
the following issues were addressed: 

 Need to maintain a publically accessible 
PMF refuge 

 Need to ensure services (water, 
electricity) are maintained 



50 Parramatta City Council 

Consideration was also given to placing 
commercial development within higher risk 
areas and residential development in lower risk 
areas.  

The concept of having elevated walkways 
connecting buildings in isolated areas to flood 
free areas was also explored at length.  

6.1.4 Retail Floor Levels  

The issue of having retail development 
disconnected from the street by stairs was 
discussed and it was agreed by the committee 
that the issue should be addressed.  

A number of potential solutions were 
discussed, including: 

 Use of elevated footpaths to bring the 
footpath level closer to the local flood 
planning level 

 Having entrance colonnades, or setbacks 
from the street which allow ramping from 
the footpath level to the flood planning 
level inside 

 Having terraced floor levels inside the 
ground floor of the building with flood 
resistant or easily moved contents on the 
lower levels (e.g. a restaurant may have 
its kitchen above the flood planning level 
but the tables and chairs could be lower) 

 A retail space which is sealed watertight 
when the doors are closed 

6.1.5 Other – Street Obstructions 

The committee members were given an 
opportunity to discuss any other potential 
issues.  The NSW SES was concerned that 
during a flood, there will be a number of 
obstacles such as street furniture, cars etc. 
that will impede the passage of flood rescue 
boats. 

The issue was discussed, and potential 
solutions such as undertaking clear path 
mapping and some form of barrier to prevent 
vehicles from floating away were raised. 
However, given the general need for vehicles 
and street furniture through the CBD it was 
agreed that is unlikely that this will be easily 
resolved. 

6.2 PLANNING PROVISIONS 

The following recommendations take into 
account the results of the risk evaluation in 
Section 5.7 and the outcomes of the workshop 
summarised in Section 6.1.  Following is a 
discussion of recommended planning 
principles which be applied in the development 
of the planning proposal for the CDB and some 
specific measures which should be 
incorporated into an update of Section 2.4.2.1 
of Parramatta DCP 2011 including Table 2.7 
Floodplain Matrix.  The revision of the DCP 
and the selection of precise wording is a 
detailed town planning exercise which is 
beyond the scope of this floodplain risk 
management plan revision. 

It is stressed that these recommendations only 
relate to the DCP as it applies to the 
Parramatta CBD and its flood risks.  They may 
not be appropriate for floodplains in other parts 
of the Parramatta LGA. 

The following discussion makes reference to 
the various planning considerations set out in 
the DCP. 

6.2.1 Flood Risk Precincts 

The current DCP divides the floodplain into 
three flood risk precincts: low, medium and 
high.  However, these are generally defined by 
the extent of the PMF, 100 Year ARI and 20 
Year ARI floods respectively.  They therefore 
do not so much represent flood risk as flood 
probability which is only one contributor to risk.  
As discussed in Section 6.2.6, the current 
precinct classification results in unnecessarily 
onerous requirements in some circumstances 
and inadequate requirements in others with 
regard to managing risk to life. 

There was already a recommendation that the 
definition of the flood risk precincts be 
reconsidered. 

It is therefore recommended that consideration 
be given to using criteria in addition to flood 
probability in defining risk precincts.  The 
method used in Section 5.7.2 is one approach 
which could be used but there may be better 
ways of doing this or of consolidating the 
results into a smaller number of categories.  
Alternatively, additional overlays could be used 
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which define additional considerations to flood 
probability.  

6.2.2 Minimum Floor Levels 

a) Residential 

The minimum habitable floor level of 
residential buildings should be maintained at 
the 100 year ARI plus 0.5m freeboard.  This is 
consistent with the Section 117 Direction.  
However, it is also recommended that in areas 
with a chance of hazardous flood depths or 
longer duration flooding in the PMF that 
residents shelter in place above the PMF.  It is 
logical that the best place for them to do that 
would be in their own apartments.   

It is therefore recommended that where the 
street entrance for a dwelling on a flood island 
could be flooded in a PMF for more than three 
hours, that the minimum floor level for the 
dwelling should be constructed at the level of 
the PMF plus a freeboard. 

This would not be consistent with the Section                
117 Direction which states: 

A planning proposal must not impose flood 
related development controls above the 
residential flood planning level for residential 
development on land, unless a relevant 
planning authority provides adequate 
justification for those controls to the 
satisfaction of the Director-General (or an 
officer of the Department nominated by the 
Director-General). 

It would be possible to try and justify to the 
Director General that Parramatta CBD 
represents exceptional circumstances which 
require flood planning controls to residential 
development above the residential flood 
planning level.  The justification could make 
reference to the importance of the CBD, the 
expected future population, the short warning 
times (minutes), rapid rates of rise, and the 
number of people who could be isolated in 
high rise buildings for long periods. 

Alternatively, the same flood risk management 
outcomes could be achieved by applying 
planning requirements for other purposes.  For 
example, stipulating that buildings in particular 
areas must have commercial development on 
the ground floor and minimum ceiling heights.  

By default this will set minimum floor levels for 
residential dwellings which would be well 
above the residential flood planning level.   

b) Commercial 

The current requirement to have all 
commercial floor levels at the 100 Year ARI 
flood level plus freeboard fails to recognise the 
high variability in the nature of commercial 
premises and the opportunities to use areas 
below the 100 Year ARI with minimal flood 
damages.  It is also resulting in developments 
with retail spaces which do not address the 
street well because they require stepping up 
from the footpath into the building. 

It is therefore recommended that particular 
classes of retail development be permitted to 
have areas below the 100 Year ARI level if it 
can be demonstrated that flooding will not 
cause significant losses to the contents at that 
level.  For example a restaurant may have its 
kitchen above the flood planning level but the 
tables and chairs could be set out at a lower 
floor level.  The tables and chairs (and the 
floors and walls for that matter) would need to 
be made of flood compatible materials so that 
they could be cleaned and reused following a 
flood. 

An even broader range of commercial 
developments may be appropriate at street 
levels below the 100 Year ARI if the space can 
be sealed water tight.  We would recommend 
permitting any retail development with a floor 
level at street level providing that all of the 
retail space is sealed watertight when the 
doors are closed.  Provision would have to be 
made to ensure that occupants can access a 
flood free location from within the building.  
There would also have to be engineering 
standards with which the sealing would have to 
comply. 

It is recognised that this would be a change in 
direction in Parramatta Council’s floodplain 
management principles.  However, flooding is 
only one consideration in urban planning and 
design and providing that risk to life can be 
management appropriately and the 
commercial risks are outweighed by the 
commercial benefits, such a change may be 
justified. 
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6.2.3 Building Components and 
Soundness 

The existing provisions within the DCP are 
generally satisfactory.  If some retail space 
below the current flood planning level is 
permitted (see 6.2.2 b) then the current DCP 
requires that they be flood compatible which is 
appropriate.  Further provisions may need to 
be included if it is proposed that it be 
permissible to dry waterproof some 
commercial development below the 100 year 
ARI flood. 

6.2.4 Flood Affection 

The current DCP requirements with regard to 
flood affectation are sound. However, the way 
in which some developments have complied 
with this requirement in terms of under building 
flow paths has led to some architecturally 
unattractive and hydraulically questionable 
buildings.   

We would recommend that provision be 
included within the DCP which requires more 
than an engineer’s report that it does not affect 
flooding. 

6.2.5 Car Parking and Driveways 

The existing provisions in the DCP in relation 
to car parking and driveways are designed to: 

 maximise the opportunity for vehicles to 
evacuate from premises without driving 
through high hazard floodwaters 

 minimise the chance of multivehicle car 
parks being inundated 

 eliminate the risk of people being 
exposed to floodwaters cascading into 
basement carparks. 

These are all laudable objectives and the 
provisions in the DCP are an appropriate way 
of achieving that. 

However, if it is accepted that vehicular 
evacuation from the CBD, or at least those 
areas which are flood islands, is not a practical 
proposition, then a different approach is 
required. 

For example the current DCP requirement of 
providing a driveway no lower than 0.2m below 
the 100 year ARI flood level is redundant if the 
access roads some distance from the building 
are all lower than this.  What is needed in the 
CBD is a means of preventing vehicles from 
leaving the car parking areas if water has 
reached hazardous levels in the access roads.  
If this is not practical then there needs to be a 
means of preventing vehicles leaving the car 
parking areas once the water outside the 
carpark entrance reaches the level of the 
footpath. 

The DCP currently uses the 100 year ARI flood 
to define the level of protection afforded to 
multiple vehicles in a car park.  This is an 
appropriate level of protection given their 
relative worth compared to building contents 
which are afforded a similar level of protection.  
These provisions can be maintained. 

The final provision relates to basement car 
parks with design principle P.14 requiring 
these, if there is no alternative viable parking 
arrangement, to be protected from the PMF.  
This is not to protect the vehicles but to protect 
people who may be in the carpark from water 
cascading into the carpark and putting their 
lives at risk.  This is supported. 

Additional guidance may need to be provided 
in the DCP as to what are acceptable 
solutions.  For example, a car park driveway 
with its crest above the PMF level would be a 
failsafe means of ensuring a basement car 
park does not flood.  However, there are other 
means of keeping floodwaters out which 
require less space such as flood gates or 
doors which are triggered by flooding or even 
are floated into place by rising floodwaters.   

These alternatives have some chance of 
failure and decisions need to be made about 
the level of reliability which needs to be 
demonstrated by solutions which might be 
proposed. 

6.2.6 Evacuation 

The DCP has three requirements in relation to 
evacuation of residential and commercial 
development.   
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For either type of development in any of the 
flood risk precincts the “Applicant is to 
demonstrate the development is consistent 
with any relevant flood evacuation strategy or 
similar plan.”  This is appropriate and should 
be maintained as a requirement. 

For residential development in any flood risk 
precinct and for commercial development in 
the medium and high flood risk precinct the 
requirement is “Reliable access for pedestrians 
and vehicles is required from the site to an 
area of refuge above the PMF level, either on 
site (e.g. second storey) or off site.” 

This is not consistent with the results of the 
analysis undertaken for this project.  Table 6 
compares the evacuation provisions of the 
current DCP with those suggested by the 
analysis in Section 5.7. As previously 
discussed, vehicular evacuation is not 
required, at least in the flood island areas.  
Furthermore, pedestrian evacuation off site is 
only recommended where the assessed risk to 
life was negligible or very low which is at the 
fringes of the areas with rising access and 
even in the areas with low risk to life, refuge 
above the PMF is not essential.  At the same 
time, the Section 5.7 method is suggesting that 
commercial development above the 100 year 
ARI level needs access to a location above the 
PMF where depths or velocities in the PMF are 
high. 

Given that the areas with the lowest levels of 
risk to life only represent a small part of the 
floodplain, the simplest interim change to the 
DCP would be to remove reference to 
vehicular evacuation and make this 
requirement apply to all residential and 
commercial development.   

The practical implication of this is that it will not 
encourage developments to have a building 
entrance at the location with the lowest flood 
risk to life and it would also not require 
development in the high flood risk precinct to 
have any additional controls over those in the 
low or medium risk precincts.  Additional 
controls are needed in the DCP to encourage: 

 Building entrances at a point of lowest 
flood risk to life on a lot 

 Consolidation of lots where this will 
connect a lot with a higher flood risk to life 
with a lot with a lower flood risk to life 

 Pedestrian overbridges which give 
developments access to lots with a lower 
risk to life which are on the other side of a 
road 

Controls are also needed to prohibit isolated 
developments in the high flood risk precinct.   

Redevelopment of the CBD will result in the 
creation of new areas of public open space or 
public domain areas and these and existing 
public spaces are likely to be used by more 
people, more often.  Currently the DCP only 
requires that these areas have reliable 
pedestrian access during a 20 year ARI peak 
flood and that their development is consistent 
with any relevant flood evacuation strategy. 

We would recommend that a flood emergency 
response strategy be developed for the public 
areas of Parramatta CBD which considers 
flooding up to the PMF.  We also recommend 
that the development or redevelopment of any 
public open space provide pedestrian 
pathways of sufficient capacity for all users to 
be able to walk ahead of a flood rising as fast 
as a PMF to a location above the PMF.  We 
recommend that these paths be continuously 
rising to at least above the 100 year ARI flood 
level and thereafter not drop below this level. 

It is noted that there is large areas of publicly 
accessible space around Parramatta Train 
Station and Bus Interchange which is flood 
free.  Furthermore, Westfield Shopping Centre 
is also mostly flood free and should be 
considered, in consultation with the centre 
management, as a potential place of flood 
refuge as part of a CBD flood emergency 
response plan. 
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Table 6: Evacuation Planning Provisions

Probability 
(AEP) 

Existing 
Flood Risk 
Precinct 

DCP Evacuation requirements for residential and 
commercial development 

Risk to 
Life 

Category 
Suggested Occupant Response 

< 1% Low 

3. Reliable access for pedestrians and vehicles is 
required from the site to an area of refuge above 
the PMF level, either on site (e.g. second storey) 
or off site (residential only) 
4. Applicant is to demonstrate the development is 
consistent with any relevant flood evacuation 
strategy or similar plan 

1 Safe to evacuate or shelter in place.  No evacuation controls required. 

2 
 
 

Safe to evacuate early or shelter in place above PMF in accordance with a flood 
emergency response plan for the building. 
 
 

< 5% Medium 

3. Reliable access for pedestrians and vehicles is 
required from the site to an area of refuge above 
the PMF level, either on site (e.g. second storey) 
or off site  
4. Applicant is to demonstrate the development is 
consistent with any relevant flood evacuation 
strategy or similar plan 
6. Adequate flood warning is available to allow 
safe and orderly evacuation without increased 
reliance upon SES and other authorised 
emergency services personnel 

3 
 

Evacuate early or shelter in place above PMF in accordance with a flood 
emergency response plan for the building providing flood free access is available 
to an exit through an area above the 1% flood level.  
 

> 5% High 
As for medium flood risk precinct but only if 
development qualifies as concessional 
development   

4 
 

Evacuate early or shelter in place above PMF in accordance with a flood 
emergency response plan for the building providing flood free access is available 
to an exit through an area above the 1% flood level.  
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Probably the best means of achieving any of 
these is by offering additional floor space ratio 
incentives to developments which do one of 
the above.  This will essentially mean that the 
more people developers want to put in the 
floodplain, the lower they will have to make the 
probability that the entry to the building will be 
cut by hazardous floodwaters.   

In the case of the high flood risk precinct, 
development should be prohibited altogether 
unless all occupants have reliable access to 
development in the medium flood risk precinct.  
Alternatively developments in medium or low 
flood risk precincts could be permitted to have 
increased floor space ratios if they dedicate 
land in the high flood risk precinct to open 
space uses.   

Where commercial of residential development 
is in the medium risk precinct, or either is 
permitted as concessional development in the 
high flood risk precinct, it is a requirement that 
“adequate flood warning is available to allow 
safe and orderly evacuation without increased 
reliance upon SES and other authorised 
emergency services personnel.”  This is in 
addition to the other requirements above, and 
is appropriate and should be retained. 

6.2.7 Management and Design 

There are currently no management and 
design requirements for development in the 
low flood risk precinct.  Residential and 
commercial development in the medium flood 
risk precinct or as concessional development 
in the high flood risk precinct must have: 

 A Site Emergency Response Flood Plan 

 An area to store goods above the 100 
Year ARI flood plus freeboard 

 No storage of materials below the 100 
year ARI flood. 

These are all appropriate but concessions with 
regard to the latter two requirements would 
need to be made if commercial development 
were permitted below the 100 year ARI flood 
level by any of the means suggested in 
Section 6.2.2. 

We would also recommend the following 
additional requirements for any development 

which has a building entry more than 0.6m 
below the level of the PMF: 

 The building have a building fire 
management system to meet ABC 
requirements for high rise buildings 

 The building management review the Site 
Emergency Response Flood Plan 
annually or following a flood exceeding a 
20 year ARI event and communicate the 
plan to all occupants 

The exact wording of the provisions would 
need to be developed as part of the DCP 
review. 

This is also the most appropriate place within 
the DCP to introduce provisions to prevent the 
current practice of having fire doors which 
open at street level and would be at depth in a 
flood.  We would recommend that the fire 
doors be at least 0.5m above the level of the 
100 year ARI flood.  This would encourage 
building design which puts the fire exit on the 
high side of the building but also could be 
achieved by having the last part of the fire exit 
from the building external to the building. 

Additionally, we would recommend that the 
DCP have provisions to the effect that critical 
building infrastructure, such as critical 
electrical, sewer, water and lift infrastructure 
be placed above the level of the PMF. This will 
reduce the likelihood that power or water 
would be disabled during a flood and also 
decrease the time that the building would be 
unliveable following the flood.  

6.2.8 Other considerations 

a) Controls on Residential Development 
above the Flood Planning Level 

Most of the redevelopment within the 
Parramatta CBD is likely to be either entirely 
commercial development or will be mixed use 
residential and commercial development. 

Mixed use development is likely to have 
commercial development on the ground floor 
with residential development above it.  As 
discussed in Section 6.2.2, this may be a way 
of ensuring that minimum residential floor 
levels are above the PMF in areas where that 
is appropriate for managing risk to life in a way 



56 Parramatta City Council 

which does not contravene the provisions of 
the Section 117 Direction. 

Similarly, recommended provisions with regard 
to refuge above the PMF, fire management 
systems, emergency power and water, 
protection of basement car parks and provision 
of a building specific FERP, could all be 
imposed as requirements on the commercial 
development in such a way that they make 
adequate provision for the residential 
development. 

However, our recommendation that residential 
development be prohibited in some locations 
or be conditional upon it being connected to an 
area of less flood risk may be incompatible 
with the Section 117 Direction.   

The Section 117 Direction and guideline 
appear to say three slightly different things in 
relation to controls on residential development. 

The Section 117 Direction states: 

“A planning proposal must not impose flood 
related development controls above the 
residential flood planning level for residential 
development on land unless a relevant 
planning authority provides adequate 
justification for those controls …”  

This could be interpreted to permit residential 
development on top of commercial 
development without any flood related 
development controls, even if the land on 
which the commercial development is built is 
below the 100 year ARI level, providing that 
the residential development is above the 
residential flood planning level. 

The Guideline to which the Section 117 
Direction refers creates more ambiguity as it 
states: 

“Unless there are exceptional circumstances, 
councils should not impose flood related 
development controls on residential 
development on land with a low probability of 
flooding, that is, land above the residential FPL 
(low flood risk areas).” 

This indicates that the controls cannot be 
applied where the land has a low probability of 
flooding (which is not what the Section 117 
Direction says) but then provides to definitions 
of what that land is: 

 Land above the residential FPL 

 Low flood risk areas 

The former is defined by the 100 year ARI plus 
0.5 metres while the latter is usually defined, 
as it is in Parramatta’s mapping, by the 100 
year ARI.  In areas which are reasonably flat, 
as parts of Parramatta CBD are, there can be 
a significant difference in the extent of the 
excluded area depending on which definition is 
used.    

Given this ambiguity and the uncertainty 
around the ability to impose some of the 
controls it would be beneficial to use the 
arguments put forward in this report as 
“adequate justification for those controls to the 
satisfaction of the Director-General”. 

b) Public Areas 

The flood provisions in the LEP and DCP are 
very much focussed on managing the flood 
risks associated with the redevelopment of 
land within each city block.  However, such 
development increases the use of public 
transport and increases traffic on the city 
streets.  There is no real mechanism within the 
NSW planning system to manage flood risks 
associated with those activities. 

The risk of traffic gridlock in Parramatta CBD’s 
streets during a flood is real and, should 
floodwaters rise above the 100 year ARI level, 
occupants of those vehicles could have their 
lives at risk.  Intensification of development in 
the CBD will not increase the maximum 
number of vehicles which could be so affected 
because the capacity of the streets will not 
increase.  However, it could increase the 
chance of it happening because there is a 
higher probability that the streets would be grid 
locked. 

Parramatta Station and the Bus Interchange 
are flood free but flooding will disrupt bus 
access and the flood producing weather is 
sure to disrupt trains.  Intensification of CBD 
development will not change the probability of 
that occurring but it will increase the number of 
people affected by it.  This will be people 
stranded in Parramatta unable to leave and 
those who wish to travel to Parramatta. 

Both of these issues, along with the 
intensification of use of public domain areas, 
are emergency response issues which must be 
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managed by a well-developed and resourced 
emergency response plan for the CBD.  Such 
an emergency response plan would consider 
flooding as one of many emergencies which 
need to be managed. 

6.3 EMERGENCY PLANNING 

Two of the actions which carry through into the 
updated floodplain management plan from the 
original floodplain management plan are: 

 Update the local flood plan 

 Develop an early warning system 

Both of these need to be informed by the 
analysis of life safety risks set out in this report 
and the recommended evacuation and shelter 
responses.   

While it is proposed that buildings in categories 
2 to 4 develop and maintain Flood Emergency 
Response Plans, these need to be consistent 
with an overarching Flood Emergency 
Response Plan for the CBD. 

This plan would need to identify, amongst 
other things, which areas need to be warned 
and evacuated first, which are the safest 
evacuation routes and what are the most 
appropriate means of evacuation.  It would 
also need to identify what areas should not be 
evacuated and what travel routes should be 
closed and under what circumstances that 
should occur.  

Given the role of Parramatta as a major public 
transport hub, special consideration will need 
to be given to the role of public transport in 
flood emergency response. 
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7 CONCLUSIONS AND 
RECOMMENDATIONS 

7.1 CONCLUSIONS 

7.1.1 CBD Planning Proposal 

There are existing flooding problems within the 
CBD that need to be addressed and 
redevelopment provides opportunities to 
reduce the level of risk to individuals and 
property.  

With reference to the Section 117 Direction, it 
is acknowledged that the planning proposal 
contains provisions that apply to the flood 
planning areas which: 

 (6)(a) permit development in floodway 
areas; and 

 (6)(c) permit a significant increase in the 
development of that land 

As provided for in clause (9) of the Section 117 
Direction, these inconsistencies are 
permissible if “the planning proposal is in 
accordance with a floodplain risk management 
plan prepared in accordance with the 
principles and guidelines of the Floodplain 
Development Manual 2005. 

The risk assessment in this report has been 
carried out in line with the principles and 
guidelines of the Floodplain Development 
Manual (2005). It is our view that the planning 
proposal presents a tolerable flood risk to life 
and property if the recommendations made 
within this report, with regard to DCP revisions 
and other flood risk management measures, 
are implemented. 

This conclusion has been made recognising 
that while the planning proposal increases the 
overall population at risk, it will also provide the 
opportunity to decrease the risk to that 
population through encouraging re-
development which is more compatible with 
the flood risk.   

This work has been undertaken using existing 
flood modelling information, which is currently 
being updated by Council through a new flood 
study. It is recommended that the risk to life 
assessments undertaken as part of this project 

be revisited following the completion of the 
flood study, or as part of a subsequent 
floodplain risk management study. 

7.1.2 Planning Investigation Area  

The Planning Investigation Area being 
considered for expansion of the Parramatta 
CBD is mostly flood free, and as such there 
would be almost no flooding constraints for 
redevelopment.  The revisions to the planning 
controls recommended for the CBD Planning 
Proposal would be sufficient to manage flood 
risks in the Planning Investigation Area. 

7.1.3 Parramatta North Urban 
Renewal Area 

The Parramatta North Urban Renewal Area is 
almost completely within the Parramatta River 
floodplain and therefore careful consideration 
needs to be given to planning controls for that 
area.  Although this report has not investigated 
flood risks in the Parramatta North Urban 
Renewal Area, it is likely that it would need 
similar planning controls to the Parramatta 
CBD up to the PMF flood extent. 

7.2 RECOMMENDATIONS 

It is recommended that Parramatta City 
Council adopt the Floodplain Risk 
Management Plan set out in Section 8 of this 
report.  This plan: 

 Carries forward matters from the current 
Floodplain Risk Management Plan which 
have not been completed 

 Carries forward matters from the current 
Floodplain Risk Management Plan which 
had been investigated and not implement 
but warrant re-investigation in light of the 
CBD planning proposal 

 Proposes the development of a flood 
early warning system for the Parramatta 
River 

 Proposes the preparation of a Flood 
Emergency Evacuation Plan for the CBD 

 Proposes seeking Ministerial Approval to 
amend Parramatta LEP 2011 with regard 
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to controls above the Flood Planning 
Level 

 Proposes a revision of the Parramatta 
DCP 2011 with regard to flooding 

The revision of the LEP should address 
specific recommendations in this report to 
ensure the CBD Planning Proposal meets the 
s117 direction and represents a tolerable risk 
to life and property.  In particular, it is 
recommended that Parramatta City Council 
seek Minister Approval to impose controls for 
development within the Probable Maximum 
Flood area to enable occupants of buildings in 
identified areas that have particular evacuation 
or emergency response issues to: 

(a)shelter within a building above the probable 
maximum flood level; or 

(b)evacuate safely to land located above the 
probable maximum flood level.   

Specific provisions should require that new 
buildings or significant alterations and 
additions to existing buildings contains either a 
safe area with emergency electricity and water 
for all occupants to take refuge in that is 
located above the probable maximum flood 
level, or flood free pedestrian access is 
available between the building and land that is 
above the probable maximum flood level; and 
the building is certified by an engineer to 
withstand the forces of floodwaters, debris and 
buoyancy resulting from a probable maximum 
flood event. 

The revision of the DCP should address 
specific recommendations in this report to 
ensure that the CBD Planning Proposal 
represents a tolerable risk to life and property.  
In particular it is recommended that the 
following amendments to the DCP provisions 
be made: 

 Planning controls not be triggered solely 
by flood probabilities but other risk factors 
such as flood depth, velocity, hazard, rate 
of rise and duration in the full range of 
floods.  This may require renaming or 
redefinition of the current flood risk 
precincts although that may be more 
appropriate following completion of the 
new flood study 

 Consideration be given to permitting 
some types of commercial development 
at street level where this is below the 

current flood planning level, providing 
they are designed to minimise damage to 
property and risk to life 

 Where the street entrance for a dwelling 
could be flooded in a PMF for more than 
three hours require safe refuge for all 
occupants above the level of the PMF 
plus a freeboard 

 Where the street entrance for a dwelling 
could be flooded in a PMF for more than 
eight hours require that the minimum floor 
level for the dwelling be constructed 
above the level of the PMF plus a 
freeboard and have access to emergency 
water and power 

 Ensure all residents in all buildings have 
access to an exit at street level which is 
above the 1% flood level. 

 Additional requirements be considered 
with regard to flood affectation provisions 
to try and eliminate the construction of 
buildings with under building flow paths 
which are architecturally unattractive 
and/or hydraulically questionable  

 Remove the requirement for buildings in 
the CBD to have driveways which allow 
safe access in a 100 year ARI flood and 
consider including a provision that 
prevents vehicles from leaving the car 
parking areas if water has reached 
hazardous levels in the access roads   

 Remove requirements for vehicular 
evacuation  

 Introduce development incentives such 
as increased floor space ratios to 
developments which provide building 
egress points with a lower depth of 
flooding in a PMF.  This will encourage lot 
consolidation or elevated walkways to 
provide pedestrian connection to lower 
flood risk areas 

 Prohibit residential and commercial 
habitable floors in the current high flood 
risk precinct unless there is a flood free 
pedestrian access to a building outside of 
the high flood risk precinct 

 Introduce development incentives such 
as increased floor space ratios to 
developments which dedicate high flood 
risk land to open space uses as an 
alternative to habitable buildings on that 
land 

 If commercial developments are 
permitted at street level below the flood 
planning level then permit the storage of 
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goods below the flood planning level 
provided they are protected from floods 
up to the flood planning level 

 Require buildings which have their 
highest building egress more than 0.6m 
below the level of the PMF to have: 

- a building fire management 
system to meet ABC 
requirements for high rise 
buildings 

- The building management 
review the Site Emergency 
Response Flood Plan annually 
or following a flood exceeding 
a 20 year ARI event and 
communicate the plan to all 
occupants 

 External fire doors be above the level of 
the 100 year ARI flood plus 0.5m 

 Critical services infrastructure that could 
be damaged by flooding; such as 
electrical, lift, sewer and water are placed 
above the PMF. 
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8 UPDATED FLOODPLAIN RISK MANAGEMENT PLAN 
 
The recommended updated floodplain risk management plan is essentially the sum of the 
recommended measures within Table 2 and Chapter Error! Reference source not found. These 
ave been amalgamated below in Table 7. The responses have been prioritised into High, Medium and 
Low categories. High priority has been given to measures that could be implemented immediately and 
would have an impact on the flood risk for the current population at risk. Medium was assigned to 
measures that could be implemented in the medium term and would reduce the risk of any proposed 
development. Low was assigned to measures that would have little practical impact on the flood risk. 

Table 7: Updated Floodplain Risk Management Plan Measures 

Proposed Measure Measure 
Type Priority Source 

Make revisions to the DCP as outlined within Section 6.2 and 7.2 of 
this report 

Planning 
Control Medium 

Existing 
Plan 
Review 

Council to develop a policy with respect to fencing and screening 
within floodways. Consideration should be given to the potential for 
blockage of the screen and effectiveness of the screen to convey 
water. 

Planning 
Control Medium 

Existing 
Plan 
Review 

Council to consider ways in which it could be made clear that the 
S149(2) certificates do not contain all flooding information. 
Recommended that a guide to making the decision of purchasing 
S149(2) or S149(5) is included within the application form. 

Planning 
Control Medium 

Existing 
Plan 
Review 

Council to consider ways in which S94 contributions could be made 
towards flood mitigation projects 

Planning 
Control Medium 

Existing 
Plan 
Review 

Council and the NSW SES to provide additional resources to the 
development of the Local Flood Plan. 

Response 
Modification High 

Existing 
Plan 
Review 

Council review the availability of flooding data to the public and 
develop a community awareness and education policy and program 
for ensuring the population at risk is aware of the flood risks to life 
and property. 

Response 
Modification High 

Existing 
Plan 
Review 

Council continues the develop of the proposed Flood Early Warning 
System for Parramatta CBD and includes a program for review and 
continuous improvement of the system 

Response 
Modification High 

Existing 
Plan 
Review 

Council to determine the reason that the Wentworth Ave to 
Burrabogee Rd channel formalisation, culvert upgrade and 
construction of drop structure did not proceed 

Flood 
Modification Medium 

Existing 
Plan 
Review 



62 Parramatta City Council 

9 REFERENCES 
 
Ambulance NSW (2014) Year in Review (2013/14) 
 
Architectus (2014) Parramatta City Centre: Planning Framework Study, Prepared for Parramatta City 
Council 

Bewsher Consulting (2003) The Floodplain Risk Management Plan for the Upper Parramatta River 
Catchment, Prepared for the Upper Parramatta River Catchment Trust 

Department of Infrastructure, Planning and Natural Resources (2005) Floodplain Development Manual 

Department of Planning (2015) Section 117 Directions (http://www.planning.nsw.gov.au/en/Plans-for-
Your-Area/Local-Environmental-Plans/~/media/01CC77DE8E6A441F83508CCDD205B1DD.ashx)  

NSW Department of Planning and Environment (2014) A Plan For Growing Sydney 

McLuckie, D., Babister, M., Smith, G., Thomson, T (2014) Updating National Guidance on Best 
Practice Flood Risk Management, Floodplain Management Association National Conference, 
Deniliquin May 2014. 

National Fire Protection Association: Facts about Fire: Home Fires (2009) 

Parramatta City Council (PCC) (2007) Parramatta City Centre Local Environmental Plan 2007 

Parramatta City Council (PCC) (2011a) Parramatta Economic Development Strategy 2011 – 2016 

Parramatta City Council (PCC) (2011b) Parramatta Local Environmental Plan 2011 

Parramatta City Council (PCC) (2011c) Parramatta Development Control Plan 2011 

Parramatta City Council (PCC) (2013) Parramatta 2038: Community Strategic Plan, Adopted by 
Parramatta City Council in June 2013 

Parramatta City Council (PCC) (2015) Parramatta CBD Planning Strategy, Adopted by Parramatta 
City Council on 27 April 2015 

Parramatta City Council (PCC) (2015b) Parramatta City River Strategy 

Sinclair Knight Merz (2005), The Lower Parramatta Floodplain Risk Management Plan, Prepared for 
Parramatta City Council 

 
  



  

Update of Parramatta Floodplain Risk Management Plans - Draft 63 

10 GLOSSARY 
THE AUSTRALIAN BUILDING CODES BOARD (ABCB) The organisation responsible for setting and 
maintaining the national construction code, which defines the minimum safety and design 
requirements for the construction of buildings 

ANNUAL EXCEEDANCE PROBABILITY (AEP): The likelihood of a flood being exceeded in any 
given year.  For example, a flood with an AEP of 1% or 1 in 100 has a 1 in 100 chance of being 
exceeded in any given year. Synonymous with  

AVERAGE RECURRANCE INTERVAL (ARI): The long-term average number of years between the 
occurrence of a flood as big as or larger than the selected event. For example, floods with a discharge 
as great as or greater than the 20 year ARI flood event will occur on average once every 20 years. 
ARI is another way of expressing the likelihood of occurrence of a flood event. 

AUSTRALIAN HEIGHT DATUM (AHD):  The standard reference level used to express the relative 
elevation of different features.  A height given in metres AHD is essentially the height above sea level. 

BACKWATER:  An area inundated by water from a river but outside the general flow of the river. 

BANKFULL: The condition of a river when flow is so great that no river banks are exposed. 

BoM: The Bureau of Meteorology is the Australian Government Agency responsible for providing 
weather forecasts.  Its legislated responsibility includes, “the issue of warnings of gales, storms and 
other weather conditions likely to endanger life or property, including weather conditions likely to give 
rise to floods or bush fires.”  

CATCHMENT: The land surface area that drains into a reservoir or to a specific point in a river 
system. 

CONTRAFLOW:   Altering the normal direction of flow of traffic.  

DESIGN FLOOD:   A flood where the levels at all points along the river have the same chance of 
occurrence.  It is estimated using hydrologic and hydraulic computer models. 

DISCHARGE: The rate of flow of water measured in terms of volume per unit time, for example, cubic 
metres per second (m3/s).   

Discharge is different from the speed or velocity of flow, which is a measure of how fast the water is 
moving for example, metres per second (m/s). 

EVACUATION:   The movement of people from a place of danger to a place of relative safety, and 
their eventual return. 

EVACUATION TRIGGER:   The flood level that triggers evacuation of a particular area, usually given 
as the when the evacuation route is cut off by floodwaters or when the area is inundated. 

FLASH FLOODING: Flooding that occurs without sufficient warning, usually from heavy local rainfall.  
For its flood warning purposes, the BoM defines it as flooding which occurs six hours or less from the 
onset of rain. 

FLOOD EMERGENCY RESPONSE PLAN: A plan that sets out the actions and triggers for actions in 
response to a flood emergency. Usually undertaken on a development scale. 

FLOOD FREE: An area that is unlikely to become inundated by flood waters even in a PMF. 

FLOOD ISLAND: An area that may be inundated by floodwaters but is initially surrounded before 
becoming inundated. 

FLOODPLAIN: That part of a river valley, adjacent to the river channel, over which a river flows in 
times of flood. 

FLOOD PROGRESSION:  The way in which the flood moves across an area. 
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FLOOD STORAGE: Areas within a flow path that provide critical temporary storage of waters during a 
flood 

FLOOD STUDY:    A study commissioned by a Council or Developer to determine the flood extents 
and levels of an area, utilising hydraulic modelling and hydrological calculations. 

FLOODWAY: The area within a flow path that carries the majority of the flow and has higher hazard 
than the other portions of the flow path 

FREEBOARD: A factor of safety that is usually expressed as a height above the designed flood level. 

GEOGRAPHIC INFORMATION SYSTEM (GIS):   A type of software system that is used to 
interrogate and undertake analysis on spatial data. 

HAZARD: Flood hazard is generally defined by the depth and velocity product which is then 
categorised based on meaningful thresholds. 

HYDROGRAPH: A graph showing the variation over time of water levels or flow. 

LOCAL FLOODING:  Flooding that occurs as a result of rainfall falling directly over the development. 

OVERBANK FLOWS: River flows which cannot be contained within a river channel. 

PEDESTRIAN EVACUATION:   Evacuation by walking. Pedestrian evacuation should not be relied on 
as a primary means of evacuation, but may be built in to an evacuation plan as a failsafe mechanism 
should vehicular evacuation fail in extreme or unforeseen circumstances. 

PREMISE:   A building or development that is likely to be occupied by residents or employees. 

PROBABLE MAXIMUM FLOOD (PMF):  The largest flood likely to occur. 

RISK: Flood risk is defined as the probability of the event occurring multiplied by the consequence, 
which can be made up of a number of factors (depth, velocity, damage, duration etc.) 

RISING ROAD ACCESS:  An evacuation route along a road which is constantly rising to a higher level 
and eventually to a level above the PMF. 

RIVERINE:   Of or pertaining to a river. 

SECONDARY EMERGENCY: An emergency, such as a fire or medical emergency, that occurs during 
a flood. 

SHELTER IN PLACE: A flood emergency response where the occupants of a premise remain in place 
until the flood has passed. 
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Study 
Area 

Measure 
Type 

Proposed Measure Review Actions Status Revised Measure 

1 Lower Planning 
Controls 

Establish a graded set of 
planning controls for land uses 
relative to flood risk that is 
consistent with the floodplain 
development manual 

Reviewed the current 
DCP, consulted Flood 
Policy Review report 
prepared previously 
by Molino Stewart 

This measure has been implemented, however a suggestion of the Parramatta Flood 
Policy Review undertaken by Molino Stewart is to consider revising the wording of the 
DCP which lists terms the precincts as “risk” when these are largely based “hazard” 
categories. However, this terminology has been adopted across a number of Council DCPs 
throughout NSW. 
  

It is proposed that Council consider the wording of the DCP to 
better reflect the nature of the precincts 

2  Planning 
Controls 

A range of suggested changes 
to Parramatta REP 28 

Review the 
Parramatta REP 28 
and DCP 

The legislation with respect to REP has been repealed, the recommended changes for the 
REP have been largely carried through the relevant clauses of the updated DCP 

N/A 

3  Planning 
Controls 

Amend the LEP to provide 
consistent framework for more 
detailed controls to be 
provided in DCP 

Reviewed the current 
LEP and DCP 

It is understood that Parramatta LEP 2011 uses the Standard Instrument LEP and the 
wording is essentially dictated by the Department of Planning and Council has very 
limited scope to modify it.  
 
Clause 6.3 of the Parramatta LEP outlines Flood Planning and only applies to land below 
the 1:100 ARI flood event plus 0.5 m freeboard. The approach in this clause is not 
consistent with the Floodplain Development Manual which emphasises a merit based 
approach and consideration of floods up to the PMF. However, aspects of the DCP do 
consider the full range of floods 
 
The suggested amendment to the LEP are generally captured in the Parramatta DCP. 
However, the DCP doesn’t define a scope for Council to consult with relevant agencies 
such as the NSW Office of Environment or the NSW State Emergency Service.  

It is proposed to include a clause within the DCP along the lines of 
“The Council may consult with and take into consideration, any 
advice of the Office of Environment and Heritage, the NSW State 
Emergency Service and any other relevant agency, in relation to 
the nature of the flood hazard, the necessity and capacity to 
evacuate persons, and the consequence and suitability of the 
development.” 
 
It is recommended Council consider implementing the 
requirement for basement car parks to be protected up to the 
level of the PMF and to determine whether this would be in 
contradiction to the standard instrument LEP 

4  Planning 
Controls 

Utilise the foreshore building 
line provisions within the LEP to 
provide greater weight to 
planning decisions with respect 
to the high flood risk precinct  

Review the current 
LEP and location of 
the foreshore building 
line 

The plan recommends matching the foreshore building line to the boundary of the high 
flood risk precinct. Examination of the foreshore building line does not appear to be 
coincident with the high flood risk precinct (particularly around George Kendall Park). This 
suggests that this recommendation has not been implemented. 
 
Discussion with Council officers suggests that this recommendation has been found to be 
unfeasible 

N/A 

5  Planning 
Controls 

Amend current DCP and Policy 
as per recommendations found 
within Appendix C 

Review the Appendix 
C of the Plan, the 
current DCP and Flood 
Policy 

The policy and DCP are generally not as prescriptive as Appendix C, particularly in terms 
of the Information Required as part of a DA. The planning control matrix found within the 
DCP is similar to the recommended matrix within Appendix C of the original Plan. 
 
There is no mention of requirements with respect to fencing or screening within the DCP  

Council to develop a policy with respect to fencing and screening 
within floodways. During our investigations a number of screens 
that are intended to allow flood waters to pass below the building 
would not be effective and would be prone to blockages. 

6  Planning 
Controls 

Notations on Section 149(2) 
Certificates as per UPRC FRMP 

Review of current 
S149 certificates 

There is currently an issue with respect to the S149 certificates as a copy of the S149(2) 
certificate will not contain flooding information. This is generally not explained to those 
requesting the S149(2) certificate. 

Recommendation that a note should be added, or a guide for 
those applying for the S149 certificate to ensure that if they 
require flooding information that they are directed to purchase 
the S149(5) 

7  Planning 
Controls 

Consider specific S94 
contributions for specific 
developments 

Review the current 
S94 Plans 

The plan suggests limited scope for S94 contributions towards mitigation measures, 
however, it recommends that this should be monitored for potential opportunities. The 
River foreshore park improvements are listed in the Civic Improvement Plan the design 
principles include improvements to the management of flood events. 

Given the scale of the flooding problem within the CBD and also 
the extent of redevelopment currently occurring, it is 
recommended that the potential for S94 contributions for flood 
mitigation works is investigated further. This may require 
innovative and/or large scale works.  

8  Property 
Modification 

Proposed Voluntary House 
Raising and Voluntary House 
Purchase Policy 

Council to advise Council is currently operating a Voluntary House Purchase and Voluntary Housing Raising 
Scheme (Local Floodplain Risk Management Policy 2006) 

Recommended that the Council await the outcomes of the current 
Flood Study prior to pursuing further voluntary house purchase of 
voluntary house raising. 

9  Response 
Modification 

Develop NSW SES Local Flood 
Plan 

Check with SES The Parramatta DISPLAN has some emphasis on flooding and is currently being updated. 
An SES local flood plan is currently being developed.  

Given the nature and scale of the flood risks within Parramatta, it 
is recommended that resources are provided for the completion 
of the Local Flood Plan 

10  Response 
Modification 

Distribute Flood Risk Precinct 
Maps to flood affected lots 

Check website, 
Council to advise 

Flood Risk Precinct Maps are not readily available on the Council website and are only 
available through the flood enquiry application. Advice from Council is that these have 
not been distributed to areas that are at risk. 

Council reviews the availability of flooding data to the public and 
to develop a policy or program for ensuring that the population at 
risk is aware of the flood risks to life and property. 



11  Response 
Modification 

Discussions re early warning 
system 

Council to advise Council is currently progressing the installation of a flood early warning system for the 
Parramatta CBD. The design and price of the system has been presented to the Floodplain 
Risk Management Committee and was approved by the Committee 

Council continues the development of the Early Warning system 
and implements a continuous improvement and review process to 
ensure that the system is effective 

12  Flood 
Modification 

Ollie Webb Reserve detention 
basin 

Council to advise  Constructed N/A 

13  Flood 
Modification 

Thomas Reserve Box Culvert Council to advise  Not Constructed after further feasibility investigations N/A 

14  Flood 
Modification 

A’Becketts Creek de-snagging 
and removal of rubbish and veg 

Council to advise  Council advises that this was likely done at the time but there is no ongoing action.  Council and Sydney Water conduct review of maintenance 
program for channel removal of rubbish, excess vegetation 

15  Flood 
Modification 

Duck Creek de-snagging and 
removal of rubbish and veg 

Council to advise Council advises that this was likely done at the time but there is no ongoing action. As Above 

16  Flood 
Modification 

Duck River de-snagging and 
removal of rubbish and veg 

Council to advise  Council advises that this was likely done at the time but there is no ongoing action. As Above 

17 Upper Flood and 
Property 
Modification 

Upgrade of Briens Road Culvert, 
5 Voluntary Acquisitions (North 
Wentworthville FRMSP) 

Council to advise  Complete N/A 

18  Flood and 
Property 
Modification 

Bogalara Road Toongabbie – 
Pipe Upgrade and 
Augmentation 

Council to advise  Complete N/A 

19  Flood and 
Property 
Modification 

Oakes Road, Old Toongabbie 
House Raising (6 homes) and 
Flood Proofing (4 homes). 

Council to advise  Complete – a number of properties owners did not participate N/A 

20  Flood and 
Property 
Modification 

Wentworth Avenue to 
Burrabogee Rd, Pendle Hill 
Channel Formalisation, Culvert 
Upgrade and Construction of 
Drop Structure 

Council to advise  Not Complete, Council is unsure of the status of this proposed work. I.e. whether it has 
been found to be unfeasible 

Council to determine the reason that this work did not proceed 

21  Flood and 
Property 
Modification 

Burrabogee Rd to Barangaroo 
Rd, Pendle Hill – Pendle Hills Ck 
Floodway 

Council to advise 
whether this has been 
constructed 

Complete  

22  Flood and 
Property 
Modification 

Edison Pde to Einstein Ave, 
Winston Hills Diversion of 
drainage around existing levee 

Council to advise 
whether this has been 
constructed 

Complete  

23  Flood and 
Property 
Modification 

Barangaroo Rd to Fitzwilliam 
Rd, Pendle Hills – channel 
improvement and additional 
cell in Fitzwilliam Rd culverts 

Council to advise 
whether this has been 
constructed 

Complete – however no additional cell was included in the Fitzwilliam Rd culverts as it 
was not found to be feasible 

 

24  Flood and 
Property 
Modification 

O’Connell, Ferris, Iron, Barney 
and Church St, North 
Parramatta – pipe upgrade and 
augmentation 

Council to advise 
whether this has been 
constructed 

Not completed – further investigations by Council and its consultant are on going Council to continue investigating 

25  Flood and 
Property 
Modification 

Bellotti Avenue, Churchill Drive, 
Jerome Avenue, Defoe Place 
and Twain Street, Winston 
Hills— pipe upgrade and 
augmentation including 
modification of pits 

Council to advise 
whether this has been 
constructed 

Some works have been undertaken, others found not to be feasible  

26  Flood and 
Property 
Modification 

Belmore Street transition 
chamber and Belmore Park, 
North Parramatta flood 
retarding basin. 

Council to advise 
whether this has been 
constructed 

Complete  

27  Proposed 
Investigation 

Brickfield Creek FRMS Check whether 
completed 

Complete  

28  Proposed 
Investigation 

Fletcher Cl, Old Toongabbie – 
Flood Wall 

Council to advise 
whether this has been 
constructed 

The investigation was completed and it was decided not to undertake the works  



29  Proposed 
Investigation 

Campbell’s Cash and Carry at 
Kleins Road and Boundary 
Road, Northmead — 
investigation into pipe 
augmentation or trunk drainage 
diversion works. 

Council to advise 
whether this has been 
undertaken 

The investigation was completed and the issues have been resolved through 
redevelopment 

 

30  Proposed 
Investigation 

Scott Street, Andrews Avenue 
and Lamonerie Street, Pendle 
Hill— pipe augmentation and 
channel works. 

Council to advise 
whether this has been 
undertaken 

The investigation was completed and the issues have been resolved through 
redevelopment 

 

31  Proposed 
Investigation 

Sherwood Street, Old 
Toongabbie levee (voluntary 
purchase completed in 1993). 

Council to advise 
whether this has been 
undertaken 

The investigation was completed and some works were implemented, however it was 
found that the levee was not required 

 

32  Proposed 
Investigation 

Lister Street, Winston Hills 
levee extension and pump out 
— these works would be 
additional to the major 
diversion drain constructed in 
1990 to prevent flooding from 
behind the existing levee. 

Council to advise 
whether this has been 
undertaken 

The investigation was completed and some works were implemented, however no pump 
was installed 

 

33  Planning 
Controls 

Change REP No.28 Check App A Vol 2 This legislation has been repealed, therefore remove from the updated FRMP  

34  Planning 
Controls 

Change Council LEPs Check App B Vol 2 Suggests using foreshore building line as per above measure suggested in the Lower 
Parramatta FRMP, response as per Item 4. 

 

35  Planning 
Controls 

Adopt and Implement DCPs or 
Policies consistent with Flood 
Planning Matrix and Plan 

Check Appendix C Complete  

36  Planning 
Controls 

Review and revise existing 2(e) 
zonings over flood liable areas 

Check LEP 2(e) zones now redundant as Parramatta LEP 2001 has been replaced, Flood Prone Land 
Map in New LEP appears to be updated 

 

37  Response 
Modification 

Make up-to-date flood risk 
precinct maps readily accessible 
to public. 

Check Council Website Flood Prone Land Maps not available on Councils Website – obtainable through the LEP 
however this is difficult for members of public and not the intention of the plan 

As Per Item 10 

38  Response 
Modification 

Define and map flood way 
limits in critical areas 

Council to advise 
whether this has been 
undertaken 

Council’s current approach is to define hazard through mapping and it is the responsibility 
of the developer if a DA is submitted to determine the floodway extent. In the future the 
floodway extents will be defined through the new Flood Study that is currently being 
commissioned. 

 

39  Response 
Modification 

Review and revise provisional 
flood risk precincts from Trust 
in light of access, warning time 
etc. considerations. 

Council to advise 
whether this has been 
undertaken 

Council has continued to revise flood precincts. A major revision will be undertaken as per 
the new Flood Study that is currently being commissioned.  

 

40  Response 
Modification 

Prepare or adapt existing data 
to produce flood risk precinct 
maps for other catchments. 

Review existing 
studies and plans 

Flood study reviews or catchment management plans undertaken for Subiaco, Vineyard, 
Duck, Claycliff Creeks as well as Duck River and localised flooding areas, also the 
Parramatta Flood Study is currently being reviewed  

 

 

41  Response 
Modification 

Collate data on local overland 
flooding for ready access and 
use. 

Look over data 
provided, discuss with 
Council 

This will be undertaken with the new Flood Study that is currently being commissioned 
 

 

42  Response 
Modification 

Prepare and run an ongoing 
program to raise community 
awareness of flood risks 

Council to advise 
whether this has been 
undertaken 

Currently community awareness and education is only being undertaken as per the 
community consultation that is required under the floodplain risk management process.  

Council to develop a community awareness and education 
program, as per Item 10 

43  Response 
Modification 

Brochure on flood-related 
building controls available. 

MS Check Website 
Council to advise 
whether this has been 
undertaken 

Council is currently preparing a number of brochures internally, however these are not 
publically available. 

Recommended that the production of brochures with respect to 
building controls are completed alongside the recommendations 
outlined in Item 10 



44  Response 
Modification 

All councils to send flood 
notification letters to all owners 
of flood liable properties every 
4 years. 

Council to advise 
whether this has been 
undertaken 

This has not been undertaken As per Item 10 

45  Response 
Modification 

Prepare and make widely 
available a flood information 
brochure 'Facts about 
Flooding'. 

MS Check Website 
Council to advise 
whether this has been 
undertaken 

This has not been undertaken, however some flooding information is now available on 
Councils website.  

As per Item 10 

46  Response 
Modification 

Prepare and make widely 
available a frequently asked 
questions brochure. 

MS Check Website 
Council to advise 
whether this has been 
undertaken 

This has not been undertaken As per Item 10 

47  Response 
Modification 

Consider providing flood 
certificates or equivalent S149 
certificates with comprehensive 
data on flood levels, 
ground/floor levels and the 
flood risk precinct. 

Request S149 
certificate for flood 
prone property 

This information is available through the flood enquiry application. The form for the flood 
enquiry can be found online.  

 

48  Response 
Modification 

Consider using proposed 
wording for S149(2) certificates. 

Request S149 
certificate for flood 
prone property 

The S149 certificates currently have an issue as per Item 6 As per Item 6 

49  Response 
Modification 

Develop and implement a 
formal process for release and 
adoption of updated flood data 
estimates. 

Council to advise 
whether this has been 
undertaken 

This is undertaken as per the Public Exhibition process when a new Flood Study is 
undertaken. 

 

 



 

 

APPENDIX B– CURRENT PARRAMATTA DCP (2011) 
FLOOD PROVISIONS
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 2.4 Site Considerations

 2.4.1  Views and Vistas
The topographical setting of Parramatta, located in a river basin and bounded by hills to the north 
and west, means that there are significant views and vistas which contribute to the sense of place 
for Parramatta. Preservation and, where possible, enhancement of public views to landmark and 
landscape features allows people to interpret and appreciate the special character of Parramatta.

View sharing between properties is also important to balance access to private views from 
properties.

Objectives

O.1 To preserve and enhance district and local views which reinforce and protect the City’s urban 
form and enhance legibility.

O.2 To encourage view sharing through complementary siting of buildings, responsive design 
and well-positioned landscaping.

O.3 To ensure highly visible sites are designed in scale with the City’s setting and encourage 
visual integration and connectivity between places.

Design Principles

P.1 Development is to preserve views of significant topographical features such as ridges and 
natural corridors, the urban skyline, landmark buildings, sites of historical significance and 
areas of high visibility, particularly those identified in Appendix 2 Views and Vistas. Refer also 
to Views and Vistas in the Harris Park Heritage Conservation Area in Part 4 and Views and 
View Corridors in Parramatta City Centre in section 4.3.3.4. 

P.2 Buildings should reinforce the landform of the City and be designed to preserve and 
strengthen areas of high visibility. In some locations, this may be achieved through uniform 
heights and street walls as a means of delineating the public view corridor. 

P.3 Landscaping of streets and parks is to reinforce public view corridors.

P.4 Building design, location and landscaping is to encourage view sharing between properties. 

P.5 Views to and from the public domain are to be protected.

NOTE: For certain developments, 3 dimensional computer simulations or photo montages  
from selected locations may be required to demonstrate how the proposal affects the  
setting and views and vistas.

 2.4.2  Water Management 

 2.4.2.1 Flooding

Flooding is a significant issue that affects existing and future development in the Parramatta Local 
Government Area (LGA). This Section establishes Council’s approach to floodplain planning and 
the general flood prone land requirements relating to development control for the whole LGA. The 
development of Council’s approach to flooding has regard to and complies with the New South 
Wales Government’s Floodplain Development Manual (FDM 2005).

The criteria for determining applications for proposals potentially affected by flooding are structured 
to recognise that different controls are applicable to different land uses and levels of potential flood 
inundation and hazard.  As a first step in the development consent process, proponents are strongly 
advised to consult with Council officers, particularly for proposals located in the medium and high 
flood risk categories.
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Objectives

O.1 To ensure the proponents of development and the community in general are aware of 
the potential flood hazard and consequent risk and liability associated with the use and 
development of flood liable land.

O.2 To manage flood liable land in an economically, environmentally and socially sustainable 
manner.

O.3 To ensure that developments with high sensitivity to flood risk (eg. critical public utilities) are 
sited and designed to provide reliable access and minimise risk from flooding.  

O.4 To allow development with a lower sensitivity to the flood hazard to be located within the 
floodplain, subject to appropriate design and siting controls and provided that the potential 
consequences that could still arise from flooding remain acceptable.

O.5 To prevent any intensification of the development and use of High Flood Risk Precinct or 
floodways, and wherever appropriate and feasible, allow for their conversion to natural 
waterway corridors.

O.6 To ensure that the proposed development does not expose existing development to 
increased risks associated with flooding.

O.7 To ensure building design and location address flood hazard and do not result in adverse 
flood impact and unreasonable impacts upon the amenity or ecology of an area.

O.8 To minimise the risk to life by ensuring the provision of appropriate access from areas 
affected by flooding up to extreme events.

O.9 To minimise the damage to property, including motor vehicles, arising from flooding.

O.10 To incorporate the principles of Ecologically Sustainable Development (ESD).

Design Principles

P.1 New development should not result in any increased risk to human life.

P.2 The additional economic and social costs which may arise from damage to property from 
flooding should not be greater than that which can reasonably be managed by the property 
owner, property occupants and general community.

P.3 New development should only be permitted where effective warning time and reliable access 
is available for the evacuation of an area potentially affected by floods to an area free of risk 
from flooding. Evacuation should be consistent with any relevant flood evacuation strategy 
where in existence. 

P.4 Development should not adversely increase the potential flood affectation on other 
development or properties, either individually or in combination with similar developments(s) 
that are likely to occur within the same catchment.

P.5 New developments must make allowances for motor vehicles to be relocated to an area with 
substantially less risk from flooding, within an effective warning time.

P.6 New developments must provide an evacuation plan detailing procedures that would be in 
place for an emergency (such as warning systems, signage or evacuation drills).

P.7 Flood mitigation measures associated with new developments should not result in significant 
impacts upon the amenity of an area by way of unacceptable overshadowing of adjoining 
properties, privacy impacts (eg. by unsympathetic house raising) or by being incompatible 
with the streetscape or character of the locality (including heritage).
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P.8 Proposals for raising structures must provide a report from a suitably qualified engineer 
demonstrating that the raised structure will not be at risk of failure from the forces of 
floodwaters.

P.9 Development is to be compatible with any relevant Floodplain Risk Management Plan, Flood 
Studies, or Sub-Catchment Management Plan.

P.10 Development must not divert flood waters, nor interfere with floodwater storage or the natural 
function of waterways. 

P.11 Filling of land up to 1:100 Average Recurrence Interval (ARI) (or flood storage area if 
determined) is not permitted. Filling of and above 1:100 ARI up to the Probable Maximum 
Flood (PMF) (or in flood fringe) must not adversely impact upon flood behaviour.

P.12 New development must consider the impact of flooding resulting from local overland flooding 
whether it is a result of Local Drainage or Major Drainage.

P.13 Where hydraulic flood modelling is required, flow hazard categories should be identified and 
adequately addressed in the design of the development.

P.14 Council strongly discourages basement car parks on properties within the floodplain.  Where 
site conditions require a basement car park on a property within the floodplain, development 
applications must provide a detailed hydraulic flood study and design demonstrating that the 
proposed basement car park has been protected from all flooding up to and including the 
PMF event.  An adequate emergency response and evacuation plan must also be provided 
where basement car parks are proposed in the floodplain.

Design Controls

All proposals are to have regard to the planning matrix at Figure 2.7. The procedure to determine 
which design standards apply to proposed development involves:

Step 1:  identify the land use category of the development from Table 2.6;

Step 2:  determine which flood risk category applies to the land (refer to Catchment Management 
Unit of Council for the Flood Risk Precincts and relevant flood risk mapping); and 

Step 3: apply the objectives and design principles as outlined in this section and then the design 
standards in the planning matrix at Figure 2.7 as applicable to the floodplain and land use category.

NOTE: An evacuation plan is not enough to negate compliance with all building regulations.

Additional guidelines relating to flood risk management and flood prone land are contained in 
Council’s Local Floodplain Risk Management Policy.
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LAND USE
CATEGORIES

IDENTIFIED LAND USES

Sensitive Uses and 
Facilities

Community facilities or Public administration buildings which may provide an 
important contribution to the notification and evacuation of the community during 
flood events; Child care centres; Hospitals;  Residential care facilities; Seniors 
housing; Educational establishments.

Critical Utilities and Uses Hazardous industries; Hazardous storage establishments; Offensive industries; 
Offensive storage establishments; Liquid fuel depots; Public utility undertakings 
which may cause pollution of waterways during flooding, are essential to 
evacuation during periods of flood or if affected during flood events would 
unreasonably affect the ability of the community to return to normal activities after 
flood events; Telecommunication facilities; Waste management facilities.

Subdivisions Subdivision of land which involves the creation of additional allotments.

Filling The net importation of fill material onto a site, except where:
(i) final surface levels are raised by no more than 100mm over no more than 

50% of the site; or
(ii) filling is no more than 800mm thick beneath a concrete building slab only.

Compensatory earthworks, involving cut and fill, is not considered to be filling 
provided that:
(i) there is no net importation of fill material onto the site; and
(ii) there is no net loss of flood storage at all flood levels.

Residential Backpackers accommodation; Bed and breakfast establishments; Boarding 
houses; Community facilities (other than sensitive uses and facilities); Dual  
occupancies; Dwelling houses; Group homes; Health consulting rooms; Home 
based child care; Home businesses; Hostels; Multi dwelling housing;  
Neighbourhood shops; Residential flat buildings; Serviced apartments; Public 
utility undertakings (other than critical utilities).

Commercial or Industrial Bulky goods premises; Business Premises; Car parks; Depots; Entertainment 
facilities; Food and drink premises; Freight transport facilities; Funeral chapels; 
Funeral homes; Function centres; Hardware and building supplies; Heavy 
industries; Hotel accommodation; Industries; Landscape and garden supplies; 
Light industries; Materials recycling or recovery centres; Medical centres; Mixed 
use development; Office premises; Passenger transport facilities; Places of public 
worship; Public administration buildings (other than an essential community 
facility); Pubs; Recreation facilities (indoor); Registered clubs; Restricted 
premises; Retail Premises; Service stations; Sex services premises; Shop top 
housing; Tourist and visitor accommodation; Vehicle body repair workshops; 
Vehicle repair stations; Vehicle showrooms; Veterinary hospitals; Warehouse or 
distribution centres.

Table 2.6: Land Use Category Definitions

NOTE: Refer to the Parramatta LEP 2011 for definitions of each land use.
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LAND USE
CATEGORIES

DEFINITIONS

Tourist Related
Development

Advertising structures; Kiosks; Markets; Information and education facilities;  
Signage.

Open Space or 
Non-urban Uses

Animal boarding and training establishments; Boat launching ramps; Boat repair 
facilities; Boat sheds; Environmental facilities; Helipad; Jetty; Recreation areas 
and minor ancillary structures (e.g. Toilet blocks or kiosks); Recreation facilities 
(outdoor).

Concessional Development Concessional development is any development or redevelopment that would 
normally not be permitted under this Plan, but may be permitted as a concession 
provided it:
(i) is kept clear of any floodway; and
(ii) involves an acceptably small (see below for limits) addition or alteration to an 

existing development that will not cause a significant increase in  
potential flood losses, risks or have an adverse impact on adjoining 
properties; or

(iii) redevelopment for the purposes of substantially reducing the extent of flood 
affectation to the existing building; provided that such redevelopments 
incorporate to the fullest extent practical, design features and measures to 
substantially reduce the existing potential for flood losses and personal risks, 
and avoid any adverse impacts on adjoining properties – especially  
obstruction or diversion of floodwaters and loss of flood storage.

In the case of residential development, The maximum size of a concessional 
development is:
(i) a once-only addition or alteration to an existing dwelling of no more than 10% 

or 30m2 (whichever is the lesser) of the habitable floor area which 
existed at the date of commencement of this Policy or Plan; or

(ii) the construction of an outbuilding with a maximum floor area of 20m2.

In the case of other development categories, the maximum size of a concessional 
development is a once- only addition to existing premises of no more than 10% of 
the floor area which existed at the date of commencement of this Policy or Plan.

Land Use Category Definitions
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Floor Level

1 All floor levels to be equal to or greater than the 20 year Average Recurrence Interval (ARI) flood level plus freeboard

2 Habitable floor levels to be equal to or greater than the 100 year ARI flood level plus freeboard.

3 All floor levels to be equal to or greater than the Probable Maximum Flood (PMF) level plus freeboard

4 Floor levels to be equal to or greater than the 100 year ARI flood level plus freeboard. Where this is not practical due to compatibility with the 
height of adjacent buildings, or compatibility with the floor level of existing buildings, or the need for access for persons with disabilities, a lower 
floor level may be considered. In these circumstances, the floor level is to be as high as practical, and, when undertaking alternations or additions, 
no lower than the existing floor level.

5 A restriction is to be placed on the title of the land, pursuant to S.88B of the Conveyancing Act, where the lowest habitable floor area is elevated 
more than 1.5m above finished ground level, confirming that the subfloor space is not to be enclosed.

Building Components & Method

1 All structures to have flood compatible building components below the 100 year ARI flood level plus freeboard.

2 All structures to have flood compatible building components below the PMF.

Structural Soundness

1 An engineers report is required to certify that the structure can withstand the forces of floodwater, debris and buoyancy up to and including a 100 
year ARI flood level plus freeboard.

2 An engineers report is required to certify that the structure can withstand the forces of floodwater, debris and buoyancy up to and including a PMF 
level.

Flood Affectation

1 An engineers report is required to certify that the development will not increase flood affectation eleswhere, having regard to: (i) loss of flood 
storage; (ii) changes in flood levels, flows and velocities caused by alterations to flood flows; and (iii) the cumulate impact of multiple potential 
developments in the vicinity.

2 The impact of the development on flooding elsewhere to be considered having regard to the three factors listed in consideration 1 above.

Car Parking and Driveway Access

1 The minimum surface level of open spaces or carports shall be as high as practical, but no lower than 0.1m below the 100 year ARI flood level. In 
the case of garages, the minimum surface level shall be as high as practical, but no lower than the 100 year ARI flood level.

2 The minimum surface level of open parking spaces or carports shall be as high as practical, but no lower than 0.3m above the 20 year ARI flood 
level.

3 Garages capable of accommodating more than 3 motor vehicles on land zones for urban purposes, or enclosed car parking, must be protected 
from inundation by floods equal to or greater than the 100 year ARI flood. Ramp levels to be no lower than 0.5m above the 100 year ARI flood 
level.

4 The driveway providing access between the road and parking spaces shall be as high as practical and generally rising in the egress direction.

5 The level of the driveway providing access between the road and parking spaces shall be no lower than 0.2m below the 100 year ARI flood level.

6 Enclosed car parking and car parking areas accommodating more than 3 vehicles, with a floor below the 100 year ARI flood level, shall have 
adequate warning systems, signage, exits and evacuation routes.

7 Restraints or vehicle barriers to be provided to prevent floating vehicles leaving a site during a 100 year ARI flood.

Evacuation

1 Reliable access for pedestrians required during a 20 year ARI peak flood.

2 Reliable access for pedestrians and vehicles required to a publicly accessible location during the PMF peak flood.

3 Reliable access for pedestrians and vehicles is required from the site to an area of refuge above the PMF level, either on site (eg. second storey) 
or off site.

4 Applicant is to demonstrate the development is consistent with any relevant flood evacuation strategy or similar plan.

5 Applicant is to demonstrate that evacuation in accordance with the requirements of this DCP is available for the potential development resulting 
from the subdivision.

6 Adequate flood warning is available to allow safe and orderly evacuation without increased reliance upon SES or other authorised emergency 
services personnel.

Management and Design

1 Applicant is to demonstrate that potential development as a consequence of a subdivision proposal can be undertaken in accordance with this the 
relevant FRMS and FRMP

2 Site Emergency Response Flood plan required where the site is affected by the 100 year ARI flood level, (except for single dwelling-houses).

3 Applicant is to demonstrate that area is available to store goods above the 100 year flood level plus freeboard.

4 No storage of materials below the 100 year ARI flood level.
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Further Information

Flood Risk Management Plan, Flood Studies, Sub-Catchment Management Plans, and Local 
Floodplain Risk Management Policy available from Council.

NSW Government’s Floodplain Development Manual 2005 – www.dnr.nsw.gov.au/floodplains/
manual.shtml

Parramatta City Council’s Local Floodplain Risk Management Policy, 2006.

 2.4.2.2 Protection of Waterways

Objective

O.1 To ensure development contributes to the protection and rehabilitation of waterways in order 
to improve waterway health and to develop and maintain ecologically sustainable waterways.

Design Principles

P.1 Development is to make provision for buffer areas for the preservation and maintenance of 
floodway, riparian corridors and habitat protection. Refer to Clause 6.7 Foreshore Building 
Line and Clause 6.5 Water Protection in the Parramatta LEP 2011.

P.2  Development on land subject to Clause 6.5 Water Protection in the Parramatta LEP 2011 or 
that abuts a waterway is to be landscaped with local indigenous species, to protect bushland 
and wildlife corridors and soften the nterface between the natural landscape and the urban 
environment. Riparian vegetation also plays an important role in stabilising bed and banks 
and attenuating flood flows. 

P.3 The piping, enclosing or artificial channelling of natural watercourses and drainage channels 
is not permitted. Consideration is to be given to re-opening piped or lined drainage systems 
wherever feasible.

P.4 Development is to ensure that natural channel design principles are incorporated in any 
works on or in waterways. Refer to Figure 2.8.

P.5 Ongoing maintenance costs are to be considered in the design of any waterway protection 
features.

Further Information

Brisbane City Council 2000, Natural Channel Design Guidelines

Figure 2.8 Elements of the Natural Drainage System
 Sources: Stormwater outlets in parks and waterways (Brisbane City Council, 2001)
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 2.4.2.3 Protection of Groundwater

Objective

O.1 To protect groundwater quality, flows and drainage patterns during demolition, construction 
and ongoing operation phases of a development.

Design Principles

P.1 Operating practices and technology including dewatering shall not contaminate groundwater 
or adversely impact on adjoining properties and infrastructure.

P.2 Groundwater is to be recharged where possible while still protecting and/or enhancing 
groundwater quality. 

P.3 Protection measures for groundwater are to be proportional to the risk the development 
poses. Where the potential risk to groundwater is high, a separate Groundwater Impact and 
Management Report will be required.

NOTE: The potential risk to groundwater is high when construction involving excavation is below the 
water table and is within alluvial areas and sandstone environments.

 2.4.3 Soil Management

 2.4.3.1 Sedimentation

Objectives

O.1 To ensure through effective site controls during and after demolition and construction, that 
development does not contribute to sedimentation of waterways and drainage systems, or 
cause wind blown soil loss.

O.2 To ensure that development does not result in environmental damage of waterways and 
bushland in the City. 

Figure 2.9 Stabilised Site Access
 Source: Soils and Construction: Managing Urban Stormwater, 
 Landcom, March 2004.
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Appendix 11 - Infrastructure Delivery Plan  
 

This Study is currently being finalised and will be included in this Appendix when the Planning 
Proposal is placed on public exhibition.  
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Note: This report is provided subject to some important 
assumptions and qualifications: 

The results presented in this report are modelled estimates using 
mathematical calculations. The data, information and scenarios presented 
in this report have not been separately confirmed or verified. Accordingly, 
the results should be considered to be estimates only and subject to such 
confirmation and verification. 

Energy, water and greenhouse consumption estimates are based on local 
climate and utility data available to the consultant at the time of the report. 
These consumption demands are, where necessary, quantified in terms of 
primary energy and water consumptions using manufacturer’s data and 
scientific principles. 

Generic precinct-level cost estimates provided in this report are indicative 
only based on Kinesis’s project experience and available data from 
published economic assessments. These have not been informed by 
specific building design or construction plans and should not be used for 
design and construct cost estimates. 

The Kinesis software tool and results generated by it are not intended to 
be used as the sole or primary basis for making investment or financial 
decisions (including carbon credit trading decisions). Accordingly, the 
results set out in this report should not be relied on as the sole or primary 
source of information applicable to such decisions. 
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The Parramatta CBD is currently undergoing significant growth and in order to help facilitate this growth, 
Council is undertaking a strategic review of the Parramatta CBD planning framework. A key outcome of 
this review will be revised zoning and development controls for the CBD planning area.   
 
This study is intended to be read in conjunction with a previous study undertaken by Kinesis which 
highlights the impact of this new development on infrastructure, affordability and environment outcomes 
(see Parramatta CBD Planning Review Sustainability and Infrastructure Study).  This previous study 
recommended the implementation of high performance building standards to position Parramatta as a 
global leader in sustainable planning, attract A-Grade office development, ensure resource and 
infrastructure efficiency and future proof the city against emerging technologies and investment.   
 
To deliver on this recommendation, Parramatta City Council is proposing a combination of requirements 
and incentives to deliver higher environmental performance outcomes in all new developments across the 
CBD, specifically: 
 
 Higher environmental performance requirements for all new commercial buildings over 10,000 m2. 
 Higher BASIX requirements for all new residential development, tied to a floor space bonus of 0.5:1. 
 Future proofing requirements for all new development to provide dual reticulation to achieve significant 

potable water savings. 
 
Kinesis have been asked by Parramatta City Council to investigate the potential for higher environmental 
standards for new development across the CBD.  Implementing such a policy successfully will require 
careful consideration of procedural, environmental and financial feasibility factors.  In particular Council will 
need to ensure: 
                 
 the environmental performance of a building above regulatory standards are cost effective; 

 
 the development standard proposed will provide a genuine and effective environmental outcome;  
 
 robustness in the development standard so that Council have scope to reject an application if the 

proponent cannot meet the test of providing an improved environmental outcome; 
  
 the policy allows for densities which reflect principles of good planning and design; 

 
 the policy is consistent and predictable; and 
 
 the policy is applied in a fair and equitable manner. 
 
The Parramatta CBD study area is outlined in Figure 1 and extends from Boundary Street to the south 
and, crossing the Parramatta River to Isabella Street to the north.  The Parramatta CBD study area is 
currently estimated to include approximately 1.2 million m2 of floor space, translating to approximately 
6,300 dwellings and 685,000 m2 of non-residential floor space. 

 

 
Figure 1: Parramatta CBD Planning Review Study Area boundary 
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To determine an appropriate environmental standard for new development in the Parramatta CBD, 
Kinesis undertook the following work: 
 
1. Review of different approaches to incentives for higher building performance 
 
A desktop review was undertaken to determine appropriate approaches for both floor space bonuses 
linked to environmental performance and the methodology for how this bonus is valued and compared to 
the additional costs.  This is discussed in Calculating the value of the increased floor space. 
 
2. Understand the scale and value of FSR increase in the Parramatta CBD 
 
Parramatta CBD floor space analysis was undertaken to understand the range and scope of development 
that could be subject to a floor space bonus as well as the potential value of this increased floor space.  
This ensured that all environmental performance analysis was undertaken using realistic building 
typologies and parameters. 
 
3. Environmental performance analysis across typologies 
 
Scenario analysis was undertaken across two building typologies to understand the impact and cost of 
higher environmental performance standards.  Various levels of standards were analysed to provide 
Council with a clear understanding of the range of environmental standards and associated costs that 
could be delivered across the Parramatta CBD. 
 
4. Financial outcomes analysis across typologies 
 
The expected capital cost and (as applicable) financial return was considered and compared to the 
various environmental performance standard outcomes. 
 
5. Broader benefits of higher building performance 
 
Finally, the expected financial return was considered and compared to the various environmental 
performance standard outcomes to ensure any FSR bonus provides adequate incentive for developers to 
meet this enhanced standard. 
 
 

 
A floor space bonus is proposed for new residential development that meets higher BASIX targets.  In 
order to determine whether the costs associated with improved development outcomes are of a 
magnitude that ensures the FSR bonus is taken up, the value of the floor space bonus must be 
determined. Several options can be used to calculate the value of a floor space bonus.   
 

For the purpose of this analysis, the value of the increased floor space has been calculated based on a 
land lift calculation.  Land lift calculates the additional value added to the land which is attributable to the 
increased floor space.  
 
The increased floor space can be compared to creating new land and the value of this land can be 
calculated based on current land values.  The lift in value is determined by multiplying the additional floor 
space by the "buildable rate". The buildable rate is the current land value divided by the floor area allowed 
by the current FSR. 
 
Land Lift = ((Land Area x Land Value) / Base Floor Area) x New Additional Floor Area 
 
Example: 
 Land Area = 5,000 m2 
 Base floor area under current FSR = 30,000 m2 
 Current land value = $10,000 m2 of land 
 Additional floor space under FSR Bonus = 3,000 m2 
 Land lift = $5,000,000 
 
Under this approach the additional financial benefit attributed to increased land value is attributed to 
Council and can be used to deliver improved performance outcomes while the additional financial benefit 
derived from the additional development (e.g. sale of apartments) flows through to the developer. 
 
Typically, cities around the world capture between 50% and 100% of this land lift for use in the delivery of 
improved development, environmental or social outcomes.  A local case study of where environmental 
performance has been linked to development incentives and increased floor space is provided below. 
 

Clause 4.4A of Bankstown Local Environmental Plan (LEP) 2015 provides for Floor Space Ratio (FSR) Bonus of 0.5 on the 
FSRs allowed under the Local Area Plan for the Bankstown CBD on the condition that they achieve the following environmental 
design standards: 

Residential component of a building: 

• Energy target is a minimum 10-point increase in the BASIX score compared to current requirements. 
• Water target is a minimum BASIX 60. 

Non-Residential component of a building: 

• Energy target is a maximum 135 kg of CO2/m2 per year (equivalent to a 5-star NABERS rating for commercial buildings) 
• Water target is a maximum 0.47 kL/m2 per year for office (equivalent to a 4.5-star NABERS rating for commercial 

buildings) 

As the FSR Bonus will increase the size of new buildings this will lead to increased environmental impact, in terms of increased 
greenhouse gas emissions from energy consumption and increased water consumption. The environmental performance 
standards established by Council seek to offset the impact of the increased floor space so that buildings which receive the FSR 
Bonus have the same environmental performance as buildings which do not. 
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Floor space data was provided by the Parramatta City Council to understand the range and scope of 
development that could be subject to higher environmental performance requirements or incentives. 
Current and Proposed zoning is shown in Figures 2 and 3.  Analysis of this data highlights the following: 
 
 Under current planning controls, the Parramatta CBD study area could deliver a total of 2.7 million m2 

of floor space.  
 

 Under the proposed planning controls, the Parramatta CBD study area could deliver a total of 4.5 
million m2 of floor space, effectively increasing the potential floor space by 1.8 million m2. 

 
 Assuming that the existing land area delivers the floor space allowable under current controls, the 

proposed planning controls will nearly double the equivalent land area within the CBD. 
 

 Council is proposing a 0.5:1 floor space bonus for mixed use (residential) lots under the proposed 
planning controls of 10:1 or greater, (Figure 5), which would potentially deliver 32,000 m2 of additional 
floor space. 

 
 Council is proposing no limit on office floor space within the CBD to attract A-Grade office space. 
 
Based on recent acquisitions and developments, Parramatta City Council advised that a value of $10,000 
per m2 of land area can be assumed.  Based on a land lift calculation: 
 
 The proposed planning controls are effectively delivering $5.6 billion of additional land value over 

and above the current planning controls. 
 

 The floor space bonus (if taken up across all 10:1 or greater FSR lots) is effectively delivering $53 
million of additional land value. 

 
Note: Kinesis is aware of a number of current development applications within the study area that exceed 
the proposed development controls and FSRs outlined here.  Kinesis is not under the assumption that the 
land value will remain constant as FSR and building heights increase but has used the assumption of 
$10,000 per m2 of land area for the purpose of this report.  

 
Figure 2: Zoning under the existing Parramatta City Centre LEP 2007 
 
Notes: 
 
Business Zones 
 B3 Commercial Core 
 B4 Mixed Use 
 B5 Business Development 
 
Special Purpose Zones 
 SP2 Infrastructure 
 
Recreation Zones 
 RE1 Public Recreation 
 RE2 Private Recreation 
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Figure 3: Zoning proposed under the CBD Planning Review 
 
Notes: 
 
Business Zones 
 B3 Commercial Core 
 B4 Mixed Use 
 B5 Business Development 
 
Special Purpose Zones 
 SP2 Infrastructure 
 
Recreation Zones 
 RE1 Public Recreation 
 RE2 Private Recreation 
 
 
 
 

 
Figure 5: B4 Sites with an FSR of 10:1 or greater and B3 sites with greater than 10,000m2 allowable GFA, proposed 
under the CBD Planning Review 
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To test the benefits and feasibility of improved environmental performance across new development in the 
Parramatta CBD, environmental performance analysis was undertaken across two site configurations: 
 
 Commercial B3 Zoning typology 
 Residential (Mixed Use) B4 Zoning typology 
 
While the development typologies tested were fabricated, they were benchmarked and aligned to existing 
development applications and building designs currently proposed within the Parramatta CBD and 
include the following assumptions: 
 
 Site area of 5,100 m2 under an FSR of 10:1. 

 
 B4 Mixed Use Development Floor Space Mix 

 
- 92% Residential floor space  
- 8% Retail floor space 
 

 Residential dwelling mix 
 

- 8% 3 bedroom 
- 64% 2 bedroom 
- 28% 1 bedroom 
 

 B3 Commercial Core Floor Space Mix 
 

- 96% Commercial floor space  
- 4% Retail floor space 

 
The development parameters used in the analysis are outlined in Tables 1 and 2.  While the analysis was 
undertaken for a specific building type, all analysis was undertaken on a “per m2” basis to ensure the 
results are relevant for other development typologies (scale and size). 
 
All scenarios were compared to a Base Case which reflects the environmental performance of a building 
that achieves current compliance (BASIX and building code). 
 
The assumptions and results for each typology follow. 
 
 

 
 

 
Development Parameter Assumptions for 10:1 FSR 

Lot Area 5,100 m2 

Total Floor Area (with FSR Bonus) 52,550 m2 

Residential 331 dwellings 

3-bedroom 40 (8%) 

2-bedroom 322 (64%) 

1-bedroom 141 (28%) 

Retail 2,140 m2 

Table 1: Development parameters assumed for an example Mixed Use (B4 Zone) typology in the Parramatta CBD 
 

Development Parameter Assumption 10:1 FSR 

Lot Area 5,100 m2 

Total Floor Area (with FSR Bonus) 52,550 m2 

Commercial 51,410 m2 

Retail 2,140 m2 

Table 2: Development parameters assumed for an example Commercial (B3 Zone) typology in the Parramatta CBD 
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For commercial buildings, it is proposed that higher environmental performance standards apply to all 
commercial premises with a gross floor area of 10,000 m2 or greater.   
 
To understand the potential higher environmental performance outcomes for commercial premises in the 
Parramatta CBD, four environmental performance scenarios were modelled above the Base Case, each 
with an increased performance outcome: 
 
 Base Case – achieves Building Code compliance, which is equivalent to approximately NABERS 

4.5-star Energy and NABERS 3-star Water.  
 Efficient – over complies with the Building Code and incorporates technologies and design that is 

approximately equivalent to a NABERS 5-star Energy and 3.5-star Water commercial building. 
 High Efficiency – over complies with the Building Code and incorporates technologies and design 

that is approximately equivalent to a NABERS 5-star Energy and 4-star Water commercial building. 
 Best Practice – in addition to High Efficiency but also incorporates local generation such as 

cogeneration and rainwater reuse. 
 Best Practice + Recycled Water - over complies with the Building Code and incorporates 

connection to a district recycled water scheme. 
 
The technology specifications assumed for each scenario are outlined in Table 5.  The expected marginal 
capital costs (above the Base Case) as a cost per m2 is outlined in Table 6, highlighting that high 
performance targets for commercial development can be achieved for a cost of approximately $44 to 
$105 per m2 (depending on the performance outcome achieved). 
 
It should be noted that the Westfield development is a unique case that may not reflect the expected 
building typology modelled above (over 90% commercial office floor space).  
 
Notes on scenario analysis: 
 Results are generated by CCAP Precinct, a mathematical model of sustainability performance, and 

reflect the specific modelled performance of a new commercial building in the climate zone containing 
the Parramatta CBD.

 Standard Practice reflects the consumption of the average technology in the market place, aligned to 
expected performance under Section J of the Building Code of Australia.  Best Practice assumes 
approximately a 30% increase in efficiency.

 Water efficiency settings are aligned to the Sydney Water Best Practice Design Guidelines for 
Commercial Buildings and Shopping Centres 

                                                      
 
 
 
1 Chiller costs are estimates only, $5/m2 per 1 point in COP.  This estimate assumes water cooled chillers are standard. 

(https://www.sydneywater.com.au/web/groups/publicwebcontent/documents/document/zgrf/mdu0/~e
disp/dd_054580.pdf)

 For simplicity, cogeneration has been modelled as a low capital cost, building level scenario for use in 
hot water and building heating only.  However, many alternative cogeneration/HVAC configurations 
exist or even an equivalent solution could be delivered through district energy, should they be 
available for the building owners to connect. 

 

 Base Case Efficient High Efficiency Best Practice Best Practice + 
recycled water 

Energy      

Lighting Standard Efficient Efficient Efficient Efficient 

Building fabric Standard Efficient Efficient Efficient Efficient 

HVAC1  COP 3.5 COP 5 COP 5 COP 7 COP 7 

Solar - - 100 kW 100 kW 100 kW 

Cogeneration - - - 250 kW 250 kW 

Water      

Efficiency Median Practice Economic Best 
Practice High efficiency High efficiency High efficiency 

Rainwater tank - - - 20 kL Connection to district 
recycled water 

Water reuse - - - Toilet, irrigation Toilet, irrigation and 
cooling towers 

Table 5: Technology assumptions for commercial building scenario analysis 
 

 Base Case Efficient High Efficiency Best Practice Best Practice + 
recycled water 

Environmental 
Outcome  

174 kgCO2/m2/year 

0.90 kL/m2/year 

142 kgCO2/m2/year 

0.73 kL/m2/year 

139 kgCO2/m2/year 

0.65 kL/m2/year 

122 kgCO2/m2/year 

0.60 kL/m2/year 

122 kgCO2/m2/year 

0.27 kL/m2/year 

Equivalent NABERS 
Office Outcome 

4.5-star Energy  

3-star Water 

5-star Energy  

3.5-star Water 

5-star Energy  

4-star Water 

5-star Energy  

4-star Water 

5-star Energy  

5-star Water 

Est. energy cost/m21 - $42 $47 $85 $85 

Est. water cost/m2 - $2 $9 $11 $20 

Est. total cost/m2  $44 $56 $96 $105 

Table 6: Environmental outcome and estimated marginal capital cost based on scenario selections 
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To benchmark the theoretical performance analysis calculated above, the results from CCAP Precinct 
were benchmarked against desktop research of existing best practice performance standards and 
benchmarks.  This analysis highlights that best practice performance for commercial buildings and 
shopping centres is approximately equivalent to NABERS 5-star Energy and NABERS 4-star Water 
(excluding recycled water).  
 
 Sydney Water Best Practice Guidelines for water conservation in commercial office buildings and 

shopping centres. 
 A very well managed commercial office building (with cooling towers, but without recycled water) 

is expected to use approximately 0.77 kL per m2 per year of potable water (equivalent to 
approximately NABERS 4-star rating).  This assumes no recycled water reuse. 

 A very well managed shopping centre (without recycled water) is expected to use approximately 
1.35 kL per m2 per year of potable water.  This includes the whole building (not just base 
building). 

 
 NABERS annual reporting statistics (2014/15) 

 In 2014/15, the average NSW NABERS Water rating for Commercial Office was 3.5-star, 
equivalent to approximately 0.9 kL per m2 per year. 

 In 2014/15, the average NSW NABERS Energy rating (without Green Power) for Commercial 
Office was 4.2-star, equivalent to approximately 138 kgCO2-e per m2 per year. 

 In 2014/15, the average NSW NABERS Water rating for Shopping Centres was 2.4-star, 
equivalent to approximately 1.2 kL per m2 per year (base building only). 

 In 2014/15, the average NSW NABERS Energy rating (without Green Power) for Shopping 
Centres was 3.8-star, equivalent to approximately 103 kgCO2-e per m2 per year (base building 
only). 

 
 Recent developments and development applications in the Parramatta CBD 

 Eclipse Tower – 5-star NABERS Energy rating 
 93 George St, Parramatta – 5-star NABERS Energy rating 
 Sydney Water headquarters – 5-star NABERS Water rating 
 105 Phillip St – 5-Star NABERS rating 
 Parramatta Square – targeting 5-star Green Star Rating 
 

 Property group environmental performance targets 
 Mirvac has a commitment to achieve a 5.0 Star NABERS Energy rating across its office portfolio. 
 Stockland and DEXUS have a commitment to achieve a 4.5-star NABERS Energy rating across 

its office portfolio. 
 The Property Council of Australia (PCA) includes NABERS Energy targets in its ‘Guide to Office 

Building Quality’ matrix. For new Premium and Grade A buildings a 5 stars NABERS Energy 
rating or greater is required, and 4 stars or greater for Grade B buildings. 

 
 Other local government areas high environmental performance requirements for new commercial 

buildings: 
 The City of Melbourne’s Environmentally Sustainable Office Buildings Policy (Melbourne Planning 

Scheme Clause 22.19) requires a minimum 4.5 Star Base Building Rating for office developments 
with a gross floor of 2,500m2 to 5,000m2. 

 Clause 4.4A of Bankstown Local Environmental Plan (LEP) 2015 provides for Floor Space Ratio 
(FSR) Bonus of 0.5 on the FSRs allowed under the Local Area Plan for the Bankstown CBD on 
the condition that they achieve the following environmental design standards: 
o Residential component of a building: Energy target is a minimum 10-point increase in the 

BASIX score compared to current requirements and water target is a minimum BASIX 60. 
o Non-Residential component of a building: Energy target is a maximum 135 kg of CO2/m2 per 

year (equivalent to a 5-star NABERS rating for commercial buildings) and water target is a 
maximum 0.47 kL/m2 per year for office (equivalent to a 4.5-star NABERS). 

 
Recommended performance standards for commercial buildings (B3 Zone) 

Based on the theoretical analysis by Kinesis and the NABERS benchmarking documented above, it is 
recommended that the High Efficiency Performance scenario established across the Parramatta CBD for 
new commercial development above a GFA of 10,000 m2: 

 
 Energy (base building and tenancy) - 140 kgCO2-e/m2/yr (equivalent to approximately NABERS 

Energy 5-star) 
 

 Water (base building and tenancy) - 0.65 kL/m2/yr (equivalent to approximately NABERS Water 4-
star) 

 
As a unique case, specific performance standards have been established for shopping centres - buildings 
with a significant amount of retail floor space.  In this case, the base building only was included as tenant 
loads are highly variable depending on the particular retail present and are generally centrally managed 
with centralised HVAC and large common areas.  Shopping Centre targets for the Parramatta CBD are:  

 
 Energy (base building only) - 100 kgCO2-e/m2/yr (Approximately equivalent to 5-Star NABERS 

assuming 100,000 m2 GFA with one underground car space per 30 m2 of GFA_ 
 

 Water (base building only) - 0.95 kL/m2/yr (Approximately equivalent to 4-Star NABERS assuming 
100,000 m2 GFA, with 1,000 food court seats, 11 cinema screens and a 1,000 m2 gymnasium) 

 
These targets are establishing assuming the performance can be delivered without recycled water.  See 
section Future Proofing through Dual Reticulation.   
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Environmental Performance Analysis of Residential Mixed Use (B4 Zone) 
 
For residential mixed use (B4 Zone) buildings, an incentive-based policy is proposed to deliver higher 
environmental performance outcomes.  This is due to: 
 
1. BASIX SEPP allows for incentives for the adoption of measures beyond those required by BASIX. 
2. Split incentives are more apparent in residential buildings where the benefits of improved 

environmental performance (e.g. lower operating costs) are not realised by the builder. 
 
To understand achievable higher environmental performance outcomes for residential mixed use 
buildings in the Parramatta CBD, five residential environmental performance scenarios were tested for 
this typology (Table 2), each with an increased environmental performance outcome: 
 
 Base Case – achieves BASIX compliance of Water 40 and Energy 20 as mandated through the 

BASIX SEPP. 
 BASIX +10 – over complies with BASIX by 10 points to achieve Water 50 and Energy 30 
 BASIX +15 – over complies with BASIX by 15 points to achieve Water 55 and Energy 35 
 BASIX +20 – over complies with BASIX by 20 points to achieve Water 60 and Energy 40  
 BASIX +20 Energy and +25 Water – over complies with BASIX to achieve Water 65 and Energy 40. 
 
Notes on scenario analysis: 

 Results are generated by CCAP Precinct, a mathematical model of sustainability performance, and 
reflect the specific modelled performance of a new residential building in the Parramatta CBD climate 
zone.

 Standard Practice reflects the consumption of the average technology in the market place.  Best 
Practice refers to appliances or fixtures within 1-star of the best available on the market.

 Analysis showed that, without recycled water, achieving BASIX Water 60 on high rise developments 
was challenging due to the low roof space available for rainwater or stormwater collection and reuse.  

 Rainwater reuse could be substituted with recycled water if available to the development.  This would 
also increase BASIX Water compliance potential to up to BASIX Water 65. 

 The performance standards for this component of a mixed use building are outlined in the previous 
section on the Commercial Building (B3 Zone). 

 
 

 
Base Case BASIX +10 BASIX +15 BASIX +20 

BASIX +20 Energy 
BASIX +25 Water* 

Energy      

NatHERS 6-star average 6-star average 6-star average 7-star average 7-star average 

Hot Water Centralised Gas Centralised Gas Centralised Gas Centralised Gas Centralised Gas 

Space Heating 2 Star A/C 2 Star A/C 5 Star A/C 5 Star A/C 5 Star A/C 

Space Cooling 2 Star A/C 2 Star A/C 5 Star A/C 5 Star A/C 5 Star A/C 

Lighting Standard Lighting Standard Lighting LED Lighting LED Lighting LED Lighting 

Solar - - - 150 watts/apartment 150 watts/apartment 

Appliances Standard Practice Best Practice Best Practice Best Practice Best Practice 

Water           

Fixtures Best Practice Best Practice Best Practice Standard Practice Best Practice 

Appliances Standard Practice Best Practice Best Practice Standard Practice Best Practice 

Rainwater Tank - - 500 L/apartment Connection to district 
recycled water 

Connection to district 
recycled water 

Water reuse - - - Toilet, Irrigation, 
Laundry 

Toilet, Irrigation, 
Laundry 

  Transport           

   Parking** 1 space/dwelling 1 space/dwelling 1 space/dwelling 1 space/dwelling 1 space/dwelling 

Table 2: Technology assumptions for residential scenario analysis 
*Includes recycled water for both internal and external uses. 
**Current Parramatta CBD parking rates contained in the Parramatta LEP 2012.
 
A note on Transport and Parking 
 
Parking rates have not been adjusted in order to achieve BASIX Energy 40.  A 50% reduction in 
Parramatta CBD current parking rates tested in the scenario analysis is equivalent to approximately 5 
BASIX Energy points due to the lighting and ventilation energy demands associated with underground 
parking.  A reduction in on-site parking requirements should be considered by Council as an efficiency 
measure alongside broader parking considerations for the Parramatta CBD redevelopment.  
 
Significant household cost savings can also be achieved through reduced parking requirements (see 
Parramatta CBD Planning Review Sustainability and Infrastructure Study). 
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Financial Analysis of Residential Mixed Use (B4 Zone) 
 
The expected capital costs of achieving the BASIX targets are outlined in Table 3.   
 
In order to ensure a floor space bonus is taken up by new residential development, it is important to 
ensure the benefits of the floor space bonus are of a magnitude that provides adequate incentive for 
developers to meet this enhanced standard. This was determined by comparing the land lift value to the 
expected capital cost of higher BASIX targets.   
 
Land lift has been calculated based on a land value of $10,000 per m2 of land (cost estimated provided 
by Parramatta City Council).  A comparison of land lift value and marginal cost of higher BASIX 
requirements is shown in Figures 7, highlighting: 
 
 BASIX +10 scenario is expected to cost less than the land lift value for FSRs of 6:1 up to 15:1.
 BASIX +15 scenario is expected to cost less than the land lift value for FSRs of 6:1 up to 10:1.
 BASIX +20 scenario is expected to cost less than the land lift value for FSRs of 6:1 up to 9:1.
 
Recommended performance standards for residential mixed use buildings (B4 Zone) 

Parramatta City Council have noted that additional floor space bonuses are available to mixed use 
residential developments in the CBD.  As a result, while the floor space bonus is proposed for 
development sites with a base FSR greater than 10:1, the high performance building floor space bonus 
policy would be applied after other bonus schemes are implemented, effectively being applied to 
buildings primarily from 10:1up to 15:1 (the exceptions being two sites subject to planning proposals 
whose base FSR are proposed to be 12:1 and 19:1).  Based on the land lift versus marginal capital cost 
(Figure 7) the following performance standards are cost effective for new residential mixed use 
development across the Parramatta CBD: 
 
 BASIX Energy +10 above current compliance  
 BASIX Water +10 above current compliance 
 
At higher FSRs and building heights, the impact of solar PV and rainwater reuse becomes more and 
more challenging due to the lower roof area available for both solar and rainwater collection. At this scale 
of development, the implementation of recycled water is most effective.  However, recycled water is best 
implemented at a precinct, rather than building by building, scale.  As a result, alongside the 
performance standards above, it is recommended that dual reticulation is incorporated into residential 
buildings for both internal and external uses to enable recycled water in the future (see Performance 
Standards for Future Proofing).
 
 

 
Base Case BASIX +10 BASIX +15 BASIX +20 

BASIX +20 Energy 
BASIX +25 Water* 

Environmental 
Outcome 

BASIX Energy 20 
BASIX Water 40 

BASIX Energy 30 
BASIX Water 50 

BASIX Energy 30 
BASIX Water 50 

BASIX Energy 40 
BASIX Water 55 

BASIX Energy 40 
BASIX Water 65 

Est. Energy Costs/m2 - $12 $24 $39 $39 

Est. Water Costs/m2 - $10 $26 $19 $20 

Est. Total Costs/m2 - $22 $50 $58 $59 

Table 3: Environmental outcome and estimated marginal capital cost based on scenario selections 
*Includes recycled water for both internal and external uses.

 

 
Figure 7: Land Lift compared to marginal cost of higher BASIX targets. For the proposed floor space bonus targets, 
the land lift is approximately equal to the marginal cost at the upper end of the applicable FSR range. 
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Dual Reticulation 
 
Environmental performance targets outlined in the previous section provide a performance outcome to 
ensure new development contributes towards a reduction in energy consumption, greenhouse gas 
emissions and water consumption consistent with what is allowable under NSW planning and building 
controls.   
 
This analysis has shown that: 
 
 At high FSRs and building heights, the impact of rainwater reuse becomes more and more 

challenging due to the lower roof area available for rainwater collection.  
 Because of this, without recycled water, achieving BASIX Water 60 on high rise developments was 

unachievable.  
 
Given the 30-100 year life of new buildings, it would be considered prudent that new development is 
designed to accommodate future district water or energy infrastructure and emerging technologies, to 
future proof their owners and tenants against a rapidly changing utility services environment. 
 
For example, a district recycled water scheme is proposed at the Parramatta Square development.  It is 
also possible to extend the current water recycling scheme at Rosehill or alternative water recycling 
providers to be established within the Parramatta CBD.  With these systems in place, and to ensure 
future buildings can connect to this opportunity, dual reticulation is required at building construction. 
 
Dual reticulation has been estimated at $1,000 per apartment (or $10 per m2) including piping and 
metering requirements.  Given a large part of this cost is metering, this cost is expected to be less for 
commercial buildings.  This requirement could deliver significant future environmental performance 
outcomes: 
 
 Residential buildings with recycled water for irrigation, toilet flushing and laundry would achieve a 

BASIX Water target 65 (+25 on current compliance). 
 Commercial buildings with recycled water for irrigation, toilet flushing and cooling towers would be 

expected to achieve a NABERS Water rating of 5-star. 
 
Based on this, it is recommended that all new buildings incorporate dual reticulation for recycled water 
for both internal and external uses.  Such a requirement would significantly enhance the business case 
for a recycled water scheme extending through the CBD. 
 
 
 
 

Other future proofing strategies 
 
In addition to dual reticulation, Parramatta City Council should consider encouraging other future proofing 
strategies that respond to future technologies and address existing future challenges as the Parramatta 
CBD grows and develops: 

 
 EV Charging Bays - Where commercial and residential parking is provided it is considered prudent 

to provide the infrastructure or the capacity for EV Charging Points, including appropriate charging 
outlets in each parking space. 
 

 Battery Storage Ready- With the cost of batteries expected to decrease rapidly it is considered 
desirable to build the future capacity so the Parramatta CBD can have a dispersed capability of 
battery capacity to manage energy demands, solar PV generation and significantly reduce peak 
electricity demands and growing infrastructure requirements.  This would be assisted by the following: 

 
1. Each residence being allocated a virtual 5-10 KWh battery capacity. 
2. The building infrastructure to provide sufficient plant room space and electrical services 

connectivity (e.g. Wiring loops to meters and switchboards) so batteries can easily be retrofitted 
into buildings at a later date. 

 
 Addressing Urban Heat Island - with the local heat island effect being partially building induced, 

vegetation, green roofs, green walls and materials with a high solar reflectance index should be 
encouraged on at least 50% of the surfaces of all buildings, in particular western and northern 
building facades.    
 
If implemented through vegetation and green walls, it would be a requirement that the irrigation of 
these walls be recycled water ready, further supported the need to require dual reticulation in new 
development. 
 

 Planning for self-driving vehicles – with the emergence of automated or self-driving vehicles, the 
requirement for on-site parking will be significantly reduced.   Studies predict that within 25 to 30 
years, automated vehicles will reduce the need for on-site parking requirements, effectively reducing 
the need and therefore the value of parking.  In this scenario, underground parking will have limited 
value and developments that incorporate reduced parking or decoupled, above ground parking that 
can be repurposed for other commercial or residential uses in the future should be encouraged. 
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Electricity and Peak Demand Reductions 
 
A previous study by Kinesis Parramatta CBD Planning Review Sustainability and Infrastructure Study 
shows that under a business as usual growth scenario (assuming new development achieves building 
code compliance), the Parramatta CBD is expected to increase by over 100 MW (twice the existing 
demand).  In this study, Kinesis outlines a series of strategies to reduce peak electricity demand by 55%. 
 
Adopting the high performance building policy targets would achieve an 18% reduction in CBD peak 
electricity demand compared to BAU Proposed Controls (Figure 12).  This peak demand reduction in 
largely achieved by the requirements for commercial floor space. 
 
In short, the high performance building policy is expected to deliver approximately one third of the peak 
demand reductions potential outlined by Kinesis Parramatta CBD Planning Review Sustainability and 
Infrastructure Study. This reduction could be realised further if the floor space bonus applied to those 
sites with FSRs below 10:1 as shown in Figure 7.  
 
 
Greenhouse Gas Emission Reductions 
 
The Parramatta CBD Planning Review Sustainability and Infrastructure Study also showed that under a 
business as usual growth scenario (assuming new development achieves building code compliance), 
the Parramatta CBD is expected to nearly triple its stationary greenhouse gas emissions.   In this study, 
Kinesis outlines a series of strategies to reduce these emissions by 42%. 
 
Adopting the high performance building policy targets would achieve an 11% reduction in CBD stationary 
greenhouse gas emissions compared to BAU Proposed Controls (Figure 12). 
 
In short, the high performance building policy is expected to deliver approximately one quarter of the 
emission reductions potential outlined by Kinesis Parramatta CBD Planning Review Sustainability and 
Infrastructure Study. This reduction is hindered by Council limiting the floor space bonus to a built form 
typology for which improved sustainability measures are expensive while higher targets would be more 
achievable for buildings with a lower FSR.  
 
 
 
 

  

 
Figure 11: Study area peak electricity demand under various scenarios showing the impact of the high performance 
building policy. 
 

 

 
Figure 12: Study area greenhouse gas emissions under various scenarios showing the impact of the high 
performance building policy. 
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Reductions in Water Consumption 
 
The Parramatta CBD Planning Review Sustainability and Infrastructure Study also outlines that under a 
business as usual growth scenario (assuming new development achieves building code compliance), 
the Parramatta CBD is expected to more than triple its water consumption.   In this study, Kinesis 
outlines a series of strategies to reduce water consumption by 50%. 
 
Adopting the high performance building policy targets would achieve: 
 
 10% reduction in CBD potable water consumption compared to BAU Proposed Controls (Figure 13) 
 Increased to up to a 37% reduction once dual reticulated buildings connect to a recycled water 

scheme. 
 
In short, the high performance building policy could deliver approximately one fifth of the water reduction 
potential outlined by Kinesis Parramatta CBD Planning Review Sustainability and Infrastructure Study. A 
district recycled water scheme would go a long way to fully realising the water reduction potential (Figure 
13), and is made much more achievable by the mandating of dual reticulation for all new buildings. 
 

  
 

 
Figure 13: Study area water consumption under various scenarios showing the impact of the high performance 
building policy. 
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Residential Cost of Living 
 
Household costs and affordability is often considered only in the context of the cost of housing.  However, 
new development can have a significant impact on the cost of transport as well as utility costs for energy 
and water.   
 
To better understand the impact of the Floor Space Bonus policy on household cost of living expenses, 
analysis was undertaken as follows: 

 
 Transport costs were calculated based on projected car ownership and travel patterns (car use and 

public transport use) under each scenario. 
 

 Utility costs were calculated based estimated energy and water consumption each scenario, 
assuming current retail tariffs. 

 
 These results were compared to the Sydney Metropolitan average to provide a benchmark 

comparison. 
 

Under the Base Case, new residents in the Parramatta CBD are expected to spend approximately 
$5,700 less per year due to lower car use, expected car ownership rates and BASIX requirements.  
Under the Floor Space Bonus policy, residents could save up to $210 per year in utility bills (see 
Figure 14 and Table 7). 
 
If applied to lots of 10:1 or greater, the household saving equates to $1.4 million per year of additional 
disposable income reinvested into the economy.  An alternative route to achieving the increased BASIX 
energy target is by the reduction of underground parking, foregoing the need to expend energy on car-
park lighting and ventilation. This has knock-on effects on car dependency, further reducing household 
costs. A 50% reduction in parking would deliver an additional, annual saving of approximately $270 per 
household, which equates to an approximate $1.8 million per year of disposable income reinvested into 
the local economy. 
 
 
 
 
 
 
 
 

 
 

  

 
Figure 14: Estimated Household expenditure from energy, water and transport 
 
 

  

 
Sydney 

Metropolitan 
Average 

Base 
Case BASIX +10 BASIX +15 BASIX +20 BASIX +20/+25 

Energy $1,900 $2,000 $1,840 $1,750 $1,720 $1,670 

Water $1,200 $1,030 $990 $970 $1,030 $970 

Transport $17,060 $11,440 $11,440 $11,440 $11,440 $11,440 

Total $20,150  $14,470  $14,260  $14,150  $14,190  $14,080  

Savings 
compared to 
Base Case 

- -  $210 $320 $280 $400 

 
Table 7: Estimated household savings under various floor space bonus policy residential targets 
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A previous study undertaken by Kinesis titled Parramatta CBD Planning Review Sustainability and 
Infrastructure Study, analysed the impact of the future growth of the Parramatta CBD and determined 
how Parramatta City Council can improve liveability, efficiency, pedestrian activity, environmental 
outcomes and enable private investment through the implementation of innovative and optimised 
development. This study has determined what proportion of these outcomes can be achieved through a 
high performance building policy.  
 
The proposal from Council is a mandated efficiency targets for commercial buildings over 10,000 m2 and 
a floor space bonus of 0.5:1 for residential mixed use buildings zoned greater than 10:1 base FSR. This 
could affect more than 50% of the new floor space in the Parramatta CBD. 
 
However, limiting the policy to apply to the highest density built form limits the ability to drive aggressive 
environmental performance targets and provides no incentive for improved sustainability measures on 
buildings for which they are more achievable. This is somewhat mitigated by the mandated targets for 
commercial buildings over 10,000 m2, however, an improved sustainability outcome and greater land lift 
value could be captured by applying a set of ‘sliding-scale’ type targets for all FSRs within the study 
area. A broader application of this policy would deliver significantly higher outcomes and provide a more 
equitable floor space bonus.  
 
In summary, this study’s recommendations are: 
 
1. Environmental performance targets could deliver best practice buildings in the Parramatta CBD, 

attract A-Grade office development, ensure resource and infrastructure efficiency and future proof 
the city for emerging technologies and investment.   
 

2. Commercial development, cost effective high performance building targets are recommended at:  
 
 Maximum of 140 kgCO2-e per m2 (equivalent to approximately 5-star NABERS Energy) 
 Maximum of 0.65 kL of water per m2 (equivalent to approximately 4-star NABERS Water) 

 
3. As a unique case, specific performance standards have been established for shopping centres (large 

retail).  In this case, the base building only was included to reflect the uncertainty of tenant loads:  
 

 Maximum of 100 kgCO2-e/m2/yr (equivalent to approximately 5-Star NABERS Energy) 
 Maximum of 0.95 kL/m2/year (equivalent to approximately 4-Star NABERS Water) 
 

4. Given that over 90% of the floor area of residential mixed use (B4 zone) buildings is expected to be 
residential, it is recommended that environmental performance standards are applied to non-
residential floor space within mixed use buildings that meets a minimum of 2,000 m2. The standards 
adopted should reflect a commercial use, except for large retail, which is a unique case.  

5. For residential development, high performance building targets will be linked to a floor space bonus 
scheme.  These targets are recommended at: 

 
 BASIX Energy +10 above current compliance requirements. 
 BASIX Water +10 above current compliance requirements. 

 
6. The policy would deliver an 11% reduction in total greenhouse gas emissions and a 10% reduction 

in water consumption across the entire Parramatta CBD. This could be increased if the policy was 
adapted to apply to a broader range of base FSRs with a sliding scale of targets. 

 
7. Given the 30 to 100 year life span of new development in the CBD, dual reticulation in all new 

development would significantly improve the business case for recycled water and further drive high 
performance outcomes for the city. Given that Council is limiting the policy to apply a restrictive class 
of buildings, this future proofing strategy is essential.  Together with high performance buildings, this 
strategy could deliver up to 37% reduction in CBD potable water use. 

 
8. Additional design requirement measures including, EV charging bays, battery storage capability, 

green walls and lower parking rates should be in place to ensure the CBD is future proofed. 
 

 
 
Kinesis has been made aware of additional floor space bonus policies that are being developed as part 
of the development of the Parramatta CBD.  Given this, the findings of this study should be workshopped 
with key stakeholders at Parramatta City Council to further understand what Council want to achieve 
through across all the bonus policies and design excellence mechanisms proposed for the Parramatta 
CBD redevelopment. 
 
This discussion should focus on: 
 
1. The findings of this study and possibility of expanding it towards a broader base FSR range 
2. The relationship between the various bonus policies and design excellence mechanisms 
3. A mechanism to track the implementation, outcomes and benefits of the high performance building 

policy, given Parramatta City Council currently licences CCAP Integrated and CCAP City, smart city 
platforms for tracking and monitoring the performance of the CBD development. 

 
In addition, the implementation of higher performance residential buildings outlined in this study is 
proposed through a floor space bonus incentives scheme.  To further expand the reach and impact of 
high performance buildings in the Parramatta CBD, it is recommended that Council meet with the NSW 
Department of Planning to seek approval to increase BASIX targets for all new residential dwellings.  
The results of this study provide adequate evidence for the case of improved BASIX targets in the 
Parramatta CBD. 
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Metropolitan Sydney average benchmarks 
 
Electricity 2,132 kWh per person/year 
Gas  3,888 MJ per person/year 
Water  237.8 L per person/day 
Transport  19.98 km per person/day 
 
Tariffs and rates 
 
Household cost savings outlined in this report are based on current tariffs outlined below: 
 

Residential Water Rate Unit 
Mains tariff 2.232 $/kL 
Recycled water tariff 2.068 $/kL 
Service charge per dwelling 765 $/yr 
Recycled water service charge 0 $/yr 
   
Residential Grid Electricity Rate Unit 
Applied tariff 0.2514 $/kWh 
Solar feed-in tariff 0.06 $/kWh 
Service charge per dwelling 289.16 $/yr 
   
Residential Gas Rate Unit 
Gas (first 3,775 MJ per qtr/remaining) 0.041/0.023 $/MJ 
Service charge per dwelling 207 $/yr 
   
Residential Transport Rate Unit 
Fuel 1.50 $/L 
Annual capital costs (devaluation) 6,642 $/yr 
Annual registration/insurance 2,172 $/yr 

 

Floor Space Data 

Floor space used in this study is based on the estimated GFA of existing, current controls and proposed controls 
outlined in the Kinesis Parramatta CBD Planning Review Sustainability and Infrastructure Study.   

In addition, Parramatta Council provided floor space under the proposed controls for developable lots within the 
Parramatta CBD.

 ACADS-BSG Australian Climatic Data (Reference Meteorological Year, RMY) for hourly temperature, 
insulation and humidity. 

 Bureau of Meteorology local rainfall and evaporation data 
- Data is from the representative weather station for the local climate zone 
- The RMY (Representative Meteorological Year) is synthesized from a composite of 12 typical 

meteorological months that best represent the historic average of the specified location using post-
1986 data in addition to the earlier weather data for each of the 69 climate zones in Australia.   

 Sydney Water (2009) Rouse Hill 15 minute and daily demand profiles (Kinesis request, unpublished) 

 Department of Resources, Energy and Tourism, 2010, Energy in Australia – 2010, ABARE, Canberra 

 Kinesis 2014, Additional water end use breakdowns derived from first principle analysis of residential and non-
residential building types. 

 National Water Commission, 2011, National performance report 2009-2010: urban water utilities, National Water 
Commission, Canberra 

 NSW Department of Planning, BASIX Residential Water Consumption Data (2010) 

 Sydney Water Best Practice Guidelines for water conservation in commercial office buildings and shopping 
centres (2007), 
http://www.sydneywater.com.au/web/groups/publicwebcontent/documents/document/zgrf/mdu0/~edisp/dd_
054580.pdf 

 Sydney Water Best Practice Guidelines for holistic open space turf management (2011), 
www.sydneywater.com.au/web/groups/publicwebcontent/documents/document/zgrf/mdq1/~edisp/dd_0452
53.pdf 

 Water Corporation. (2014). Mapping water use at school. from 
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The Parramatta CBD Planning Strategy was adopted by Council in April 2015 and sets the vision for the growth of 
the Parramatta CBD: 
 
 “Parramatta will be Australia’s next great city, defined by landmark buildings and high quality public spaces with 
strong connections to regional transport.  It will respect its heritage, be an exemplar in design excellence, facilitate job 
growth and ensure its streets are well activated.” (Parramatta CBD Planning Strategy – Vision) 
 
To deliver on this vision, the strategy establishes principles and actions to guide a new planning framework.   
 
The purpose of this study is two-fold: 
 
1. Analyse and understand the impact of Parramatta CBD Planning Review on the delivery of infrastructure and 

sustainability outcomes for the development of the Parramatta CBD. 
 

2. Identify opportunities and strategies that support the delivery of the Planning Strategy Vision and supporting 
principles.  

 

Our approach integrates both planning and environmental data with predictive analytics to help the City of Parramatta 
understand the implications of growth years before development begins.  In addition, the integration of demand 
forecasting across energy, water, sewer, peak demand, transport patterns and financial modelling provides a unique 
and joined-up approach to infrastructure delivery opportunities to help enable the future of the Parramatta CBD. 
 
Analysis was undertaken using a combination of Parramatta City Council’s CCAP City tool alongside CCAP Precinct.  
CCAP Precinct is a strategic infrastructure and urban design tool, used in the analysis of key performance metrics of 
precincts, integrating land use and development inputs with demographic, utility, transport and affordability models.   
 

 
 
Under a business as usual scenario (assuming current building compliance requirements such as BASIX, 
Section J of the building code and existing Council parking ratios are met) the growth across the 
Parramatta CBD within the next 20 years is expected to: 

 
• Triple electricity demand and water consumption 
• Increase peak electricity demand by over 100 MW (nearly twice the existing demand) 
• Increase sewer loads by nearly 4 times 
• More than double parking spaces 
 

 
 
 
However, increased growth delivered with the current building standards is also expected to deliver 
significant benefits and resident efficiencies.  When compared to the existing Parramatta CBD, a new 
resident living in the study area is expected to: 

 
• Consume 10% less stationary greenhouse gas emissions 
• Consume 30% less water 
• Drive 40% less 
• Save 30% in household operating cost from energy, water and transport (equivalent to 

approximately $5,500). 
 

 

 
It is recommended that Parramatta City Council pursue the following strategies to optimise the 
development of the Parramatta CBD: 

 
1. High performance building requirements can mitigate this growth and deliver more affordable and 

sustainable development outcomes. 
2. Recycled water integrated with public domain improvements will provide a more resilient and 

cooler urban experience 
3. Strategic Parking Strategies will improve development feasibility and deliver a more pedestrianised 

and future proofed CBD 
 
Compared to the BAU growth scenario, the combination of these strategies is expected to deliver: 
 
• 60% reduction in electricity demand, effectively ensuring no net increase in electricity demand. 

 
• 55% reduction in peak electricity demand, effectively reducing the need for major electricity 

infrastructure augmentation. 
 

• 35% reduction in per person stationary greenhouse gas emissions. 
 

• 50% reduction in water consumption. 
 

• 30% reduction in sewer loads.  
 

• Significant reductions in urban heat island. 
 

• 50% reduction in car use.  
 

• Significant opportunities for investment in car share for improved mobility choice. 
 

• 40% reduction in household operating costs from energy, water and transport, equivalent to a household 
saving of over $5,000 per year. 
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The Parramatta CBD study area is outlined in Figure 1 and extends from Boundary Street to the south and, crossing 
the Parramatta River to Isabella Street to the north.  The Parramatta CBD study area is currently estimated to include 
approximately 1.2 million m2 of floor space, translating to approximately 6,300 dwellings and 685,000 m2 of non-
residential floor space. 
 
Development and growth in the Parramatta CBD should respond to and build on the unique patterns and 
demographics of the area.  In order to understand these patterns, existing and future trends were analysed.  For the 
scope of this project, five key trends have been identified that require particular consideration:  
 
1. Car ownership trends 
2. Travel patterns and containment 
3. Urban heat 
4. Cost of housing and living 
5. Building performance trends 
 
These trends are explored and discussed below. 
 

 
Figure 1: Parramatta CBD Planning Review Study Area boundary 
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Vehicle ownership in the Parramatta CBD is low and trends at the Metropolitan level 
highlight that these rates are falling. 
 
 Car ownership rates were analysed by ABS Census statistical area (SA) 1 zones.  Data is shown for 2011. 

 
 While varying significantly across the Parramatta LGA, average household car ownership rates in the Parramatta 

CBD are between 0.5 to 1 vehicles per household (Figure 2).   
 

 This is further highlighted when looking at households with no vehicles.  Within the Parramatta CBD, there are 
currently between 30% and 35% of households who do not own a vehicle (Figure 3).   
 

 This low car ownership rate is reflective of the significant accessibility of the study area, including access to high 
frequency rail and bus services, local employment and retail services.  This level of car ownership is comparable 
to other accessible centres including Granville, Strathfield and Ashfield (Figure 4).  
 

 At a metropolitan level, additional trends can also be considered: 
 

 Vehicle license rates for younger demographic are falling.  Across the Sydney Metropolitan Area, 1 in 4 
people aged 18 to 35 do not have a license or own a car (Bureau of Transport Statistics, 2009). 

 
 Currently, approximately 8% of City of Sydney residents are car share members.  This is as high as 20% in 

high density, highly accessible locations such as Darlinghurst and Surry Hills.   
 
 
 
 

 

 

Figure 2: Average car ownership rates (source: ABS Census 2011) 

 

 

Figure 3: Percent of households with no vehicles (source: ABS Census 2011)
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There is a high level of trip containment in the Parramatta CBD, reflecting access to jobs 
and services.  New development in the CBD should respond to and build on the levels of 
walking and cycling in the city. 
 
 Travel patterns were analysed to understand travel and containment patterns in the Parramatta CBD.  This data 

was sourced from the Bureau of Transport Statistic’s Household Travel Survey and the ABS Census Journey to 
Work (2011).  
 

 Employment containment can be measured by the percent of the population who walk or cycle to work.  Within 
the Parramatta CBD, approximately 20% to 25% of people walk or cycle to work, reflecting the significant levels 
local and accessible employment (Figure 5). 

 
 
 
 
 
 
 
 
 

Parramatta (30-40%)

Granville (30-40%)

Strathfield (30-40%)

Ashfield (30-40%)

 

Figure 4: Comparison of centres with high percent of households with no vehicles (source: ABS Census 2011)

 

Figure 5: Percent of persons who walk or cycle to work (source: ABS Census 2011) 



 

Parramatta CBD Planning Review Sustainability and Infrastructure Study 8 

 
 
The number of hot days in Parramatta is increasing higher than coastal areas and future 
climate projections will accelerate this trend. 
 
 The impact of local climate can be considered across three key areas: local existing climate, future climate 

projections and the urban heat island. 
 

 Without the cooling sea breeze off the coast, Western Sydney residents feel the full effect of heatwave conditions 
and this gap is widening.  Analysis of temperature records over the last 40 years shows that Parramatta has 
seen a rise in annual temperatures above that experienced in coastal parts of the city (Figure 6).  
 

 From a climate projection perspective, the Parramatta CBD is located in the East Coast South sub-cluster.  
Climate projections published by the Department of Environment in partnership with CSIRO and the Bureau of 
Meteorology outline the following changes for this sub-cluster: 

 
 Average temperatures will continue to increase in all seasons (very high confidence). 
 More hot days and warm spells are projected with very high confidence. Fewer frosts are projected 

with high confidence. 
 Decreases in winter rainfall are projected with medium confidence. Other changes are possible but 

unclear. 
 Increased intensity of extreme rainfall events is projected, with high confidence. 
 Mean sea level will continue to rise and height of extreme sea-level events will also increase (very high 

confidence). 
 A harsher fire-weather climate in the future (high confidence). 
 On annual and decadal basis, natural variability in the climate system can act to either mask or enhance 

any long-term human induced trend, particularly in the next 20 years and for rainfall. 
 

 Major heat waves are Australia’s deadliest natural hazards. Major heat waves have caused more deaths since 
1890 than bushfires, cyclones, earthquakes, floods and severe storms combined (Department of Infrastructure 
and Regional Development (2013) State of Australian Cities).  People living in urban environments can be more 
susceptible than non-urban dwellers to the effects of heatwaves as a result of the urban heat island.  The urban 
heat island is effectively the difference between the land surface temperature and the average air temperature.  
This is caused by the prevalence in cities of heat-absorbing materials such as dark coloured pavements and 
roofs, concrete, urban canyons trapping hot air, and a lack of shade and green space in dense urban 
environments.  
 

 Studies undertaken by the Parramatta City Council highlight a strong correlation between surface types and 
vegetation with lower land surface temperatures.  Figure 11 outlines the land surface temperature in and around 
the Parramatta CBD, highlighting the temperature variation between the less vegetated CBD environment 
compared to surrounding streets with more street trees and vegetation. 

 
 In addition, the increase in both local temperatures, heat island and extreme heat events has a direct impact on 

electricity demand for air conditioning which is expected to increase peak electricity demands and household 
electricity costs.  This is further analysed in the Implications of Parramatta CBD Growth section of this report. 

 

Figure 6: Measured days of 35 degrees for Parramatta and Sydney from 1968 to 2011 (Source: BOM) 

 
Figure 7: Relative land surface temperature from thermal imagery (aerial imagery acquired on 08/02/2013, 1.35 - 2.21pm)  
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Transport is second only to housing as the highest household cost in Parramatta. How 
we affect transport can deliver significant affordability benefits. 
 
 Affordability is often considered only in the context of the cost of housing.  However, when looking at average 

household expenditure, transport costs associated with car ownership and fuel consumption can be as high as 
housing costs (see Figure 8).  Like housing, expenditure on transport is highly context specific.   
 

 It is also important to understand how planning for new development can affect household expenditure.  For the 
Parramatta CBD, how our buildings are designed and where development occurs will affect household costs 
related to housing, transport and utilities (energy and water). 

 
 To better understand this variable for the Parramatta CBD, housing, transport and utility expenditure analysis 

was undertaken across the Parramatta LGA and incorporated the following: 
 
 Housing costs were calculated based on the purchase of a home at the median house and unit sales 

price in the LGA for the last 12 months, assuming 5% deposit, 30 year loan, 5% interest rate. 
 Transport costs were calculated based on existing car ownership and travel patterns (car use and public 

transport use) in the LGA. 
 Utility costs were calculated based on existing average energy and water consumption for the average 

household in the LGA, assuming current retail tariffs. 
 For the purpose of this analysis, all other household expenditure including food, clothing, household 

items, medical and recreation was based on the average expenditure reported in the ABS Household 
Expenditure Survey. 

 
 The results of this analysis are shown in Figure 9 and highlight the following:  
 

 Recent housing sales highlight the significant costs associated with the purchase of a home in the 
Parramatta LGA. 

 After housing, transport is the highest household cost and the ability to affect transport costs can drive 
significant affordability outcomes. 

 Utility costs are low when compared to housing and transport costs.  However, significant household 
savings can still be achieved through more efficient housing design. 
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Figure 8: NSW average household expenditure (ABS Household Expenditure Survey 2009-10). 
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Figure 9: Estimated Parramatta LGA average household expenditure assuming the purchase of a new home (ABS Household 
Expenditure Survey 2009-10 and analysis by Kinesis of transport and property data).
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There is a trend towards higher building performance across Parramatta, reflecting the 
building industry’s capacity to deliver more efficient buildings. 
 
 Environmental sustainability was analysed across energy, greenhouse gas emissions and water consumption.  

Data for existing consumption profiles was sourced from Parramatta City Council’s CCAP City tool which 
incorporates the latest energy and water profiles from Endeavour Energy, Jemena and Sydney Water. 
 

 On average, residents in the Parramatta CBD consume approximately: 
 2,150 kWh per person of electricity per year (approx. equal to the Sydney Metropolitan Average) 
 4,000 MJ per person of gas per year (approx. equal to the Sydney Metropolitan Average) 
 225 L per person of water per day (5% lower than the Sydney Metropolitan Average) 

 
 Analysis also showed that solar PV installations were relatively high across the Parramatta LGA, but low in the 

high density Parramatta CBD location (Figure 10).  This is largely due to the high density built form of the 
Parramatta CBD. 
 

 Finally, Department of Planning BASIX data highlights the outcomes of new developments.  Since the 
introduction of BASIX, Sydney and Parramatta has seen increasing trends in over-compliance, particularly in 
BASIX Energy outcomes, i.e. new developments are achieving higher BASIX targets.  Over compliance can be 
attributed to both the increasing efficiency and lower costs of market available technologies (such as lighting and 
solar PV). It should be noted that trends in over-compliance are less significant in apartments which are generally 
flat (see Figure 12) highlighting the need to establish higher performance requirements for this dwelling typology. 
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Figure 10: Comparison of solar PV installations by local government area, highlighting both the Parramatta LGA and CBD 
(Source: Clean Energy Regulator, 2015)
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Figure 11: Annual Average Points above BASIX Compliance for all new dwellings across the Parramatta LGA  
(Source: NSW Department of Planning, 2015) 
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Figure 12: Annual Average Points above BASIX Compliance for new apartments across the Sydney Metropolitan Region.  Data 
for the entire Sydney Metro Area is shown here as the sample size for the Parramatta LGA is too low to identify trends. 
(Source: NSW Department of Planning, 2015) 
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The analysis above has highlighted seven key trends and issues that should be considered in the development and 
growth of the Parramatta CBD: 
 
1. Vehicles ownership in the Parramatta CBD is low and Sydney Metropolitan trends highlight that vehicle 

ownership in falling, reflecting shifts in mobility preferences that is occurring across our major metropolitan 
regions. 
 

2. These shifts are driven by changing consumer preferences and technology (including car share, combined with 
access to public transport).  If you add to this the disruption posed by the emergence of the of the 
autonomous vehicle within the development timeframe of the Parramatta CBD, it is clear that our planning 
has to be agile and respond to a city’s agenda that is unlike anything Sydney has ever faced before. 

 
3. After housing, transport is the highest household cost and the ability to affect transport costs can drive 

significant affordability outcomes.   
 

4. Utility costs are low when compared to housing and transport costs.  However, significant household 
savings can still be achieved through more efficient housing design.  Australians have experienced 
significant electricity price growth in recent years. According to a Grattan Institute report (Wood & Carter 2014), 
the average household power bill has risen 70% in the five years to 2013. However, it is expected that future 
price increases will moderate or even fall as network cost pressures are stabilising (Figure 13).  Similarly, NSW 
retail gas prices have risen significantly from 2013/14 to 2014/15, however future increases are expected to be 
moderate (Independent Pricing and Regulatory Tribunal [IPART] 2014).  

 
5. Shifts in energy generation, use (such as electric vehicles) and battery storage represents a significant 

opportunity for the way energy is delivered to cities allowing for more efficient and optimised peak demand 
profile and infrastructure delivery management. 

 
6. Parramatta has seen a rise in annual temperatures above that experienced in coastal parts of the city and this 

scenario is expected to get worse for the Parramatta CBD with climate change projections and the impact of the 
urban heat island.   The increase in both local temperatures, heat island and extreme heat events has a direct 
impact on electricity demand for air conditioning which is expected to increase peak electricity demands and 
household electricity costs. 

 
7. There is a trend towards higher building performance across Parramatta, reflecting the building industry’s 

capacity to deliver more efficient buildings. 
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Figure 13: Sydney electricity and gas relative price increases from a base value of 100.  
 
 
 
 

 

 
Figure 14: The emergence of new technologies represent a significant opportunities to the way energy is delivered to a city. 
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Scenario analysis was undertaken using key planning and development information for the study area.  Kinesis 
worked closely with the Parramatta City Council planning teams to understand: 
 
 Existing Floor Space within the study area 

 
 Projected floor space under Existing Planning Controls 

 
 Project floor space under two Proposed Planning Control scenarios: 

 
1. Proposed Controls 1 assumes no residential in the CBD commercial core 

 
2. Proposed Controls 2 assumes residential in the CBD commercial core 

 
Summary planning and land use information used in the scenario analysis is documented in Tables 1 and 2 and is 
shown spatially in Figures 15 to 18.   
 
Please note: Proposed controls assume two-thirds of the total potential floor space yield will be taken up as per SGS 
advice. 
 
Notes on adopted floor space 
  
 Additional floor space outlined in Table 1 was provided by the Parramatta City Council and is current at 3/7/2015. 

 
 Existing floor space was calculated by Kinesis adopting the following method and assumptions developed in 

discussion with Parramatta City Council: 
 
 Current zoning FSR was calculated for each lot 
 Existing development deductions were then subtracted from the current zoning assuming B1, R2, R3 

and R4 adopted a 1:1 deduction and B3, B4 and B5 adopted a 2:1 deduction. 
 

 Total floor space and dwellings equate to the existing floor space plus the additional floor space outlined in Table 
1, assuming 100m2 per apartment and two-thirds of potential floor space yield will be taken up as per SGS 
advice. 

 
 
 
 
 

 

 

Scenario 
Additional 

Residential Floor 
Space (m2) 

Additional 
Residential 

dwellings (approx.) 

Additional 
Commercial Floor 

Space (m2) 

Additional jobs 
(approx.) 

Existing controls 832,756 5,552 835,655 23,213 

Proposed Controls 1 
(no residential on 
commercial core) 

2,517,845 16,786 2,205,622 61,267 

Proposed Controls 2  
(residential in 
commercial core) 

2,905,636 19,371 1,817,832 50,495 

Table 1: Additional floor space, dwellings and jobs for the study area. 

 

 

Scenario Residential Dwellings Commercial  
Floor Space (m2)* 

Existing Development (estimated) 6,301 685,238 

Existing Controls 11,853 1,242,981 

Proposed Controls 1 (no residential on commercial core) 23,087 2,156,291 

Proposed Controls 2 (residential in commercial core) 25,672 1,897,765 

Table 2: Total floor space and dwellings modelled under each scenario for the study area. 
 
*Note: As per residential dwelling projections, the commercial floor space modelled for the Existing Controls and the 
Proposed Controls scenarios assume two-thirds of the total potential floor space yield (as outlined in Table 1) will be 
taken up as per SGS advice. 
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Figure 15: Estimated existing floor space across the study area 
 

 
Figure 16: Estimated floor space under Current Planning Controls across the study area 
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Figure 17: Estimated floor space under Proposed Controls 1 (no residential in core)  
 

 
Figure 18: Estimated floor space under Proposed Controls 2 (residential in core)  
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Scenario analysis of the Parramatta CBD was analysed under each planning scenario to understand the implications 
of the Parramatta CBD growth on: 
 
 Energy demand and infrastructure 
 Water and sewer infrastructure 
 Greenhouse gas emissions 
 Transport and car dependence 
 Cost of living 
 
Modelling was first undertaken for a Business As Usual scenario, which assumes that all new development under 
each planning scenario achieves building compliance (with BASIX and Section J of the Building Code) as well as 
conforms with existing Parramatta City Council parking controls. 
 
Analysis was undertaken using a combination of Parramatta City Council’s CCAP City tool alongside CCAP Precinct.  
CCAP Precinct is a strategic infrastructure and urban design tool, used in the analysis of key performance metrics of 
precincts, integrating land use and development inputs with demographic, utility, transport and affordability models.   
 
 

 
The Parramatta CBD is currently serviced by Endeavour Energy (electricity) and Jemena (gas).  Electricity is 
delivered from large, regionally located coal and gas fired power plants located over 85 km from the Parramatta CBD.   
 
Under the proposed planning scenarios, the energy implications are significant: 
 
 Electricity demand is expected to nearly triple when compared to existing demands (see Figure 19).   

 
 Peak day electricity demand is expected to increase by over 100 MW (twice the existing demand), see 

Figure 20. 
 

 Gas demand is expected to more than triple when compared to existing demands. 
 

Peak electricity demand is driven by the hour or series of days where hot temperatures require significant air 
conditioning loads.  To further test the implications of the planning scenarios, peak day electricity demand was also 
modelled under the following climate and urban heat island scenarios: 
 
 A 2 degree temperature rise 
 Street level, un-vegetated temperature settings  
 
This sensitivity testing showed a further 10% increase in peak electricity demand under a 2 degree temperature rise 
and more significant increase and change in the peak day load profile if the Parramatta CBD is further affected by 
the urban heat island effect (see Figure 20). 
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Figure 19: Expected electricity demand under each planning scenario (in comparison to existing demands) 
 

 

 

Figure 20: Expected peak day electricity demand profile under each planning scenario as well as under various climate change 
scenarios. 



 

Parramatta CBD Planning Review Sustainability and Infrastructure Study 16 

  

 

 
The Parramatta CBD is currently serviced by Sydney Water for potable water and sewer.  Water is delivered from 
several regional dams, including Warragamba, Nepean, Coreaux and Cataract. Sewer is collected and pumped 25 
km to the Sydney Water's North Head Wastewater Treatment Plant at Manly which disposes of the treated 
wastewater through an ocean outfall.  The Parramatta CBD is not currently serviced by recycled water. 
 
Under the proposed planning scenarios, the water and sewer implications are significant: 
 
 Water demand is expected to triple when compared to existing demands (Figure 21).  The higher residential 

component in the Proposed Controls 2 scenario reflects the higher water demands from the residential sector. 
 

 Sewer loads are expected to increase by nearly 4 times (Figure 22).  
 

 

 
Under the proposed planning scenarios, the transport implications are two-fold: 
 
1. All scenarios are expected to deliver a 30% to 35% reduction in per person car use.  This is delivered through 

the expected lower car ownership rates driven by Council’s existing parking rates. 
 
2. Despite this, all scenarios will deliver significantly more vehicles into the Parramatta CBD.  Under existing 

parking controls, the planning scenarios are expected to more than double parking and associated vehicles. 
 

Parramatta City Council recently completed a parking survey of the Parramatta CBD and additional analysis was 
undertaken to understand the current supply and expected demand for parking under each planning scenario (Table 
3 and Figure 23).   
 
This analysis reviewed the parking survey which counted on and off-street parking across the study area.  On 
average existing off-street parking had an average occupancy of 69% when counted (i.e. 31% of spaces were 
vacant). 
 
To understand how this compares to existing parking ratios, the existing floor space was multiplied by Parramatta 
City Council’s existing parking ratios for various building typologies.  This generated a parking supply that is 
approximately 26% less than current supply i.e. if the Parramatta CBD was rebuilt today, the city would require 26% 
less parking than is currently in the study area. 
 
If current rates are assumed for the Existing Planning Controls and the Proposed Planning Controls, parking rates 
are expected to increase by 23% and over 100% respectively, creating over 50,000 parking spaces across the study 
area. 
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Figure 21: Expected water demand under each planning scenario (in comparison to existing demands) 
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Figure 22: Expected sewer loads under each planning scenario (in comparison to existing demands) 
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Parking Type Total Spaces % Utilisation 

Parking Off-Street 23,908 69% 

Public (Council) Off-Street 3,461 n/a 

On-Street 1,849 n/a 

Total 29,218 n/a 

Table 3: Existing parking counts for the study area 

 

Building Use Maximum Parking Spaces 

Commercial 1 space for every 100m2 

Shops 1 space for every 30m2 

Multi-Dwelling 1 space for every dwelling (plus 1 visitor space for every 5 dwellings) 

Table 4: Existing parking controls used in parking analysis (Parramatta City Centre LEP 2007) 
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Figure 23: Parking space across the study area under various scenarios 
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Figure 24: Expected car use for residents living in the study area under various scenarios 
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Figure 25: Expected car share take-up (percent of households who would take-up car share) under various scenarios 
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Household costs and affordability is often considered only in the context of the cost of housing.  However, as shown 
in the previous section of this report, transport costs associated with car ownership and fuel consumption can be as 
high as housing costs in Parramatta. 
 
New development can have a significant impact on the cost of transport as well as utility costs for energy and water.  
For the study area, how buildings are designed will affect household costs related to transport and utilities (energy 
and water). 
 
To better understand this transport and utility expenditure analysis was undertaken for the study area.  This analysis 
assumed the following: 

 
 Transport costs were calculated based on existing and projected car ownership and travel patterns (car use and 

public transport use) in the LGA. 
 

 Utility costs were calculated based existing average and projected energy and water consumption for the 
average household in the LGA, assuming current retail tariffs. 
 

Under the Existing Controls and Proposed Controls, new residents in the Parramatta CBD are expected to spend 
approximately $5,500 less per year in transport costs (due to lower car use and expected car ownership rates) and 
approximately $150 less in energy and water utility costs (due to BASIX requirements). 
 
 
 

Under a business as usual scenario (assuming current building compliance requirements, such as BASIX, 
Section J of the building code and existing Council parking ratios are met), the growth across the Parramatta 
CBD is expected to: 

 
• Triple electricity demand and water consumption 
• Increase peak electricity demand by over 100 MW (nearly twice the existing demand) 
• Increase sewer loads by nearly 4 times 
• More than double parking requirements 

 
However, increased growth is also expected to deliver significant benefits and resident efficiencies.  When 
compared to the existing Parramatta CBD, a new resident living in the study area is expected to: 

 
• Consume 10% less stationary greenhouse gas emissions 
• Consume 30% less water 
• Drive 40% less 
• Save 30% in household operating cost from energy, water and transport (equivalent to 

approximately $5,500). 
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Figure 26: Expected households costs for energy, water and transport under various scenarios. 
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Based on the findings of this study and the vision and principles that have been identified by Parramatta City 
Council to guide the development of the Parramatta CBD, Kinesis modelled a series of Optimised Parramatta 
CBD growth scenarios which incorporate a suite of recommendations outlined below. 
 
 

 
 
High performance building requirements can mitigate this growth and deliver more affordable and 
sustainable development outcomes.   
 
Compared to a business as usual approach, the delivery of high performance buildings (through increased BASIX 
targets and NABERS ratings) is expected to deliver: 
 
 60% reduction in electricity demand, effectively ensuring no net increase in electricity demand (Figure 27) 

 
 55% reduction in peak electricity demand, effectively reducing the need for major electricity infrastructure 

augmentation (Figure 28) 
 

 35% reduction in per person stationary greenhouse gas emissions 
 

 50% reduction in per person water consumption 
 
Please note – high performance building outcomes can be delivered through building by building technology and 
efficiency upgrades and/or precinct level energy and water solutions (see discussion on precinct scale infrastructure 
below). 
 
We have seen that the development of the Parramatta CBD will require significant energy, water and sewer 
infrastructure augmentation.  The delivery of high performance buildings that use less energy and water will mitigate 
this impact, reducing development costs and disruption to the CBD.  We have also seen that there is an appetite 
from the development industry to deliver buildings that exceed BASIX and building code compliance. Based on 
this, it is recommended that Parramatta City Council: 

 
 

1. Seek mandatory or incentive based higher BASIX targets. 
 
Councils have established planning controls that provide incentives to developments that exceed BASIX 
compliance.  Bankstown Councils LEP 2015, Clause 4.4A provides for a FSR Bonus of 0.5:1 in the Bankstown 
CBD where developers can demonstrate that commercial buildings achieve 5-star NABERS Energy rating and 
4.5-star NABERS Water rating and residential buildings achieve 10-point increase for BASIX Energy and 
BASIX Water 60 (see Case Study, page 20).  For Parramatta City Council, this could be linked to a FSR Bonus 
proposed for the CBD.  Preliminary analysis by Kinesis suggests that new development in the CBD could 
achieve: 
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Figure 27: Expected electricity demand under each planning scenario (in comparison to existing demands) 
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Figure 28: Expected peak day electricity demand profile under each planning scenario as well as under various climate change 
scenarios.
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Residential buildings 
 

 BASIX Energy: increase current targets by up to 20 BASIX points 
 BASIX Water: increase the target from 40 to 60 BASIX points 
 
Non-Residential buildings (greater than 2,000 m2) 

 
 NABERS Energy: minimum 5-star performance 
 NABERS Water: minimum 5-star performance 
 
Next Steps - Detailed studies and cost-benefit analysis has been undertaken by both the NSW Department of 
Planning as part of the BASIX Target Review which proposed, for most developments, a 5 to 10 point increase 
in BASIX Water and Energy targets1.  The City of Sydney also conducted a study on BASIX Energy Targets for 
multi-unit dwellings proposed a 20 to 25 point increase in BAIX Energy targets2.   
 
To ensure appropriate targets are established for the Parramatta CBD, is it recommended that specific building 
upgrades for new builds in the Parramatta CBD are defined in order to develop quantity surveyor cost 
estimates for increased residential and non-residential building performance targets.  
 
 

2. Future proof all new buildings with dual reticulation for recycled water. 
 

Given the 30-100 year life of new buildings in the Parramatta CBD, it would be considered prudent to ensure 
these assets are future proofed to connect to precinct level recycled water system (see Strategy 2 below).  This 
would require dual reticulation for recycled water for both internal and external uses.   

 
Next steps – Quantity Surveyor cost estimates for cost per m2 for dual reticulation in new development to build 
the case for establishing the requirement for dual reticulation in all new buildings. 

 
 
3. Require electric vehicle and battery storage infrastructure in new buildings. 
 

New buildings should consider and plan for the growth of new trends including electric vehicle charging points 
and space and electrical wiring to enable battery storage in the future.   
 
Next steps – define the technical specifications for EV and battery “ready” solutions in new buildings and 
determine cost estimated with quantity surveyor. 

 

                                                      
 
 
 
1 http://www.basix.nsw.gov.au/basixcms/images/4050pdfs/BASIX-Target-Review-supporting-research.pdf 
2 http://planspolicies.planning.nsw.gov.au/?action=view_submission&job_id=6332&submission_id=92318 

 

Clause 4.4A of Bankstown Local Environmental Plan (LEP) 2015 provides for Floor Space Ratio (FSR) Bonus of 0.5 on the 
FSRs allowed under the Local Area Plan for the Bankstown CBD on the condition that they achieve the following environmental 
design standards: 

Residential component of a building: 

• Energy target is a minimum 10-point increase in the BASIX score compared to current requirements. 

• Water target is a minimum BASIX 60. 

Non-Residential component of a building: 

• Energy target is a maximum 135 kg of CO2/m2 per year (equivalent to a 5-star NABERS rating for commercial buildings) 

• Water target is a maximum 0.47 kL/m2 per year for office (equivalent to a 4.5-star NABERS rating for commercial 
buildings) 

As the FSR Bonus will increase the size of new buildings this will lead to increased environmental impact, in terms of increased 
greenhouse gas emissions from energy consumption and increased water consumption. The environmental performance 
standards established by Council seek to offset the impact of the increased floor space so that buildings which receive the FSR 
Bonus have the same environmental performance as buildings which do not. 
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Recycled water integrated with public domain improvements will provide a more resilient and cooler urban 
experience.  This could be delivered as an Integrated Utility Solution incorporating both precinct water and 
energy solutions. 
 
Compared to a business as usual approach under the proposed controls, the combination of this strategy is 
expected to deliver: 
 
 50% reduction in water consumption 
 30% reduction in sewer, delivered through the recycled water system 
 Significant reductions in urban heat island, delivered through the improved public domain 
 
No new additional green space (public parks) are proposed as part of the Parramatta CBD growth.  This places 
even more importance on increasing street tree and building façade ‘greening’ to deliver a cooler urban 
environment that is more pleasant and walkable on hot summer days. 
 
Left to chance, the Parramatta CBD experience an increase in days over 35 degrees, exacerbated by the urban 
heat island due to the increased development in the CBD.  To ensure a more active and resilient CBD environment 
for both residents, workers and retail activity, the following is recommended: 

 
1. Parramatta CBD incorporates green streets in key pedestrian and retail activity areas. 

 
Significant, additional greening is delivered through increased street tree canopy and green walls throughout 
the CBD.  This green public domain is linked to the delivery and management of the recycled water system. 
 

2. Recycled water is enabled throughout the Parramatta CBD. 
 

All new building incorporate dual reticulation for recycled water for both internal and external uses.  Such a 
requirement would significantly enhance the business case for a recycled water scheme. Recycled water will 
deliver unlimited water to irrigate the increased green canopy and green facades throughout the CBD, as well 
as significantly reducing any sewer infrastructure upgrades required. 
 
Next steps – Quantity Surveyor cost estimates for cost per m2 for dual reticulation in new development to build 
the case for establishing the requirement for dual reticulation in all new buildings. 
 

3. Parramatta City Council seeks collaboration with a utility to develop and manage recycled water. 
 

Both public and private utilities can develop and manage the delivery of recycled water across the Parramatta 
CBD.  However, without coordination with development and infrastructure delivery, a business as usual 
approach to water and sewer connection is expected.  Parramatta City Council is in a unique position to 
coordinate and enable a precinct level recycled water scheme and ensure new buildings are configured to 
connect to this system. 
 
In addition, due to the link between the business case for recycled water and irrigation demands, it is proposed 
that this partner is also involved in the management of improved public domain (see Case Studies, Page 22). 
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Figure 29: Expected water demand under each planning scenario (in comparison to existing demands) 
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Figure 30: Expected sewer loads under each planning scenario (in comparison to existing demands) 
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4. Parramatta City Council plan for and coordinate infrastructure augmentation to reduce disruption to 

the CBD. 
 

We have seen that the development of the Parramatta CBD will require significant energy, water and sewer 
infrastructure augmentation.  The delivery of high performance buildings and recycled water will mitigate this 
impact.  However, some infrastructure augmentation is inevitable and to ensure this augmentation is done in an 
efficient and timely manner it is recommended that Parramatta City Council work closely with both private (as 
required) and public utilities to coordinate this to ensure minimum disruption to streets and associated retail 
activity. 

 
5. Precinct Scale Energy Infrastructure 
 

It is clear that there are benefits to be explored by coupling district energy solutions with district water recycling 
in CBD development areas.  The analysis for high performance buildings was done agnostic of the way energy 
services are delivered, i.e. building by building or precinct solutions (or combinations of both).  It would be 
considered prudent to ensure that given the 30-100 year life of these urban assets that they are designed to 
accommodate district energy to future proof their owners and tenants against a rapidly changing energy 
services environment.  There are clear examples globally where significant buildings are required to install 
appropriate services and plant space for ground or roof connection to accommodate the energy services 
provider of tomorrow. 

 
 
Next steps for the Delivery of Precinct Scale Energy and Water  
 
Additional planning and analysis on the delivery of precinct infrastructure could be undertaken through the 
development of an Integrated Utility Master Plan.  The development of a Master Plan creates a vision and attracts 
interest from both public and private utility providers.   
 
However, it is the opinion of Kinesis that the urgency and risk associated with the delivery of infrastructure to the 
Parramatta CBD is better managed through a more collaborative process that clearly outlines Councils role in the 
delivery of community infrastructure.  To achieve this, it is recommended that Council establish and publish a set of 
commitments and standards that Council could provide to a public or private utility if the right performance 
outcomes are achieved.  These standards or commitments could include opportunities to use Council land or 
assets (such as car parks) and dual reticulation requirements in new developments.  
 
Given the learnings from the City of Sydney and Parramatta City Council’s recent Parramatta Square development, 
this document should establish the next set of engagement and collaborative strategies between local governance 
and community infrastructure delivery. 
 
 

 

Precinct scale recycled water systems are currently in operation in two locations across Sydney: 
 
1. Central Park, currently supplying 1,400 customers with water for irrigation, toilet flushing and laundry use.  A 

private water utility operates and maintains all water related infrastructure across the precinct.  The recycled 
water system is housed in a Local Water Centre, built over four basement levels under the residential buildings. 
For more information see flowsystems.com.au/communities/central-park-water. 

 
2. Discovery Point, is designed to serve 1,800 apartments, capturing 100% of wastewater from the apartments 

and non-residential and used for irrigation, toilet flushing and laundry as well as adjacent council parks and 
sporting fields.  For more information see www.metrowater.nsw.gov.au/recycling/australand-discovery-point-
wolli-creek. 
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Reduced parking rates alongside decoupled parking will improve development feasibility and deliver a 
more pedestrianised and future proofed CBD. 
 
Compared to a business as usual approach, the combination of this strategy is expected to deliver: 
 
 50% reduction in car use (Figure 31) 

 
 Enabling significant opportunities for investment in car share for improved mobility choice (Figure 32) 

 
 40% reduction in household operating costs from energy, water and transport, equivalent to a household 

saving of over $5,000 per year (Figure 33) 
 
 
The development of Parramatta’s CBD must plan for and adapt to trends in car ownership rates. Given the 30 
to 100 year life of new buildings, we are at risk of developing underground parking that, in 10 to 20 years’ time, 
may be a worthless asset.  Studies have already identified an oversupply of parking in accessible locations.   
 
The RMS update to Guide to Traffic Generating Developments (2013) surveyed 10 high-rise residential buildings 
around Sydney that were close to public transport, greater than six storeys and almost exclusively residential in 
nature.  While only a small sample, this survey showed an oversupply of car parking compared to demonstrated 
demand for car parking in all the surveyed high-density residential buildings3. 
 
Based these trends, it is recommended that Parramatta City Council: 

 
 

1. Reduce parking rates across the CBD and across all building typologies by 50%. 
 
It is recommended that, on average, current parking ratios are reduced by 50% (refer Table 4, p17). The 
benefits of reduced parking rates in new development is clear: 
 
 Reduced vehicle traffic in the CBD. 
 Lower construction costs associated with excavation and construction of underground parking. 
 Reducing parking by 1 space per dwelling could equate to $50,000 to $70,000 off the sales price of a new 

apartment. 
 Less energy demands for parking lighting and ventilation equates to lower compliance costs with BASIX 

Energy Targets and lower energy costs and strata fees for an apartment body corporate. 
 The reduction in parking provides a business case for private investment in the provision of car share. 

                                                      
 
 
 
3 RMS (2013) Updated Traffic Surveys, http://www.rms.nsw.gov.au/trafficinformation/downloads/td13-04a.pdf 
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Figure 31: Expected car use for residents living in the study area under various scenarios 
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Figure 32: Expected car use for residents living in the study area under various scenarios 

2. Enable on-site parking to be decoupled from the building lot (delivered through a centralised parking 
station or through parking available on another site). 
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To mitigate the risk of providing low off-street parking ratios, decoupled, adaptable and temporary car 
parking strategies are recommended. 
 
Council or privately owned and operated parking stations at the periphery of the precinct (as opposed to the 
centre of the precinct) would address short term parking needs and to reduce the need for individual 
developments to supply car parking on-site and minimise the impact of traffic in order to deliver a highly 
pedestrianised precinct. This could be funded by a development fee in lieu of providing parking on-site.  
 
 

3. Enable a CBD Parking Trading Scheme to manage new parking requirements with under-utilised 
parking across the CBD 
 
To ensure the most efficient use of existing and new parking across the CBD, it is proposed that a CBD 
Parking Trading Scheme is establishing by Parramatta City Council.  Similar to a floor space trading 
scheme, this scheme would allow and encourage new developments to seek decoupled parking from 
existing under-utilised parking across the CBD. 
 
Next Steps: The recent parking survey undertaken by Council identifies parking utilisation at a block by 
block level across the CBD.  It is recommended that further analysis of this data is undertaken to: 
 
 Inform existing potential parking that could be used for new development  
 Establish rules and requirements for the Parking Trading Scheme. 
 
It is proposed that the Parking Trading Scheme is managed by Parramatta City Council through a web-
based portal which matches supply and demand for parking across the precinct.  

 
 

4. Provision of End of Trip Facilities in Commercial Buildings 
 
To complement lower parking rates and facilitate increased active transportation options, it is proposed 
that end of trip facilities are encouraged in new commercial development across the Parramatta CBD.  To 
encourage this, it is recommended that end of trip facilitates are excluded from the floor space ratio (FSR) 
calculation).  In effect, commercial premises that incorporate end of trip facilities are eligible for additional 
floor space equal to the floor space provided for end of trip facilities. An example of this type of provision is 
Clause 6.6 of the City of Sydney LEP 2012. 
 
 

5. Develop a plan to transition Parramatta City Council parking station assets over time. 
 

As the Parramatta CBD develops, existing and future Council above-ground parking assets should be managed 
as transitional and adaptable multi-use spaces that could house decoupled parking, precinct energy or water 
infrastructure as well as open space.   
 
New Council parking assets should be built to enable this asset for adaptable use over time, including increasing 
floor to ceiling heights to transition parking to other residential, commercial or retail uses.   
 
The emergence of autonomous vehicles will further reduce the need for parking and investment in underground 
parking, in particular, may lose value as an asset as vehicles no longer need to be parked or housed at origin or 
destination locations.  The recommendations in this report seek to minimise underground parking and the 
emergence of autonomous vehicles should further support the approach to more flexible and agile parking 
structures that can be adapted over time.  
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Figure 33: Expected households costs for energy, water and transport under various scenarios. 

Note – Energy and water cost savings delivered from High Performance Building strategies is also shown in this graph.  Under 
the Optimised Scenario, new residents in the Parramatta CBD are expected to spend approximately $10,000 less per year in 
transport costs (due to lower car use and expected car ownership rates) and approximately $750 less in energy and water utility 
costs (due to high performance building requirements). 
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The following table summarises the benefits, implementation mechanisms and next steps for each recommendation discussed above. 

High Performance Buildings  Increased BASIX targets for residential dwellings. 
 Increased performance targets (e.g. NABERS) 

for non-residential buildings. 
 Dual reticulation in all buildings. 
 Battery and EV ready buildings. 

 No net increased in electricity demand 
 Less need for major peak electricity upgrades 
 Reduction in stationary greenhouse gas 

emissions and water consumption 
 Reduction in energy and water utility costs 

 NSW Department of Planning BASIX 
 Parramatta City Council Design Excellence 

guidelines 
 LEP for dual reticulation and EV/battery ready 

requirements 

 Meet with NSW Department of Planning 
regarding increased BASIX targets whether 
mandatory or enabled through LEP FSR Bonus 
scheme. 

 Quantity Surveyor cost estimates for increased 
BASIX targets, dual reticulation and EV/Battery 
storage ready requirements. 

 Consider the use of the Design Excellence 
process to capture non-BASIX sustainability 
requirements. 

 
Resilient Infrastructure and Public Domain  Recycled water integrated with public domain 

improvements will provide a more resilient and 
cooler urban experience.   

 Could be delivered as an Integrated Utility 
Solution incorporating both precinct water and 
energy solutions. 

 Reduction in water consumption 
 Reduction in sewer, delivered through the 

recycled water system 
 Significant reductions in urban heat island, 

delivered through the improved public domain 

 Collaboration with public or private integrated 
utility and public domain management plan. 

 Meet with utilities to discuss key infrastructure 
demands and constraints in the CBD and 
augmentation plans. 

 Establish Council commitments and performance 
standards for integrated utility 
partnership/collaboration for public domain 
management and maintenance. 

 Develop coordinated infrastructure augmentation 
plan. 

 
Strategic Parking Management  Reduce existing parking rates by 50%. 

 Enable on-site parking to be decoupled from the 
building lot. 

 Enable a CBD Parking Trading Scheme. 
 Provision of End of Trip Facilities in Commercial 

Buildings. 

 Responding to key trends. 
 Reduction in parking requirements and 

associated car use. 
 Enabling significant opportunities for investment 

in car share. 
 Reduction in household costs. 
 

 LEP for revised parking ratios and car share 
allowances. 

 LEP to enable decoupled parking allowances. 
 LEP for end of trip facility floor space allowance. 

 Establish Parking Trading Scheme. 
 Develop a plan to transition Parramatta City 

Council parking station assets over time. 
 

Table 5: Summary of recommendations and next steps. 
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Metropolitan Sydney average benchmarks 
 
Electricity 2,132 kWh per person/year 
Gas  3,888 MJ per person/year 
Water  237.8 L per person/day 
Transport  19.98 km per person/day 
 
Tariffs and rates 
 
Household cost savings outlined in this report are based on current tariffs outlined below: 
 
Residential Water Rate Unit 
Mains tariff 2.232 $/kL 
Recycled water tariff 2.068 $/kL 
Service charge per dwelling 765 $/yr 
Recycled water service charge 0 $/yr 

   Residential Grid Electricity Rate Unit 
Applied tariff 0.2514 $/kWh 
Solar feed-in tariff 0.06 $/kWh 
Service charge per dwelling 289.16 $/yr 

   Residential Gas Rate Unit 
Gas (first 3,775 MJ per qtr/remaining) 0.041/0.023 $/MJ 
Service charge per dwelling 207 $/yr 

   Residential Transport Rate Unit 
Fuel 1.50 $/L 
Annual capital costs (devaluation) 6,642 $/yr 
Annual registration/insurance 2,172 $/yr 
 

 ACADS-BSG Australian Climatic Data (Reference Meteorological Year, RMY) for hourly temperature, 
insulation and humidity. 

 Bureau of Meteorology local rainfall and evaporation data 
- Data is from the representative weather station for the local climate zone 
- The RMY (Representative Meteorological Year) is synthesized from a composite of 12 typical 

meteorological months that best represent the historic average of the specified location using post-
1986 data in addition to the earlier weather data for each of the 69 climate zones in Australia.   

 Sydney Water (2009) Rouse Hill 15 minute and daily demand profiles (Kinesis request, unpublished) 

 Department of Resources, Energy and Tourism, 2010, Energy in Australia – 2010, ABARE, Canberra 

 Kinesis 2014, Additional water end use breakdowns derived from first principle analysis of residential and non-
residential building types. 

 National Water Commission, 2011, National performance report 2009-2010: urban water utilities, National Water 
Commission, Canberra 

 NSW Department of Planning, BASIX Residential Water Consumption Data (2010) 

 Sydney Water Best Practice Guidelines for water conservation in commercial office buildings and shopping 
centres (2007), 
http://www.sydneywater.com.au/web/groups/publicwebcontent/documents/document/zgrf/mdu0/~edisp/dd_
054580.pdf 

 Sydney Water Best Practice Guidelines for holistic open space turf management (2011), 
www.sydneywater.com.au/web/groups/publicwebcontent/documents/document/zgrf/mdq1/~edisp/dd_0452
53.pdf 

 Water Corporation. (2014). Mapping water use at school. from 
https://www.watercorporation.com.au/home/teachers/lesson-plans-and-teaching-resources/lesson-plan-
search/lesson-plan/?id=%7BD9516524-4A2C-4B98-A113-3891D59F1AAA%7D 

 Department of Resources, Energy and Tourism, 2010, Energy in Australia – 2010, ABARE, Canberra 

 Department of Infrastructure and Transport, 2011, Road vehicle kilometres travelled: estimations from state and 
territory fuel sales, Australian Government, Canberra 

 Department of the Environment, 2014, National Greenhouse Accounts Factors, 
http://www.environment.gov.au/system/files/resources/b24f8db4-e55a-4deb-a0b3-32cf763a5dab/files/national-
greenhouse-accounts-factors-2014.pdf 

 Energy Use in the Australian Residential Sector, 1986 – 2020, Australian Government Department of the 
Environment, Water, Heritage and the Arts (DEHWA), 2008. 

 Energy Efficient Strategies (2009), Appliance Energy Consumption in Australia: Equations for Appliance Star 
Ratings 

 Building Code of Australia (2007) Energy Efficiency Requirements in Commercial Buildings 

 Transport Data Centre (2006) The Development of a Sydney VKT Regression Model 

 ABS (2010) ‘Household Expenditure Survey, Australia: Summary of Results’, catalogue number 
65300DO001_200910, Australian Bureau of Statistics, Canberra. 
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Appendix 14 - Infrastructure Funding Models Study  
 

This Study is currently being finalised and will be included in this Appendix when the Planning 
Proposal is placed on public exhibition.  
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List of Abbreviations 

A list of the common abbreviations used throughout this report is provided below. 

ACM  Asbestos Containing Material 

AEC  Area of Environmental Concern 

AHD  Australian Height Datum 

ASS  Acid Sulphate Soil 

ASSMP Acid Sulphate Soil Management Plan 

AST  Above Ground Storage Tank 

BA  Building Application 

bgs  Below Ground Surface 

BTEX  Benzene, Toluene, Ethylbenzene and Xylenes 

CBD  Central Business District 

COC  Contaminants of Concern 

COPC  Contaminants of Potential Concern 

Council Parramatta City Council 

CSM  Conceptual Site Model 

DA  Development Application 

DCP  Development Control Plan 

DEC  NSW Department of Environment and Conservation 

DECCW NSW Department of Environment, Climate Change and Water 

DSI  Detailed Site Investigation 

EPA  NSW Environment Protection Authority 

ESA  Environmental Site Assessment  

ha  Hectare 

HBMS  Hazardous Building Material Survey 

JBS&G  JBS&G Australia Pty Ltd  

m bgs  Metres Below Ground Surface 

OEH  Office of Environment and Heritage 

PAHs  Polycyclic aromatic hydrocarbons 

PCB  Polychlorinated Biphenyl 

PSI  Preliminary Site Investigation 

TPH  Total Petroleum Hydrocarbons 

UST  Underground Storage Tank 

VOC  Volatile Organic Compound  
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Executive Summary 

JBS&G Australia Pty Ltd (JBS&G) was engaged by Parramatta City Council (Council, the 
client) to conduct a Preliminary Site Investigation (PSI) of the Auto Alley Precinct within the 
local government area (LGA) of Parramatta, NSW, herein referred to as the site.  The 
location of the site and site layout are show in Figures 1 and 2, respectively. 

The site is located south of the Parramatta Central Business District (CBD) and extends 
from the Great Western Highway in the north, to Boundary/Raymond Streets in the south, 
High Street to the east and along Dixon Street to the west.  The site occupies and area of 
approximately 9.1 hectares (ha) and comprises over 90 allotments. 

State Environmental Planning Policy No. 55 – Remediation of Land (SEPP 55) and 
DUAPP/EPA (19981) Planning Guidelines require consideration of contamination issues 
when rezoning land.  If a rezoning allows a change of use that may increase the risk to 
health or the environment from contamination, then the planning authority must be 
satisfied that the land is suitable for the proposed use or can be remediated to make it 
suitable. 

Based on information provided by Council, it is understood that the site is proposed to be 
rezoned potentially for more sensitive land uses, including residential developments.  As 
such, a desktop preliminary investigation of land contamination is required to support the 
rezoning application, as per the requirements of SEPP 55 and in accordance with NEPC 
(20132). 

The objectives of the investigation were to assess the potential for contamination based on 
current and historical site activities and to draw conclusions regarding the potential 
contamination status of the site to support the rezoning application, as per the 
requirements of SEPP 55. 

It is noted that the objective of the investigation was not to determine site suitability, 
rather to assess potential contamination issues that may preclude the rezoning of the site, 
specifically, contamination issues that cannot be readily addressed during the DA stages for 
redevelopment and assessment of site suitability. 

The agreed scope of works completed for this assessment comprised; a review of available 
site history and background information to identify potential areas of environmental 
concern (AECs) and associated contaminants of concern (COC), inspection of the site, from 
public pedestrian pavements only, to identify potential AECs and confirm desktop findings; 
development and documentation of a conceptual site model (CSM) based on the available 
information; qualitative assessment of potential contamination risk levels for each of the 
land ownerships properties within the site; preparation of a PSI report in general 
accordance with relevant EPA Guidelines to support the rezoning application, as per SEPP 
55. 

The site, is largely occupied by car yards and associated uses including car washing facilities 
and repair and supply outlets, some of which incorporate underground and/or above 
ground fuel storage and dispensing infrastructure.  Church Street, the main north south 
retail street, divides the site from east and west.  Modern car showrooms generally line the 
Church Street road frontage with associated repair and supply outlets generally fronting 

                                                           
1 Managing Land Contamination: Planning Guidelines, NSW Department of Urban Affairs and Planning and NSW 
Environment Protection Authority, August 1998 (DUAP/EPA 1998) 
2 National Environment Protection (Assessment of Site Contamination) Measure No. 1 2013. National Environment 
Protection Council (NECP 2013) 
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east west orientated streets.  Several residential and commercial outlets (cafe and pub) 
were located within the site. 

Based on the finding of this investigation, and subject to the limitations in Section 8, the 
following conclusions are made: 

• The site has a long history of commercial land use as a car dealership and automotive 
repairs precinct. 

• Council is proposing to rezone parts of the site to enable more sensitive land uses, 
potentially including residential in the proposed B4 Mixed Use zone.  Council is also 
proposing to substantially increase the density of development on the site (by way of 
increased height and floor space ratio (FSR) controls).  

• Site history review and a limited site inspection of accessible areas identified potential 
for contamination to exist at the site.  Qualitative risk assessment resulted in risk levels 
of the identified AECs, as shown in Table 6.1 and Figure 5.  The majority of the site was 
assessed as moderate to high risk of potential contamination. 

• Whilst the investigation identified the potential for soil and groundwater impacts to be 
present at the site, the investigation did not identify the potential for gross or wide 
spread contamination which may preclude rezoning (Appendix A) of the site.  
Identified potential soil and groundwater impacts are considered representative of 
common contaminants and potentially contaminating land use activities which can be 
readily dealt with during the DA stage for redevelopment and assessment for site 
suitability. 

• In the absence of gross or widespread contamination, the requirements of the DUAP 
(1998) Planning Guidelines for this type of rezoning are considered to have been 
satisfied, namely that the rezoning can proceed, “provided that measures are in place 
to the ensure that the potential for contamination and the suitability of the land for 
any proposed use are assessed once detailed proposals are made” (s.4.1.2 – 
Generalised Rezonings, DUAP/EPA 1998).  

It is recommended that upon submission of a development application (DA), Council enact 
their DCP3, which incorporate SEPP 55 provisions.  Specifically, it is recommended that a 
preliminary and detailed site investigation be undertaken upon submission of a DA for 
redevelopment of any land within the site. 

It is also recommended that Hazardous Building Material Surveys (HBMS) be undertaken 
prior to any demolition and redevelopment works on individual land parcels within the 
site. 

                                                           
3 Parramatta Development Control Plan 2011 
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 Introduction and Background 

1.1 Background 

JBS&G Australia Pty Ltd (JBS&G) was engaged by Parramatta City Council (Council, the 
client) to conduct a Preliminary Site Investigation (PSI) of the Auto Alley Precinct within the 
local government area (LGA) of Parramatta, NSW, herein referred to as the site.  The 
location of the site and site layout are show in Figures 1 and 2, respectively. 

Based on communication with Council, it is understood the site has a long history of 
commercial land use as a car dealership and automotive repairs precinct.  Whilst currently 
and historically the site has been dominated by the automotive retail and repairs industry, 
it is understood that in recent years due to its potential to see the area revitalised, an uplift 
in land use controls is being considered as a way of: 

• Ensuring that sufficient commercial development can be delivered to meet job growth 
targets; and 

• Provide an incentive for redevelopment. 

The changes to development controls that are being considered involve: 

• The rezoning of land, on either side of a business-only spine along Church Street, to 
enable residential and other uses in a B4 Mixed Use zone; 

• An increase in height and floor space ratio controls; and 

• Provision to facilitate the dedication of land for public open space and new streets to 
service future development that is envisaged. 

State Environmental Planning Policy No. 55 (SEPP 554) and DUAP/EPA (19985) Planning 
Guidelines require consideration of contamination issues when rezoning land.  If rezoning 
allows a change of use that may increase the risk to health or the environment from 
contamination, then the planning authority must be satisfied that the land is suitable for 
the proposed use or can be remediated to make it suitable. 

Based on information provided by Council, it is understood that the site is proposed to be 
rezoned as shown in Appendix A, potentially for more sensitive land uses, including 
residential.  As such, a desktop preliminary investigation of land contamination is required 
to support the rezoning application, as per the requirements of SEPP 55 and in accordance 
with NEPC (20136). 

The investigation has been completed in accordance with guidelines made or approved by 
the NSW Environment Protection Authority (EPA) and relevant Australian Standards. 

1.2 Objectives 

The objectives of the investigation are to assess the potential for contamination based on 
current and historical site activities and to draw conclusions regarding the potential 
contamination status of the site to support the rezoning application, as per the 
requirements of SEPP 55. 

                                                           
4 Managing Land Contamination.  Planning Guidelines SEPP 55 – Remediation of Land.  Department of Urban Affairs and 
Planning.  Environment Protection Authority 1998 (SEPP 55) 
5 Managing Land Contamination: Planning Guidelines, NSW Department of Urban Affairs and Planning, August 1998 (DUAP 
1998) 
6 National Environment Protection (Assessment of Site Contamination) Measure No. 1 2013. National Environment 
Protection Council (NECP 2013) 
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It is noted that the objective of the investigation was not to determine site suitability, 
rather to assess potential contamination issues that may preclude the rezoning of the site, 
specifically, contamination issues that cannot be readily addressed during the DA stages for 
redevelopment and assessment of site suitability. 

1.3 Scope of Work 

The agreed scope of works completed for this assessment comprised: 

• A review of available site history and background information to identify potential 
areas of environmental concern (AECs) and associated contaminants of potential 
concern (COC), including: 

• Extracts of Section 149 certificates and building application/development 
applications (DA/BA) provided by Council; 

• Historical aerial photographs obtained from the Department of Lands; 

• Publicly available heritage records held by the Department of Planning and Council, 
where readily available; 

• Current and historical land title records for a selection of properties to gain an 
understanding of potential land use prior to historical aerial photographic records; 

• Records of environmental incidents or former environmental licenses as held by 
the EPA; 

• Review of previous environmental reports made available by the client; and 

• Licensed bores present within a 1.5 km radius of the site available on the online 
NSW Natural Resources Atlas. 

• Review of the environmental setting including a review of the topography, geology and 
hydrogeology of the site and surrounding areas; 

• Inspection of the site, from public pedestrian pavements only, to identify potential 
AECs and confirm desktop findings; 

• Development and documentation of a conceptual site model (CSM) based on the 
available information;  

• Development and documentation of a qualitative risk rating, from a contamination 
perspective, for each of the land ownerships properties within the site;  

• Preparation of a PSI report in general accordance with relevant EPA Guidelines; and 

• To assess the potential for contamination based on current and historical site activities 
and to draw preliminary conclusions regarding the potential contamination status of 
the site to support the rezoning application, as per SEPP 55 and where the 
contamination may be present, the investigation is required to provide a basis for a 
more detailed investigation. 
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 Site Condition & Surrounding Environment 

2.1 Site Identification 

The site is located south of the Parramatta CBD and extends from the Great Western 
Highway in the north, to Boundary Street in the south, High Street to the east and varying 
distances west of Church Street, as shown on Figures 1 and 2.  The site occupies an area of 
approximately 9.1 ha (excluding road reserves and Heartland Holden sites) and comprises 
over 90 allotments. 

The location of the site is shown in Figure 1, the current site and lot layout is shown in 
Figure 2 and individual ownership parcels are shown on Figure 3.  The site details are 
presented in Appendix B and summarised in Table 2.1. 

Table 2.1 Summary Site Details 

Lot and DP Provided in Appendix B and shown in Figure 2 
Address Auto Alley Parramatta LGA.  Detailed information is provided in Appendix B 
Approximate co-
ordinates (MGA 56) of 
the centre of site 

E: 315308.408 
N: 6255739.883 

Site Area Approximately 13.2 ha (9.1 ha excluding road reserves) 
Local Government 
Authority Parramatta City Council 

Site Zoning Proposed zoning - refer to Appendix A 
Current zoning – refer to Appendix B 

Previous Land Use Agricultural, residential and commercial/industrial land use 

Current Land-use Commercial land use as a car dealership and automotive repairs precinct with 
isolated areas of residential and retail (cafe) use 

Current Land use Detailed in Appendix B 
Proposed Land use Detailed in Appendix B 

*It is noted that properties associated with Heartland Holden in the north west of the site was excluded from 
the assessment, as these areas have been subject to a site specific preliminary contamination assessment 
(AECOM 20117). 

2.2 Site Condition 

A limited site inspection from public pedestrian pavements was conducted on 31 March 
2014 by Chris Bielby, one of JBS&G’s trained and experienced environmental consultants 
and Matthew Bennett, a JBS&G Principal and Project Director, on 2 April 2014. 

The site is highly accessible, generally has large allotments, and is largely occupied by car 
yards and associated uses including car washing facilities and repair and supply outlets.  
Church Street, the main north south retail street, divides the site.  Modern car showrooms 
generally line the Church Street road frontage with associated repair and supply outlets 
generally fronting east west orientated streets.  A large hotel, The Holiday Inn, is located in 
the north eastern part of the site.  Several residential and commercial outlets (cafes and 
pub) were scattered across the site. 

Individual land ownership parcel details are presented in Appendix B and shown in Figure 
3.  Areas of Environmental Concern (AECs) within individual land parcels are discussed 
below and shown on Figure 4. 

                                                           
7 Phase 1 Environmental Site Assessment, Church Street Rezoning Project.  AECOM Australia Pty Ltd, 7 September 2011 
(AECOM 2011) 



 

©JBS&G 43375/57834 – Rev 3e  4 

2.2.1 Parcel A 

Fronting the Great Western Highway, these allotments comprised the Yamaha BikeBiz 
dealership.  The majority of the property was concrete paved and was noted to be in poor 
condition.  An older style two storey brick showroom and service centre occupied land 
within the eastern and south eastern property extent.  A single storey workshop and repair 
centre of brick construction occupied land within the south western property extent. 

 
Photo 1 – BikeBiz fronting the Great Western Highway 
facing south  

 

2.2.2 Parcel B 

Fronting Landsdowne Street, this allotment comprised a single storey brick commercial 
building tenanted by R.W Brown Automotives.  The building occupied the majority of the 
property.  Land surrounding structures comprised concrete hardstands, the ground surface 
of which appeared to have been altered in areas.  Surface staining was observed in areas of 
hardstands. 

 
Photo 2 – R.W Brown Automotives fronting 
Landsdowne Road facing north 

 

2.2.3 Parcel C 

Fronting Rosehill Street, these allotments comprised a commercial style building of brick 
construction.  The building occupied the majority of the property.  Surrounding areas 
comprised bituminous and concrete hardstands.  Scrap metal, timber, furniture and 
various manufacturing equipment were stored at the front of the property on hardstands.   
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Photo 3 – Commercial style building fronting 
Landsdowne Road facing south 

 

 

2.2.4 Parcel D 

Fronting Landsdowne Road, this allotment comprised a residential duplex of brick 
construction with corrugated iron roofing.  Land surrounding the residences comprised 
concrete hardstands.  The building was noted to be in moderate condition with minor 
areas of flaking paint. 

 
Photo 4 – View of the property facing south from 
Lansdowne Road  

 

2.2.5 Parcel E 

Fronting Dixon Street, these allotments comprised several single storey older style 
residences of wooden panelling and fibre cement (ACM) sheet construction with ceramic 
tile roofing.  The residences were noted to be in poor to moderate condition with flaking 
paint and fragments of ACM observed in areas.  Land surrounding the residences generally 
comprised landscaped areas and lawn. 

 
Photo 5 – Residence fronting Dixon Street facing north 
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2.2.6 Parcel F 

Fronting Lansdowne, Church and Dixon Streets, these allotments generally comprised 
structures surrounded by concrete and bituminous hardstands.  A shade cloth covered 
occupied a portion of allotments fronting Dixon Street.  A stormwater easement (Clay Cliff 
Creek), with a west east alignment, dissected the northern extent of the property.  

Several modern and older style car dealerships, including Thomson Suzuki, Fiat and Alfa 
Romeo fronted Church Street.  Suzuki, Alfa Romeo and Ford service centres were located 
within the south eastern property extent, fronting Dixon Street.  The buildings were noted 
to be of various construction materials suggesting the buildings were progressively 
constructed over time.  A riser, potentially associated with a UST, and bowser were 
observed within the north eastern extent of Lot 1 in DP 180199 (Figure 4).  An above 
ground storage tank (AST) was observed in proximity to Lot Y in DP 401259 and Lot 8 in DP 
12623 (Figure 4). 

 
Photo 6 – The Ford service workshop fronting Dixon 
Street facing north with potential UST and bowser to 
the north of canopy area 

 
Photo 7 – The auto service workshops fronting Dixon 
Street facing north east 

 

2.2.7 Parcel G 

Fronting Church Street, this allotment comprised an Audi car dealership.  A modern 
showroom fronted Church Street.  A carwash was observed in the western property extent.  
Land surrounding structures generally comprised concrete hardstands. 

 
Photo 8 –Audi car dealership comprising a modern 
showroom   

 
Photo 9 – Carwash in the western property extent 

2.2.8 Parcel H 

Fronting Rosehill Street, these allotments comprised an older two storey warehouse style 
structure of brick and fibre cement sheet (ACM) construction.  The warehouse style 
structure appeared to occupy the southern and central property extent, with yard areas to 
the north. 
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Photo 10 – Warehouse style building fronting Rosehill 
Street facing north  

 

 

2.2.9 Parcel I 

Fronting Church, Dixon and Rosehill Streets, these allotments comprised the car dealership 
of Thompson Ford.  The majority of the property comprised concrete and bituminous 
hardstands, the ground surface appeared to have been altered when compared to 
surrounding allotments.  Potential exists for the placement of fill beneath raised roads and 
loading docks in areas.  Surface staining was observed in areas. 

A large older style multi storey warehouse, Thomas Ford Parts, occupied the majority of 
Lot 1 in DP 778374.  Lot 1 in DP 129414 and Lot 4 in DP 12623 contained the Thompson 
Ford car dealership which comprised caryard areas and an older style sales building in the 
western extent of Lot 4 in DP 12623. 

 
Photo 11 –Thomas Ford parts warehouse facing south   

 
Photo 12 –Thomas Ford car dealership facing south 
from Dixon Street 

2.2.10 Parcel J 

Situated on the corner of Church and Rosehill Streets, this allotment comprised a Porsche 
car dealership.  A modern showroom and sales building was located within the southern 
property extent.  A small workshop area occupied land within the western property extent.  
The ground surface surrounding the properties structures comprised bituminous 
pavements and appeared to be have been subject to cut and fill activities. 
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Photo 13 – The Porsche car dealership fronting Church 
and Rosehill Streets 

 
Photo 14 –  Workshop area in the western extent of the 
property  

2.2.11 Parcel K 

Fronting Rosehill Street, this allotment comprised the eastern portion of a residential 
duplex of brick construction with cement tile roofing.  The residence was noted to be in 
moderate condition with flaking paint in areas.  The eaves of the residence were noted to 
be of potential ACM construction.  A garage was observed within the south eastern lot 
extent.  The ground surface surrounding structures generally comprised concrete 
hardstands with the exception of a small grassed yard area to the north. 

2.2.12 Parcel L 

Fronting Rosehill Street, this allotment comprised a bituminous car park, utilised by the 
Audi Service Centre within neighbouring allotments (Section 2.2.13). 

 
Photo 15 – Bituminous paved lot facing south from 
Rosehill Street  

 

2.2.13 Parcel M 

Fronting Church, Rosehill and Boundary Streets, these allotments comprised an Audi 
Service Centre encompassing multiple buildings.  

A large warehouse style structure of concrete and sheet metal construction occupied the 
majority of Lot 39 in DP 597587.  A riser, potentially associated with a UST, was observed 
along the eastern façade of the warehouse style structure (Figure 4).  A modern electrical 
substation was observed within the north eastern extent of Lot 2 in DP 203854. 

A large warehouse style structure occupied the entire footprint of Lot 7 in DP 71134, Lot 1 
in DP 962456 and the western extent of Lot 1 in DP 78099.  The warehouse was noted to 
be of brick and metal with Super Six roofing (ACM).  Two risers and bowsers, potentially 
associated with two USTs were observed along the southern façade of the warehouse style 
structure (Figure 4). 

A smaller older warehouse style structure occupied the majority of Lot 8 in DP 586637.  
The warehouse was noted to be of brick and wooden panelling construction and to be in 
poor condition with flaking paint. 
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An Audi car dealership fronted Church Street (Lot 1 in DP 78099 and Lot 10 in DP 581263).  
A small showroom and sales office occupied land within the western extent of Lot 10 DP 
581263. 

Land surrounding structures generally comprised concrete and bituminous hardstands, the 
ground surface of which appeared to have been altered when compared to neighbouring 
allotments, notability in areas fronting Church Street and the southern extent of Lot 2 in DP 
203854. 

 
Photo 16 – Warehouse building with Super Six roofing 
fronting Boundary Street 

 
Photo 17 – One of two red bowsers observed fronting 
Boundary Street 

2.2.14 Parcel N 

Situated on the corner of Church and Rosehill Streets, these allotments comprise the car 
dealership of Citroen.  The majority of the site comprised concrete and bituminous 
hardstands, the ground surface of which appeared to have been altered in areas.  A small 
older style sales office was situated within the western property extent. 

 
Photo 18 – The Citroen car dealership facing west from 
Church Street 

 

 

2.2.15 Parcel O 

Fronting Church Street, these allotments comprised a Holden car dealership.  A small older 
style sales office occupied land within the western property extent.  The balance of the 
property comprised concrete pavements, the ground surface of which appeared to have 
been altered.  
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Photo 19 –Holden car dealership facing north from 
Boundary Street  

 

 

2.2.16 Parcel P 

Situated on the corner of Church, Parkes and Anderson Streets, this allotment comprised a 
two storey building of brick construction tenanted by PJ’s Irish Pub.  The building was 
noted to be in good condition.  Land surround the building comprised landscaped areas 
and bituminous hardstands.  

 
Photo 20 –  PJ’s Irish Pub facing south west from Parkes 
Street 

 
Photo 21 – The car park at the rear of the pub facing 
west from Anderson Street 

2.2.17 Parcel Q 

Fronting Church Street and extending to Anderson Street, this allotment comprised the 
modern car dealerships of Peugeot and Skoda.  Two show rooms occupied the majority of 
the property.  The ground surface surrounding site structures appeared to comprise 
concrete and bituminous hardstands.  

 
Photo 22 – The Peugeot and Skoda car dealerships 
facing west from Anderson Street  
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2.2.18 Parcel R 

Situated on the corner of Church, Marion and Anderson Streets, these allotments 
comprised the car dealerships of Trivett Classic BMW, Mini, Honda, Porsche, Landrover, 
and Jaguar. 

A large modern showroom occupied the majority of Lot 1 in DP 734700 encompassing a 
multilevel building with rooftop and basement parking.  The balance of the lot comprised 
concrete paved hardstands. 

The majority of Lot 2 in DP 734955 and Lot 3 in DP 827013 comprised paved concrete and 
bituminous hardstands.  Within the south western extent, an older style show room 
fronted Church Street.  A workshop occupied land to the east of the show room, accessible 
from Anderson Street.  The workshop was noted to be of ACM construction in areas.  A 
suspected riser (Figure 4), potentially associated with a UST, was observed within the 
workshop.  Potential exists for the placement of fill beneath ramps providing access to 
rooftop parking.   

A modern show room occupied land within the central extent of Lot 2 in DP 734955.  
Several modern and older style show rooms occupied land within the northern extent of 
Lot 2 in DP 734955 and the majority of Lot 3 in DP in DP 827013. 

 
Photo 23 – Trivett Classic BMW and Mini show room 
building 

 
Photo 24 – Trivett Honda car dealership facing west 

2.2.19 Parcel S 

Situated on the corner of Anderson and Parkes Streets, this allotment comprised a vacant 
single storey building previously tenanted by Lonestar Steakhouse restaurant.  The building 
was of timber and brick construction and appeared to be in moderate condition with no 
visible signs of flaking paint.  The ground surface surrounding the property structures 
generally comprised landscape areas and bituminous hardstands.  It is noted at the time of 
inspection shade cloth with signage was present around the site indicating potential future 
redevelopment. 

 
Photo 25 – The western side off the building face east 
from Anderson Street  

 
Photo 26 – The eastern site of the building facing west 
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2.2.20 Parcel T 

Fronting Anderson Street, this allotment comprised a multi storey commercial building 
(Holiday Inn) occupying the majority of the property.  A large multilevel car park was 
present in the southern extent of the property.  Surrounding the buildings of concrete 
construction were landscaped areas and bituminous hardstands.  A stormwater easement 
(Clay Cliff Creek), with a west east alignment, ran below the multistorey car park within the 
southern property extent. 

 
Photo 27 – The Holiday Inn Hotel facing south east 
from Anderson Street  

 
Photo 28 – Clay Cliff Creek easement below the 
multilevel car park within the south property extent 

2.2.21 Parcel U 

Fronting Anderson Street, this allotment comprised a modern multistorey style commercial 
building of concrete construction, the footprint of which occupied the entire allotment.  
The property appeared to be used by the Trivett dealership as an automotive service 
centre. 

 
Photo 29 – The Trivett automotive service centre 
building facing east from Anderson Street  

 

 

2.2.22 Parcel V 

Situated on the corner of Anderson and Marion Streets, this allotment comprised a single 
story commercial style building of concrete and brick construction with sheet metal 
roofing.  The building occupied the entire property footprint.  At the time of the site 
inspection the building appeared vacant with no signage apparent.  Based on the building’s 
configuration it appeared the property may have potentially been used as a 
mechanics/automotive repair centre or car dealership with automotive repair centre 
facilities. 
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Photo 30 – Commercial style building facing east from 
Anderson Street 

 

2.2.23 Parcel W 

Fronting Marion Street, this allotment comprised a single story brick warehouse style 
structure within the north property extent tenanted by Sydney Competition Warehouse.  
The remainder of the property comprised concrete and bituminous hardstands.  Scrap 
metal, timber and construction goods were stored on hardstands within the southern lot 
extent. 

 
Photo 31 – Street view of the warehouse building 
fronting Marion Street  

 

2.2.24 Parcel X 

Fronting Marion and Andersons Streets and Jubilee Lane, these allotments comprised a 
warehouse style building (Trivett Tyres) of concrete and brick construction.  The 
warehouse style structure occupied the entirety of Lot 3 in DP 71096.  The remainder of 
the property comprised concrete hardstands.  Heavy surface staining was observed along 
the Marion Street and Jubilee Lane road frontages.  The rear of this property, fronting 
Jubilee Lane, was a car wash facility, with staining from the vehicle entry, into the lane. 

A suspected riser and bowser, potentially associated with a UST was identified within the 
north eastern property extent (Figure 4). 

 
Photo 32 – The southern portion of the warehouse 
building fronting Marion Street facing north  

 



 

©JBS&G 43375/57834 – Rev 3e  14 

2.2.25 Parcel Y 

Situated on the corner of Marion and Church Streets, these allotments comprised the car 
dealership of Parramatta Best Cars and 4WDs and vacant land parcels. 

The property’s ground surface largely comprised concrete and bituminous hardstands, the 
ground surface of which appeared to have been altered in areas when compared to 
neighbouring allotments.  A small two storey showroom and sales office of brick 
construction with corrugated iron roof occupied land within the south eastern extent of Lot 
21 in DP 777325.  A large single story warehouse style, presumably used as a workshop, 
occupied the majority of Lot 2 in DP 163344. 

The balance of the property (Lots 1 and 2 in DP 996565) comprised cleared vacant land 
parcels, the ground surface of which was surfaced with grass cover.  Land within the 
southern extent of Lots 1 and 2 in DP 996565 appeared disturbed, the subject of filling.  A 
dangerous goods storage cabinet was observed within the south eastern extent of the 
vacant land parcels. 

 
Photo 33 – The car dealership of Parramatta Best Cars 
and 4WDs facing south east   

 
Photo 34 – The vacant land parcel facing south 

2.2.26 Parcel Z 

Fronting Marion and High Streets, these allotments comprised Neil Baileys Auto Electrical, 
a café (Oasis) and Parramatta Automotive.  

A large single story commercial style building of brick construction occupied Lot 11 in DP 
1138238 (Neil Baileys Auto Electrical).  Within the rear yard were several workshop areas 
of brick construction.  The remainder of the lot comprises of bituminous hardstands.  
Surface staining was observed in areas. 

Lot 10 in DP 1138238 comprised several structures.  The northern extent comprised a 
single story residential style structure of brick construction with a corrugated iron roof.  
The residential style structure appeared to have been converted into a café (Oasis) with 
outside dining and signage apparent.  Several galvanised sheds were observed within the 
rear yard, either associated with the land use occurring in Lot 1 DP 706520 given the 
thoroughfare to the neighbouring allotment or an automotive repairs workshop based on 
painted signage on the roof of the residential (café) style structure.  The land surrounding 
structures was observed to be largely paved with bituminous hardstands. 

Parramatta Automotive occupied Lot 1 in DP 706520 situated to the south of Neil Baileys 
Auto Electrical and café Oasis.  A single storey commercial style building of brick 
construction was observed within the south western lot extent.  The surrounding areas 
comprised largely of concrete and bituminous hardstands.  A riser, potentially associated 
with a UST was observed along the southern lot boundary (Figure 4). 
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Photo 35 – Parramatta Automotive fronting High 
Street, facing west  

 
Photo 36 – Neil Baileys Auto Electrical and Oasis Café 
facing south 

2.2.27 Parcel AA 

Situated on the corner of Marion and High Streets, this allotment comprised a residence of 
brick construction with a slate tile roof.  Within the rear yard were extensions to the 
residence, several sheds, potentially of ACM construction (Figure 4) and a double car brick 
garage.  The residence and site structure were in moderate conditions with minor areas of 
flaking paint. 

 
Photo 37 – The residence fronting Marion Street facing 
south 

 
Photo 38 – The eastern side of the residence facing 
west  

2.2.28 Parcel AB 

Fronting Church Street and extending to High Street, these allotments comprised the Denlo 
car dealerships of Isuzu, Commercial and Used Cars.   

An older style office and small workshop area were situated within the western extent of 
Lot 1 in DP 736399 and Lot 10 in DP 22771.  The remainder of these allotments comprised 
concrete and bituminous paved surfaces, the ground surface of which appeared to have 
been altered by a combination of cut and fill activities (when compared to the regional 
topography).  Land immediately east of Lot 1 in DP 736399 and Lot 10 in DP 22771 
comprised vacant land parcels, the ground surface of which comprised road base gravels, 
utilised for vehicle parking.  Surface staining was observed in unsealed areas. 

An older style showroom and sales office occupied land within the central eastern extent 
of Lot 1 in DP 816376.  Land surrounding the lot structures comprised bituminous hard 
stands.  
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Photo 39 – The Denlo used car dealership facing east  

 
Photo 40 – The Denlo Isuzu car dealership facing east  

 

2.2.29 Parcel AC 

Fronting High Street, these allotments comprised vacant land parcels, the ground surface 
of which comprised largely of concrete hard stands, part of the Denlo used car dealerships 
(Section 2.2.30).  The ground surface in areas appeared stained. 

 
Photo 41 – View of the property from High Street  

 

2.2.30 Parcel AD 

Fronting Church Street and extending through to High Street, this allotment comprised the 
car dealerships of Denlo Subaru and Volkswagon.  Two modern showrooms fronted Church 
Street.  Several older style structures were observed within the central property extent 
comprising workshops and offices associated with the used car dealership occupying the 
eastern property extent.  Within workshop areas several 205 L (44 gallon) drums were 
observed within unbunded areas. 

The property’s topography appears to have been filed in areas when compared to 
surrounding allotments.  The ground surface surrounding structures largely comprised 
hardstands and pavements.  A small area of exposed soils was observed within the north 
eastern property extent.  A modern electrical substation was observed within the south 
eastern property extent. 

 
Photo 42 – View of the car dealerships fronting Church 
Street 

 
Photo 43 – View of the workshop buildings facing east 
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2.2.31 Parcel AE 

Situated on the north-eastern corner of Raymond and Church Streets and extending east to 
High Street, these allotments comprise the car dealerships of Terry Shields Toyota and 
Lexus.  The majority of the property comprises paved concrete hardstands, the ground 
surface of which appear to have been altered in areas from the regional north east 
trending topography.  A showroom occupied the majority of Lot 1 in DP 318189.  An older 
style two storey split level warehouse conversion comprising offices; showroom and 
workshop areas occupied the majority of Lot 3 in DP 234313.  A riser associated with an 
underground storage tank (UST), and bowser were observed along the south, western 
façade of the warehouse style structure (Figure 4).  A small electrical substation was 
observed within the south eastern extent of Lot 2 DP 500595.  Lot 2 in DP 318189 fronting 
High Street appeared to be used for parking and comprised a level parcel of land, surfaced 
with road base gravels. 

 
Photo 44 – View of the caryard looking north west 
towards Church Street with substation in the 
foreground 

 
Photo 45 – Two storey warehouse situated on Lot 3 in 
DP 234313 facing north 

2.2.32 Parcel AF 

Fronting High Street, these allotments comprised an old two storey residential style 
structure of brick construction with cement tile roofing.  The residence was noted to be in 
generally good condition with minor areas of flaking paint.  Two smaller structures, a 
garage and shed, potentially of fibre cement sheeting (asbestos containing material 
(ACM)), were observed along the northern property boundaries (Figure 4).  Yard areas 
surrounding the residence and property structures were surfaced with grass cover. 

 
Photo 46 – Side view of parcel AF from the 
neighbouring property to the north west 

 
Photo 47 – The front gate of the residence fronting 
High Street 
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2.2.33 Parcel AG 

Fronting High Street, this allotment comprised a vacant land parcel, the ground surface of 
which comprised concrete hardstands, part of the Terry Shields Toyota dealership as 
discussed above in Section 2.2.31.  The ground surface appeared to have been altered 
(potentially filled) sloping south towards Raymond Street and east in areas towards High 
Street. 

 
Photo 48 – View of the caryard facing north 

 
Photo 49 – View of the caryard facing west along the 
eastern property boundary 

 

2.3 Surrounding Land use 

The current land use of adjacent properties or properties across adjacent roads is 
summarised below. 

• North – The site is bound to the north by the Great Western Highway and Parkes 
Street, beyond which are numerous commercial and residential properties.  
Parramatta Train Station is located approximately 300 m, north east of the site.  
Further afield is the Parramatta CBD and Parramatta River. 

• East – The site is bound by High Street in the south east, beyond which are residential 
allotments.  Further afield is Harris Park Train Station.  The north eastern site extent is 
bound by Jubilee Lane, a stormwater easement (Clay Cliff Creek) and Jubilee Park, 
beyond which are residential and commercial properties. 

• South – The site is bound to the south by Boundary and Raymond Streets, beyond 
which is the continuation of the Auto Alley Precinct within the LGA of Holroyd. 

• West – The site is generally bounded by residential allotments. 

Based on the surrounding land uses identified during the site inspection, there are no 
significant potential off-site contamination sources located within the vicinity of the site 
with the notable exception of the continuation of the Auto Alley precinct to the south. 

2.4 Topography 

Review of the regional topographic map (LPI 20028) indicated that the south western site 
extent has an elevation of approximately 25 m Australian Height Datum (AHD) gently 
sloping to the north east with an elevation of 15 m AHD. 

The site was observed to be relatively level with a gentle slope towards the stormwater 
easement of Clay Cliff Creek.  As discussed in Section 2.2, site levels appeared to have been 
altered in areas as a result of cut and fill activities. 

                                                           
8 Parramatta River 1:25 000 Topographic Survey Sheet 9130-3N (Edition 3).  Land and Property Information, 2002 (LPI 2002) 
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2.5 Geology and Soil Landscape 

Reference to the 1:100.000 Geological Series Sheet for Sydney (DMR 19839) indicates that 
the site is underlain by Ashfield Shales of the Wianamatta Group.  Ashfield Shale typically 
comprises black to dark grey shales with laminate formed within the Triassic period. 

Review of 1:100,000 ‘Sydney’ Soil Landscape Series Sheet 9130 (LWC 198310) revealed the 
site’s soil landscape predominantly comprises undulating to rolling hills on Wianamatta 
Group Shales.  The natural soil is described as shallow to moderately deep, red and brown 
Podzolic soils on upper slopes, deep yellow podzolic soils on lower slopes and humic gleys, 
yellow and gleyed podzolic soils along drainage lines. 

A previous Phase Two Environmental Site Assessment (ESA) completed by Aargus (201111) 
on properties currently owned by TC Properties Pty Ltd and Parramatta 101 Pty Ltd 
encountered fill across the assessment site.  The fill was described as medium grained silty 
sand with inclusions of gravel, bricks, ash, ceramic, wood, glass and concrete.  It is noted 
that the investigation failed to delineate the depth of fill. 

Based on review of registered groundwater bore information obtained from the National 
Resource Atlas database, as discussed in Section 2.7, regional soil in the vicinity of the site 
has been identified to comprise residual clay soils over shale bedrock. 

2.6 Hydrology 

Clay Cliff Creek, comprising a concrete conduit, intersects the central western site extent 
and traverses north east.  Within the western site extent, within land Parcel F, and the 
north eastern site extent, within land Parcel T, the creek comprises an open concrete 
conduit.  Across the remainder of the site the creek comprises an enclosed concrete 
conduit at depth. 

The Parramatta River/Clay Cliff Creek confluence is located approximately 1.5 km north 
east from the site. 

Individual properties are generally surfaced with concrete and bituminous hardstands.  
Given the sealed nature, the majority of precipitation is expected to be collected by 
individual property stormwater drainage networks before discharging into the stormwater 
drains present along road frontages and in turn into Clay Cliff Creek. 

In unpaved areas, it is anticipated surface water generated during periods of rainfall is 
likely to result in infiltration into the ground surface at a rate reflective of the silty clay low 
permeability soils and/or heterogeneous moderate permeability fill material.  In periods of 
heavy or prolonged rainfall, excess water is expected to follow the topographic gradient 
and migrate off-site and in turn collected by stormwater drainage present along road 
frontages. 

2.7 Hydrogeology 

Registered groundwater bore information was obtained from the National Resource Atlas 
database on the 26 March 2014.  A review of the registered bore information indicated 
that thirteen bores are located within a 1 km radius of the site.  The details of those bores 
are summarised in Table 2.2.   

                                                           
9 Sydney 1:100 000 Geological Series Sheet 9130 (Edition 1).  Department of Mineral Resources, 1983 (DMR 1983) 
10 Sydney 1:100,000 Soil Landscape Series Sheet 9130 (LWC 1983) 
11 Phase II Environmental Site Assessment 54-72 Church Street, Parramatta NSW.  Prepared for T.C.Properties Pty Ltd.  
Aargus Pty Ltd dated March 2011(Aargus 2011) 
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Table 2.2 Groundwater Bore Search  
Groundwater 
Bore Number 

Location 
(approx. 
distance from 
centre of site) 

Intended 
Purpose 

Drilled 
Depth (m) 
bgs 

Standing 
Water 
Level (m) 
bgs 

Water 
Bearing 
Zones 
(m) bgs 

Geological Profile 

GW024667 1.6 km NE General Use 4.60 2.40 2.40 0.00-2.40: Sand 
GW111322 0.7 km SE Monitoring 3.60 N/R N/R 0.00-0.30: Topsoil, 

Gravelly silty sand 
0.30-2.20: Fill, silty 
clay, medium density 
2.20-3.50: Sand, 
medium grain, grey, 
soft 
3.50-3.60: Clay, low 
to moderate 
plasticity, grey, shale. 

GW111323 0.7 km SE Monitoring 4.10 N/R N/R 0.00-0.30: Topsoil, 
silty sand, fine grain 
0.30-2.50: Fill, sandy 
clay, red brown, grey 
mottling 
2.50-4.10: Shale, 
weathered, stiff to 
hard, some clay. 

GW111324 0.7 km SE Monitoring 8.10 N/R N/R 0.00-0.30: Topsoil, 
silty sand, fine grain, 
brown 
0.30-5.50: Fill, 
Gravely clay, 
moderate plasticity, 
red brown 
5.50-8.10: Shale, dark 
grey, hard, uniform, 
wet. 

GW110396 0.4 km S Monitoring 7.00 N/R N/R 0.00-0.30: Fill, loose, 
brown, sandy 
0.30-6.00: Clay, light 
brown, soft, plastic0 
6.00-7.00: Clay, red 
brown, plastic, fill 

GW110397 0.5 km SE Monitoring 5.00 N/R N/R 0.00-1.50: Fill, clay, 
soft, brown, plastic 
1.50-3.50: Clay, red, 
pink, purple, hard.  
3.50-4.30: Clay, light 
brown, hard.  
4.30-4.50: Clay, light 
brown, soft, plastic 
4.50-5.00: Clay, dark 
yellow, silty 

GW110398 0.5 km SE Monitoring 6.00 N/R N/R 0.00-0.50: Fill, road 
base 
0.50-1.50: Clay, red, 
grey, plastic, moist 
1.50-4.00: Clay, red 
brown, stiff, plastic 
4.00-5.50: Clay, 
orange/brown, stiff 
5.50-6.00: Shale, grey, 
weathered 

GW110399 0.4 km S Monitoring 5.30 N/R N/R 0.00-1.50: Fill, clay 
brown, plastic 
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Groundwater 
Bore Number 

Location 
(approx. 
distance from 
centre of site) 

Intended 
Purpose 

Drilled 
Depth (m) 
bgs 

Standing 
Water 
Level (m) 
bgs 

Water 
Bearing 
Zones 
(m) bgs 

Geological Profile 

1.50-2.00: Clay, 
yellow, brown, hard 
2.00-2.50: Clay, light 
brown, soft, silty, 
plastic 
2.50-3.40: Clay, light 
grey, silty soft plastic 
3.40-5.30: Clay, 
orange, grey mottle 

GW110400 0.4 km S Monitoring 5.40 N/R N/R 0.00-0.80: Fill, clay, 
sandy, gravelly  
0.80-4.30: Fill, clay, 
light brown, soft, 
plastic 
4.30-5.40: Clay, light 
brown, pink, soft, silt 

GW110401 0.4 km S Monitoring 7.00 N/R N/R 0.00-0.85: Fill, loose 
sand/gravel  
0.85-7.00: Fill, 
crushed sandstone. 

GW110402 0.5 km SW Monitoring 8.00 N/R N/R 0.00-0.85: Fill, loose 
sand, with gravel 
0.85-5.00: Fill, 
crushed sandstone 
5.00 8.00: Fill, soft, 
sandy clay with 
gravel. 

GW110403 0.5 km SW Monitoring 9.00 N/R N/R 0.00-0.10: Topsoil 
0.10-0.20: Basalt 
gravel fill 
0.20-0.85: Fill, silty 
sand 
0.85-1.50: Fill, stiff, 
grey/brown, sandy 
clay 
1.50-4.00: Fill, 
crushed sandstone 
4.00-6.40: Silty clay, 
very soft, grey.  

GW110404 0.5 km SW Monitoring 9.00 N/R N/R 0.00-0.90 0.90: Fill, 
clay sand, gravel 
0.90-1.50: Fill, 
gravelly silty sand 
1.50-6.50: Fill, 
crushed sandstone 
6.50-8.50: Silty clay, 
with minor sand 
8.50-9.00: Shale, grey, 
extremely weathered. 

Based on regional topography, groundwater flow is anticipated to be to the north east 
towards the Clay Cliff Creek and in turn the Parramatta River. 

Based on the available geological and hydrogeological information it is anticipated that 
perched water may be encountered at the soil-rock interface as a result of subsurface 
water movement during and following wet weather.  Given the proximity of the site to the 
Parramatta River, it is anticipated shallow (perched) groundwater conditions may occur 
beneath the site (3-5 m bgs). 
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As the site lies within a residual shale formation, the permanent groundwater table is 
anticipated to occur within the underlying bedrock, within zones of relatively higher 
permeability associated with inconsistencies in the bedrock (faults, joints, weathered 
zones, etc). Given these conditions potential contaminants at or near surface are less likely 
to migrate to deeper permanent groundwater within bedrock aquifers beneath the site.  

2.8 Acid Sulphate Soils 

A review of the NSW Natural Resources Atlas (201312) indicated that there was no evidence 
of acid sulphate soils (ASS) in the area of the site. 

Review of the Prospect/Parramatta River ASS Risk Map (DLWC 199713) revealed that the 
central portion of the site (in the vicinity of Clay Cliff Creek) lies within disturbed terrain 
which may include filled areas, which often occur during reclamation of low lying 
swamps/drainage areas for urban development.  Other disturbed terrain includes areas 
which have been mined or dredged, or have undergone heavy ground disturbance through 
general urban development or construction of dams or levees.  For soils of this landscape 
group it is recommended that soil investigations are undertaken to assess these areas for 
ASS. 

Tabulated planning data provided by Council for the site (Appendix C) indicates the 
majority of the site’s soils are identified as Class 4 and Class 5 on the Parramatta Local 
Environmental Plan (LEP) 2011 ASS Map.  

Reference to Clause 6.1 of the Parramatta LEP 2011 indicates the following: 

• For land within the Class 4 area, development consent is required for works that are 
more than 2 m below the natural ground surface and/or when works by which the 
water table is likely to be lowered more than 2 m below the natural ground surface. 

• For land within the Class 5 area, development consent is required for development 
which may result in the water table being lowered on the adjoining land classified as 
Class 1, 2, 3 or 4 on the ASS Map.   

Furthermore, Council requires the preparation of a preliminary assessment indicating an 
acid sulfate soil management plan (ASSMP) is not required, or alternatively an ASSMP will 
be required prior to consent for development in this land classification. 

2.9 Meteorology 

A review of average climatic data for the nearest Bureau of Meteorology monitoring 
location (Parramatta North [Masons Drive] AMO14) indicates the site is located within the 
following meteorological setting: 

• Average minimum temperatures vary from 6.2°C in July to 17.6°C in February; 

• Average maximum temperatures vary from 17.3°C in July to 28.4°C in January; 

• The average annual rainfall is approximately 961 mm with rainfall greater than 1 mm 
occurring on an average of 90 days per year; and 

• Monthly rainfall varies from 46 mm in July to 124 mm in February with the wettest 
periods occurring on average in January to March.  

 

                                                           
12 NSW Natural Resource Atlas website, http://www.nratlas.nsw.gov.au accessed 14 April 2014 
13 Prospect/Parramatta River 1:125,000 Acid Sulfate Soil Risk Map Edition Two (DLWC 1997) 
14 http://www.bom.gov.au/climate/averages/tables/cw_066124.shtml  Commonwealth of Australia, 2013 Bureau of 
Meteorology, Product IDCJCM0028 prepared at 10 April 2014 and accessed by JBS&G on 14 April 2014.  

http://www.nratlas.nsw.gov.au/
http://www.bom.gov.au/climate/averages/tables/cw_066124.shtml
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 Site History 

3.1 Aerial Photographs 

3.1.1 General Land Use 

Historical aerial photographs were obtained from NSW Land and Property Information for 
review.  Relevant information from the aerial photograph review is summarised below 
based on a general overview of the Auto Alley Parramatta LGA Precinct as well as key 
features within individual land Parcels as listed in Table 3.1 and shown in Figure 4. 

• 1930: The quality of the aerial photograph precluded a thorough review of the site and 
surrounding land use.  Notwithstanding this the site appeared heavily developed 
comprising low and medium density residential allotments, within the central and 
southern site extent, while the northern site extent appeared to comprise residential 
and commercial/industrial allotments.  The site’s road reserves were discernible, 
similar to their current alignment. 

Clay Cliff Creek was apparent within the central site extent with a west to north east 
orientation.  The creek appeared to comprise a man-made open stormwater conduit 
across the majority of the site. 

The surrounding land use appeared to comprise largely residential and commercial 
land use with the notable exception of Jubilee Park to the north east. 

• 1951: The site appeared similar to the previous aerial photograph, however, the poor 
clarity precluded a more thorough review of land use activates.  A large warehouse 
style structure was apparent north of Dixon Street, with the ground surface 
surrounding the structure appearing to be heavily disturbed.  Several other warehouse 
style structures were apparent on the corner of Dixon and Church Streets and Marion 
and Church Streets.  The balance of the site appeared to comprise residential 
allotments with the isolated commercial/industrial property. 

The surrounding land use appeared similar to the previous aerial photograph. 

• 1962: The site appeared to have undergone significant transformation with numerous 
residential allotments making way for large commercial/industrial style uses.  
Residences appeared largely confined to the western site extent fronting Dixon Street, 
the south eastern site extent fronting High Street and north eastern site extent 
fronting Anderson Street.  Several car yards were apparent along Church Street.  Clay 
Cliff Creek appeared to have been slightly modified, with overlying structures in areas 
no longer apparent. 

Land surrounding the site appeared to comprise largely residential allotments with 
areas of isolated commercial/industrial allotments, notably to the north. 

• 1972: The site appeared to more developed with an expansion of 
commercial/industrial land use activities along east west orientated streets.  Church 
Street appeared to be flanked by car yards and Clay Cliff Creek appeared to have been 
in filled/built over in areas.  A service station style property was apparent on the corner 
of Raymond and Church Streets. 

The surrounding land use appeared similar to the previous aerial photograph with the 
notable exception of a continuation of the Church Street industrialisation to the south. 

• 1982: The site experienced further expansion of the automotive industry with car yards 
and associated uses, potentially including car washing facilities and repair and supply 
outlets, occupying the majority of the site.  Roofing on several warehouse style 
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structure appeared potentially of fibre cement sheet (ACM) construction.  The Clay Cliff 
Creek alignment between Church and Andersons Streets was no longer apparent, 
either in filled or built over.  Similar modifications were also apparent to the west, 
south of Lansdowne Street.  Residential properties were largely confined to isolated 
areas along Dixon and High Streets. 

The surrounding area appeared similar to the previous aerial photograph, with the 
exception of an expansion of the automotive industry to the north and south of the 
site along Church Street, the demolition of several large warehouse style structures 
associated with the Heartland Holden development lots.  Residences to the north west 
appeared more developed, with an increase in building density. 

• 1994: The site appeared similar to the previous aerial photography with the notable 
exception of the demolition of several large warehouse style structures and the 
erection of a large multi storey commercial building (Holiday Inn) within the north 
western site extent.  Several other site structures appeared to have been 
demolished/modified to make way for newer commercial style structures and/or 
increase in floor space. 

Clay Cliff Creek was discernible only within the western site extent, either in filled or 
built over. 

The surrounding area appeared similar to the previous aerial photograph. 

• 2005: The site appeared similar to the previous aerial photograph.  Several residential 
style structures formerly fronting High Street within the south eastern site extent were 
no longer present, making way for commercial land uses (car yard floor space, repair 
centres and showrooms).  Numerous buildings experienced modifications and a large 
commercial style building was apparent on the corner of Church, Marion and Anderson 
Streets and adjacent fronting Anderson Street. 

The surrounding area appeared similar to the previous aerial photograph. 

• 2012: The site and surrounds appeared similar to the current site configuration.  
Modern showrooms and bituminous and concrete hardstand front Church Street.  
Commercial/industrial warehouse style structures presumably car washing facilities 
and repair and supply outlets line east west orientated streets.  Several residences 
were apparent fronting Dixon Street. 

The surrounding area appeared similar to the previous aerial photograph. 

3.1.2 Property Specific Land Use 

Relevant information from historical aerial photographs with regards to individual land 
ownership parcels, as identified by Council, is summarised in Table 3.1 below. 

Table 3.1 Site Ownership Aerial Photograph Summary 
Land Parcel Land Use Activity Summary 
Parcel A  The property appeared to comprise two residences fronting the Great Western Highway.  A 

large shed like structure was apparent within the 1972 aerial photograph within the southern 
extent of Lot 1 DP 129170.  The residence within Lot 79 DP 735541 was no longer apparent in 
the 1982 aerial, with the ground surface comprising grass cover.  By 1994 all of the property’s 
structures were levelled, with a large commercial style structure occupying land within the 
eastern and southern extent of Lot 79 DP 735541.  A smaller commercial style structure 
occupied the southern extent of Lot 1 DP 129170.  Slight modifications and extensions to 
existing structures were observed in subsequent aerial photographs. 

Parcel B The property appeared to comprise a vacant land parcel.  By 1962 a large warehouse style 
structure occupied the majority of the property.  Slight modifications and extensions to 
existing structures were observed in subsequent aerial photographs. 



 

©JBS&G 43375/57834 – Rev 3e  25 

Land Parcel Land Use Activity Summary 
Parcel C  The property comprised a residential allotment.  The residence observed in previous aerial 

photographs was no longer apparent in the 1982 aerial photograph with a large commercial 
industrial style structure apparent.   

Parcel D The property appeared to accommodate a duplex residence.  Slight modifications to the 
residence were observed in subsequent aerial photographs. 

Parcel E The property appeared to accommodate several residential style structures.  Lot B DP 372964 
comprised a vacant land parcel.  Clay Cliff Creek, comprising a concrete conduit, was apparent 
within the northern property extent.  The vacant land parcel identified within the previous 
aerial photograph now accommodated a residence.  Slight modifications and extensions to 
existing structures were observed in subsequent aerial photographs. 

Parcel F The property comprised residential and light commercial land use.  A large service station 
style structure was situated on the corner of Church and Dixon Streets.  Clay Cliff Creek, with 
a west north east orientation, comprising a concrete conduit, was observed within the 
northern property extent.  By 1951 several residences fronting Dixon Street appeared to have 
been levelled with a large commercial/industrial land use apparent.  The property 
experienced further development with the residences lining Church Street no longer 
apparent in the 1962 aerial photograph, with commercial/industrial land use activities 
apparent.  A residence fronting Lansdowne Street also appeared to have been levelled.  By 
1972, the property accommodated numerous commercial/industrial style structures.  
Numerous vehicles were parked across the property, indicating land use activities included 
car dealerships and associated service and repair centres.  The roofing of several structures 
appeared to be of fibre cement sheet (ACM) construction.  The remaining residence fronting 
Lansdowne Street was no longer apparent in the 1982 aerial photograph.  Slight 
modifications and extensions to existing structures were observed in subsequent aerial 
photographs. 

Parcel G The property appeared to accommodate residential land use fronting Church Street.  The 
residence within the south eastern property extent was no longer apparent in the 1962 aerial 
photograph.  A small structure was observed within the south western property extent.  A 
large shed like structure was also observed to the west of the residence within the north 
eastern property extent with appeared to have been adapted for commercial use.  The 
roofing of additional structures appeared to be of fibre cement sheet (ACM) construction.  
Several vehicles were observed in the 1994 aerial photograph, indicating land use activities 
may have been associated with the automotive industry (car dealership and repairs/service 
centres).  Slight modifications and extensions to existing structures were observed.  Site 
structures identified in previous aerial photographs were no longer apparent in the 2005 
aerial photograph, with a large modern carport like structure occupying land within the 
western property extent (car wash).  The balance of the property comprised bituminous 
hardstands.  A modern showroom style structure fronted Church Street in the 2012 aerial 
photograph, occupying land previous comprising bituminous hardstands. 

Parcel H The property appeared to comprise of a residential style structure.  By 1951 the residence 
was no longer apparent, with a commercial/industrial style structures apparent within the 
northern and southern property extents.  The central property extent appeared to comprise 
hardstands and a smaller structure, potentially a shed.  Modifications of existing site 
structures were apparent in 1962 and 1972.  By 1972, the structure within the northern 
property extent was no longer apparent, with the structure in the southern property extent 
occupying the southern and central property extent.  Slight modifications were apparent 
between 1972 and 2012.  

Parcel I The property appeared to comprise residential and commercial land use activities.  Several 
residences were apparent along Church and Rosehill Streets.  The northern property extent 
appeared to be used for commercial purposed with a large warehouse/commercial style 
structure apparent.  Several vehicles were observed within the 1962 aerial photograph 
indicating land use activities may have been associated with the automotive industry (car 
dealership and repairs/service centres).  A residence fronting Church Street appeared to have 
been levelled, with the residence no longer apparent.  By 1972 a single residence was 
apparent fronting Rosehill Street.  A large warehouse style structure occupied land within the 
central northern property extent, the roof of which appeared to potentially be of fibre 
cement sheet (ACM) construction.  Land use fronting Church Street appeared to comprise car 
dealerships.  By 1972 the majority of the properties structures were no longer apparent, with 
the exception of the recently constructed warehouse structure within the central western 
property extent and several small commercial (showroom) style structure off set from Church 
Street.  The property appeared to be largely used as a car dealership.  A large commercial 
style structure was apparent within the southern property extent in the 1994 aerial 
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Land Parcel Land Use Activity Summary 
photograph.  Slight modifications and extensions to existing structures were observed in 
subsequent aerial photographs. 

Parcel J A small structure was apparent in the 1930 aerial photograph fronting Rosehill Street.  The 
structure fronting Rosehill Street in the previous aerial photograph was no longer apparent 
with a service station style structure apparent on the corner of Church and Rosehill Streets.  A 
residential/commercial style structure was observed within the northern property extent 
fronting Church Street.  By 1962 the commercial style structure situated on the corner of 
Church and Rosehill Streets was no longer apparent with a smaller structure observed.  A car 
dealership comprising a showroom style building and hardstand areas occupied the property 
in the 1972 aerial photograph.  Slight modifications and extensions to existing structures 
were observed in subsequent aerial photographs.  In 2012 the property appeared similar to 
previous aerial photographs, however, the property appeared untenanted.  

Parcel K The property appeared to be part of a residential duplex fronting Rosehill Street.  Slight 
modifications and extensions to the existing residence were observed in subsequent aerial 
photographs. 

Parcel L The property appeared to comprise a residence fronting Rosehill Street.  Slight modifications 
and extensions to the existing residence were observed in subsequent aerial photographs.  
The residence and associated structures were no longer apparent in the 1982 aerial 
photograph with the property comprising bituminous hardstands.  Numerous vehicles were 
observed in aerial photographs indicating land use activities may have been associated with 
the automotive industry. 

Parcel M The property appeared to comprise of residential uses fronting Rosehill, Church and 
Boundary Streets.  By 1972, the residences were no longer apparent with land use activities 
comprising commercial land use (car dealerships and repair/service centres).  Two large 
warehouse style structures lined the western property boundary.  A small car dealership 
fronted Church Street.  The property experienced further development for commercial land 
use activities with a large warehouse style structure fronting Boundary Street.  The roof of 
the warehouse style structure appeared to be of fibre cement sheet (ACM) construction. 

Parcel N The property appeared to be of residential land use with two residences fronting Church 
Street.  By 1972 the residences were replaced by a small showroom like structure along the 
western property extent.  The balance of the property comprised hard stands on which 
numerous vehicles were observed.  

Parcel O The property appeared to comprise residential land use.  The residences were no longer 
apparent in the 1972 aerial photograph with the site occupied by a car dealership.  A small 
showroom style structure occupied the north western property extent. 

Parcel P The property appeared to comprise a residential/commercial style structure.  Several 
modifications to the site structure were observed from 1951 to 2012. 

Parcel Q The property appeared residential.  In the 1962 aerial photograph several structures 
appeared to have been cleared making way for a warehouse style structure to the north.  A 
single residence fronted Church Street.  The roofing of the warehouse style structures 
appeared to be of fibre cement sheeting (ACM).  By 1982, the residence fronting Church 
Street was no longer apparent.  A modern warehouse/showroom style structure was 
apparent in the 1994 aerial photograph occupying the central and southern property extent 
where the former residence once stood.  Modifications to existing property structures were 
apparent.  The warehouse style structure occupying the northern property extent appeared 
to have been levelled, making way for a more modern showroom like structure.  

Parcel R The property appeared residential and commercial with a large warehouse style structure 
apparent on the corner of Church and Marion Street.  Clay Cliff Creek, comprising a concrete 
lined conduit, was apparent.  By 1951 several residences appeared to have been cleared, 
making way for larger warehouse style structures and the stormwater easement (Clay Cliff 
Creek) appeared to have been either in filled or built over.  By 1962 the property comprised 
numerous large warehouse style structures.  An area of vacant land was apparent to the east 
of Early Street, which had previously occupied by a residential style structure.  By 1972, 
numerous structures appeared to have been cleared making way for smaller structures 
and/or the modification of existing structures.  At this stage, the advent of car dealerships 
land use activities was also apparent.  Following 1972 the property appeared to be subject to 
further demolition and the construction of more modern showroom like structures and an 
increase in paved area.  Structures within Lot 2 DP 734955 appeared potentially of fibre 
cement sheet construction (ACM). 

Parcel S The property appeared to comprise residential style structures fronting Parkes Street.  In the 
1972 aerial photograph, the residences within the central and western extent were no longer 
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apparent with the ground surface comprising grass cover.  1982 saw the advent of 
commercial land use with the levelling of the remaining residences and construction of a 
structure within the central property extent.  The balance of the property appeared paved 
with the exception of an elongated warehouse style structure along the eastern property 
boundary.  The warehouse situated along the eastern property boundary was no longer 
apparent in the 1994 aerial photograph. 

Parcel T The property appeared to comprise several residences and potentially light commercial land 
use.  By 1962 the northern and western property extent appeared to comprise a car 
dealership.  Further development saw the property accommodate several large 
warehouse/commercial style structures part of the Hillsdone Holden dealership, as evident in 
the 1972/1982 aerial photographs.  The property appeared to have been levelled by 1994, 
with a multi storey commercial style structure (Holiday Inn) and car park apparent. 

Parcel U The property appeared to comprise several residences which were progressively levelled 
from 1962 up until 1994 when the property comprised hardstand, presumably part of the 
neighbouring car dealership.  Review of the 2005 aerial photograph identified a large multi 
storey commercial style structure.  

Parcel V The property appeared to accommodate a residential style structure.  By 1972 the residence 
was no longer apparent with a large commercial/industrial style building occupying the entire 
property.   

Parcel W The property appeared to comprise a residential style structure.  The residence was no longer 
apparent in the 1982 aerial photograph, with a warehouse style structure occupying the 
central and northern property extent.  Material appeared to have periodically stored on hard 
stand areas fronting Marion Street.   

Parcel X The property appeared to comprise commercial land use presumably a car wash or service 
repair centre with several warehouse/factory style structures apparent.  Slight modifications 
and extensions to existing structures were observed in the 1951, 1962, 1982 and 1994 aerial 
photographs.  Structures occupying Lot 102 DP 1054466 were no longer apparent in the 2005 
aerial photograph. 

Parcel Y The property appeared commercial with two large warehouse style structures apparent along 
with several other smaller structures.  By 1962 the warehouse and associated structures on 
the corner of Church and Marion Streets were no longer apparent with a car dealership and 
show rooms occupying the western site extent and an elongated warehouse occupied the 
majority of Lot 2 DP 163344.  In the 2012 aerial photograph, the large warehouse style 
structure occupying the north eastern property extent was no longer apparent, with this area 
comprising disturbed terrain with grass cover.  Modifications to property structures were 
observed between 1972 and 2012.  

Parcel Z The property appeared residential with several residences apparent.  By 1982 the residence 
occupying Lot 11 DP 1138238 was no longer apparent, making way for a warehouse style 
structure and associated structures (sheds).  The rear yard of the allotment fronting High 
Street appeared to be used for the storage of goods.  The property appeared 
commercial/industrial in the 1994 aerial photograph with several warehouse and shed like 
structures occupying the majority of the property.  The residence occupying Lot 10 DP 
1138238 appeared to have been converted into a commercial premise.  Modification to 
property structures were observed between 1972 and 2012. 

Parcel AA The property appeared residential.  Several additional structures and extensions to the 
residence were apparent in the 1962 aerial photograph.  Further modification to property 
structures were observed between 1972 and 2012. 

Parcel AB The property appeared to comprise several residences.  By 1962 the residences fronting 
Church Street appeared to have been cleared making way for car dealerships.  Several small 
structures were apparent, presumably showrooms and workshop areas, the roofing of which 
appeared to be of fibre cement sheet construction (ACM) in areas.  By 1994 the residences 
fronting High Street were no longer apparent with the car dealership fronting Church Street 
expanded to occupy land to the east.  Modification of site structures was observed over time 
including upgrades to the roofing of structures. 

Parcel AC The property comprised a residence.  The residence occupying the property was no longer 
apparent in the 1994 aerial photograph with the property comprising cleared unpaved areas.  
In the 2005 aerial photograph the property appeared to have been paved with either 
hardstands or with road base gravels. 

Parcel AD The property appeared to comprise several residences.  By 1962 the residences fronting 
Church Street appeared to have been cleared making way for large warehouse style 
structures and car yard areas.  Modification to existing structures and the erection of smaller 
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structures were observed in the 1972 aerial photograph, along with an increase in paved 
areas.  Several residences fronting High Street appeared to have been cleared by 1982 
making way for an expansion of what appeared to be work shop areas and floor space.  The 
roofing of several structures appeared to be of ACM construction.  By 2005 the property 
comprised two modern showroom style structures fronting Church Street.  The remainder of 
the property comprised largely of paved and unpaved floor space with areas of smaller 
structures, presumably workshop areas.  The balance of the property appeared paved by 
2012. 

Parcel AE The property appeared to comprise several low density residences.  In the 1962 aerial 
photograph allotments fronting Church Street appeared to have been cleared making way for 
two large warehouse style structures.  Land fronting High Street remained residential.  One of 
the warehouses identified in the 1962 aerial photograph was no longer apparent with a 
service station and rectangular warehouse style structures apparent in the 1972 aerial 
photograph.  A large warehouse style structure was also presence on the corner of Raymond 
and High Streets.  Several modifications to site structures were observed in the 1982 aerial 
photograph, with the canopy area of the service station like structure no longer apparent and 
areas fronting Church Street comprising a car yard.  The warehouse on the corner of 
Raymond and High Streets was no longer along with the remainder of the service station like 
structure in the 1994 aerial photograph.  The residence within the north eastern property 
extent was cleared making way for a road based paved parcel of land used for vehicle 
parking.  In 2005, a structure was apparent in the vicinity of the former service station 
building, presumably a showroom. 

Parcel AF The property appeared residential.  Between 1951 and 1972 several slight modification were 
apparent to small structures (shed and garage) along the northern property boundary.  In the 
1994 aerial photograph an awning was apparent from the residence to a structure along the 
northern property boundary.  2005 saw modifications/extensions to the residence and areas 
of disturbed terrain along the northern property boundary.  The structure situated within the 
northern central property extent was no longer apparent. 

Parcel AG The property appeared residential until 1994 when the residence was cleared and the ground 
surface paved with hardstand, part of the neighbouring car dealership.  The ground surface 
appeared to have been altered to facilitate the display of vehicles.  By 2005 the property’s 
surface was either repaved or painted to match allotments to the south and west. 

3.2 EPA Records 

A search of the EPA’s public register under the Protection of the Environment Operations 
Act 1997 was undertaken for this report.  The search identified, for the site, there were: 

• No prevention, clean-up or prohibition notices; and 

• No transfer, variation, suspension, surrender or revocation of an environment 
protection licence. 

A search was also undertaken through the EPA’s public Contaminated Land Register and 
public record of sites notified to the EPA under s60 of the Contaminated Land 
Management Act 1997 (CLM Act).  The search identified that there have been no notices 
issued under the CLM Act for the site, and that no properties within the site have been 
notified to the EPA as potentially containing significant contamination under s60 of the 
CLM Act, as of 7 December 2015.   

A review of Council supplied data (Appendix C) identified Lot 2 DP 163344 (3 Marion 
Street), Lot 11 DP 1138 238 (7 Marion Street) and Lot 10 DP 1138238 (9 Marion Street) as 
having been identified as potentially contaminated in accordance with Section 59(2) of the 
CLM Act.  It is noted however, that Council documentation did not record the presence of 
gross contamination which would require notification to the EPA under the CLM Act.  

The impacts are considered representative of common contamination issues which can be 
readily addressed at the DA stage with regard to site suitability for redevelopment and 
proposed land use. 
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3.3 Title Details 

To gain an understanding of potential land use prior to historical aerial photographic 
records, current and historical land title records were obtained for a selection of 
representative properties. The results are summarised below.  Current details regarding 
ownership and/or occupation of land parcels within the site are provided in Appendix B. 

Based on a review of selected historical title documentation, the site appears to have been 
used for commercial/industrial land use (automotive retail and repairs industry) from circa 
1950’s.  Prior to circa 1950’s, land parcels were owned by various proprietors, presumably 
for a variety of residential and light commercial purposes. 

3.4 Heritage  

3.4.1 Australian and NSW Heritage Register 

A search of the Australian Heritage Trust database and the NSW Heritage Inventory did not 
reveal any Heritage listed items at the site.  Heritage information covers Aboriginal as well 
as European heritage. 

3.4.2 Parramatta Local Environmental Plan (LEP) 2011 

Review of Schedule 5 Environmental Heritage of Parramatta LEP 2011 identified the 
following heritage listed properties within the site: 

• 42 High Street (Lot 1 DP 1003369, Lot 1 DP 81523 and Lot 1 DP 81603) comprising a 
two storey residence; 

• 49 Lansdowne Street (Lot 19 DP 12623) comprising semi-detached cottages; 

• 9 Marion Street (Lot 1 DP 794747) comprising a residence/industrial structure; and 

• 11 Marion Street (Lot 1 DP 574174) comprising a single storey residence. 

The site was also identified as having Aboriginal significance ranging from Low to High 
across the site. 

3.5 WorkCover Dangerous Goods Search 

A WorkCover Dangerous Goods search for individual allotments was not conducted given 
the short project timeframe, the project objectives and authorisation requirements. 

3.6 Council Records 

3.6.1 Planning Certificates 

Planning certificates for the site were requested from Council.  Given the number of 
allotments within the site, planning certificate information was provided in an Excel data 
base.  Relevant information is provided in Appendix C. 

Data provided included the following information regarding the site: 

• The site is zoned B5 Business Development within the Parramatta LEP 2011 with the 
exception of 12, 14, 16, 18 and 20 Dixon Street which are zoned R4 High Density 
Residential and 5-7 Parkes Street which is zoned B4 Mixed Use. 

• The site is not declared as significantly contaminated land within the meaning of the 
Contaminated Land Management Act 1997 (the Act 1997), or subject to a management 
order within the meaning of the Act. 

However, Lot 2 DP 1633 (3 Marion Street), Lot 11 DP 1138 (7 Marion Street) and Lot 10 
DP 1138238 (9 Marion Street) have been identified as potentially contaminated in 
accordance with section 59(2) of the Act 1997. 
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As discussed in Section 3.2, these allotments have not been reported to the EPA, nor 
notices issued.  It is considered that these properties may have been subject to 
previous investigations and a SAS issued indicating the potential for contamination.  
The potential for impact is considered representative of common contamination issues 
which can be readily dealt with during the DA stage for redevelopment and site 
suitability. 

• The land is identified as being subject to ASS risk on the ASS Map of the Parramatta LEP 
2011 with the sites soil classified as Class 4 and/or Class 5 (refer to Section 2.8). 

• Several land parcels are identified as Flood Prone Land. 

• The land is not listed under the NSW Heritage Act 1997.  Properties were identified as 
having Aboriginal Heritage ranging from Low Sensitivity to High Sensitivity under the 
Parramatta LEP 2011.  Properties identified as being of historical significance are 
described in Section 3.4.2. 

• Individual land parcels are subject to a Tree Preservation Order. 

• Individual land parcels are subject to SEPP (Urban Renewal) 2010. 

3.6.2 Development Application and Building Approvals 

Based on the detailed site inspection and desktop review, development application (DA) 
and building approval (BA) records for a selection of properties were requested from 
Council.  The search identified the following: 

• Parcel X (2 Anderson Street Lot 102 DP 1094466).  No. UA1192/2005 dated 30 
September 2005 – development consent for car washing facilities and company vehicle 
fuel supply representing a high risk area (Figure 5). 

• Parcel A (7 Great Western Highway Lot 79 DP 735541).  No. DA/808/2008 dated 17 
December 2008 – additions to existing mezzanine floor within an existing commercial 
building. 

• Parcel AA (5 Marion Street).  Development consent for the construction of a single 
storey building for a commercial car detailing business including carwash/detailing 
works. 

• Parcel N (21 Church Street Lots 1, 2 and 3 DP 1035905).   

• No. DA/42/1993 dated 19 January 1993 - development consent for the installation 
of illuminated light box. 

• No. DA/162/2001 dated 01 February 2001 - development consent for the 
demolition of existing buildings and construction of a new motor showroom. 

• No. DA162/2001A dated 29 May 2001 - development consent to demolish existing 
structure and construction of a new showroom. 

• No. DA/161/2013 dated 20 April 2013 – development consent for replacement of 
business identification signage, building of a new pylon sign and installation of sun-
shielding louvres. 

• No. DA/161/2013A dated 20 May 2013 – development consent under Section 96(1) 
Modification to an approval for replacement of business identification signage, 
building of a new pylon sign and installation of sun-shielding louvres.  The 
modification includes one deletion of Condition No. 18 relating to illumination of 
the signage. 
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• Parcel J (23 Church Street Lot 10 DP 707836) - No. DA/351/2012 dated 13 August 2012 
– development consent for alterations and additions to the existing building and use of 
the ground floor as a vehicle showroom with associated signage. 

• Parcel J (23 Church Street Lot 10 DP 707836) - No. DA/1424/2004 dated 12 May 2005 – 
development consent for alterations and additions to the existing building, removal of 
advertising signage and construction of new signage. 

• Parcels R and Q (40-58, 60-64 and 66-70 Church Street Lot 1 DP 734700, Lot 2 734955, 
Lot 3 DP 827013 and Lot 1 DP 1025899) - No. DA/455/2011 dated 12 April 2011 –
development consent for the demolition and construction of a four storey motor 
showroom over a basement service centre with roof top carpark. 

• Parcel I (41 Church Street Lot 2 DP 734955) - No. DA/539/1994 dated 21 July 1994 – 
development consent for demolition of the existing motor vehicle showroom and 
replacement with a single storey showroom. 

• Parcel G (49-51 Church Street Lot 1 DP 1013618) – No. DA/697/2010 dated 31 August 
2010 – development consent for alterations and additions plus new signage to the 
front façade of an existing Kia motor vehicle dealership. 

• Parcel G (49-51 Church Street Lot 1 DP 1013618) – No. DA/770/2008 dated 23 January 
2009 – development consent for alterations and additions to an existing vehicle 
showroom including the construction of a two storey showroom at the front of the 
property and conversion of the existing showroom into a customer car park. 

• Parcels AB and AC (24 Church Street, 46-54 High Street and 56 High Street) - No. 
DA/15/2013 dated 19 April 2013 – development consent for the alteration and 
additions to existing motor show rooms. 

3.7 Anecdotal Information 

Based on communications with Council, the following was established: 

• It is understood that Parcel AE located at 2 Church Street has an active UST, consistent 
with the riser and bowser observed from public footpaths; 

• Fill along the concrete lined channel (Clay Cliff Creek) has been identified as potentially 
containing asbestos; 

• Circa 2009, an oil spill was reported to have occurred on Parcel I property fronting 
Dixon Street, associated with an AST; and 

• Council have identified car wash facilities in the precinct as a potential source of soil 
and groundwater contamination.   

3.8 Integrity Assessment 

The information obtained from the historical sources reviewed has been found to be in 
general agreement.  Information regarding the storage of dangerous goods, DA/BA and 
heritage records were not obtained prior to the issue of this PESA report.  However, the 
lack of WorkCover, DA/BA information are considered to be a minor issue due to the 
information provided in the other historical searches and from observations of sites from 
public areas.   
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 Previous Investigation Information 

A summary of Council supplied and publically available previous environmental 
investigations undertaken within and adjacent the site are provided below. 

4.1 Aargus 2011 – Phase II Environmental Site Assessment 

In 2011, Aargus Pty Ltd (Aargus) conducted a Phase Two ESA at 54-72 Church Street for 
Parcel R.  The primary objective of the ESA was to assess the environmental suitability of 
the property in regards to the ongoing commercial/industrial land use. 

The scope of works comprised a review of limited background information.  Based on the 
desktop review the consultant identified the following AECs: 

• “Whole site due to previous uses; 

• Whole site where uncontrolled fill may have been imported to level the site prior to the 
construction of the buildings and the filling of previous low lying areas; 

• Where pesticides were potentially utilised; 

• Car park areas where leaks and spills from cars may have occurred; 

• Vicinity of metal features; and 

• Asbestos / Fibro features within the warehouses”. 

The consultant reported the property was used for residential land use up until the 1930’s 
when commercial operations and building occupied the property (car dealerships). 

Intrusive investigation comprised the advancement of 17 generally systematic sample 
locations across the site and the collection of fill samples.  Several locations were adjusted 
to target identified AECs, however, it is noted that no sample locations were advanced 
beneath site structures.  Site characterisation works were largely restricted to surface soils 
(0-0.5 m), with the maximum depth of the investigation 1.0 m bgs.  It is noted that refusal 
in fill was encountered at all locations whereby the vertical extent of the fill was not 
established 

Fill was described as silty sand, medium grained, with rocks, bitumen, gravel, bricks, ash, 
glass and concrete inclusions. 

Selected samples were analysed for the identified contaminants of concern (COC) including 
heavy metals (As, Cd, Cr, Cu, Pb, Ni, Zn and Hg), total petroleum hydrocarbons (TPH), 
polycyclic aromatic hydrocarbons (PAHs), benzene, toluene, ethylbenzene and xylenes 
(BTEX), polychlorinated biphenyls (PCBs), organochlorine pesticides (OCPs) and asbestos. 

Analytical results were compared to EPA made or endorsed criteria for 
commercial/industrial land.  All samples submitted for analysis were below the adopted 
DEC 2006 (commercial/industrial) site criteria and EPA (1994) levels for petroleum 
hydrocarbons. 

It was concluded that Parcel R was suitable for the proposed ongoing 
commercial/industrial land use. 



 

©JBS&G 43375/57834 – Rev 3e  33 

4.2 AECOM 201115 – Phase 1 Environmental Site Assessment 

Although not included in the current assessment site the following report was reviewed to 
provide an understanding of the history of the Auto Alley precinct and potential sources of 
contamination from neighbouring allotments. 

AECOM Australia Pty Ltd (AECOM) was engaged by Heartland Motor Group to undertake a 
Phase 1 ESA, including ASS assessment, for a property located at 57, 63 and 83 Church 
Street and 44 Early Street, Parramatta, located in the north west of the site.  The Phase 1 
ESA and ASS assessment were required to inform a Planning Proposal for the site.  The 
Planning Proposal involved rezoning the land from B5 Business Development to B4 Mixed 
Use and an increase in height and density standards.  The Planning Proposal would 
facilitate a mixed use (high density residential and commercial) redevelopment of the site. 

The Phase 1 ESA comprised a review of historical and current environmental information, 
the findings of which were used to assess potential risks at the site, with respect to 
contamination, where additional investigations and/or remediation may be necessary. 

Based on the history review the consultant concluded that the property appeared to have 
been used for light commercial/industrial land use from circa 1928 including car dealership, 
car repair/maintenance and potentially a builder’s yard among others land use activities. 

Based on the desktop review, the following AECs were identified: 

• Three USTs in use at the time and four historical USTs (one of which was reported to be 
likely still on-site) and associated bowser and transfer lines; 

• ASTs within a plant room; 

• Light commercial/industrial land use of surrounding properties; 

• Drains around the site transporting surface runoff to the plant room; 

• Existing site structures; 

• Car service centre; 

• Detritus material within areas of the property (Lot B DP 304570); 

• Potential for ASS; 

• Electrical substation; 

• Storage of hazardous materials; 

• Fill materials to create former/current site grade; 

• Fill materials with the former UST; and 

• Current and former site structures. 

The consultant also identified the potential for historical agricultural land and in turn 
application of pesticides. 

COC identified associated with identified AECs included: 

• Heavy metals and asbestos within fill material; 

• OCPs and organophosphate pesticides (OPPs) associate with the potential historical 
application of pesticides; 

                                                           
15 Phase 1 Environmental Site Assessment, Church Street Rezoning Project.  AECOM Australia Pty Ltd dated 7 September 
2011 (AECOM 2011) 
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• Hazardous material (asbestos) and lead based paints with current and former site 
structures; 

• Polychlorinated biphenyl associated with electrical substations; 

• Volatile and semi volatile liquids associated with current and historical servicing; and 

• TPH, BTEX and PAHs associated with current and former USTs and above ground 
storage tanks (ASTs)  

Based on the findings of the investigation the consultant recommended a Phase Two ESA, 
otherwise referred to as a DSI, be undertaken to characterise the potential risks to human 
health and the environment should the site be redeveloped.  The consultant also 
concluded that a hazardous materials survey be undertaken prior to any demolition or 
redevelopment activity. 

The study did not find any contamination which would preclude site rezoning. 
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 Conceptual Site Model Potential Areas and Substances of 
Environmental Concern 

Based on the site history review, review of previous investigations and observations of 
during the limited site inspection, AECs and associated COC have been identified and are 
presented in Table 5.1. 

Table 5.1 Areas of Environmental Concern and Associated Contaminants of Potential Concern 
Area of Environmental Concern (AEC) Contaminants of Concern (COC) 

Site Wide  
Fill material used to create former/existing site levels  Heavy metals, PAHs, TPH/ BTEX, OCPs/PCBs and 

asbestos 
Potential application of pesticides prior to residential and 
commercial development 

Heavy metals, OCPs/OPPs 

Potential for acid sulphate soils High acidity 
Potential for groundwater impacts associated with 
historical land use activities (automotive repairs, carwash 
activities, fuel dispensing etc.) 

Heavy metals, PAHs, TPH/ BTEX, phosphates and 
volatile organic compounds (VOCs) 

Parcel A  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former/existing site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel B  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel C  
Existing site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with commercial and industrial activities   

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel D  
Existing site structures  Lead and asbestos 
Parcel E  
Existing and former site structures  Lead and asbestos 
Parcel F  
Potential UST/AGST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Fill material used to backfill Clay Cliff Creek Heavy metals, PAH TPH/ BTEX, OCPs/PCBs and 
asbestos 

Potential former land use as a service station  Lead, PAHs, TPH/BTEX 
Parcel G  
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel H  
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Area of Environmental Concern (AEC) Contaminants of Concern (COC) 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel I  
Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 

phosphates 
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel J  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Potential former land use as a service station (soil and 
groundwater impacts) 

Lead, PAHs, TPH/BTEX 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel K  
Existing and former site structures  Lead and asbestos 
Parcel L  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former site structures  Lead and asbestos 
Parcel M  
Potential UST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel N  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Parcel O  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Parcel P  
Existing and former site structures  Lead and asbestos 
Parcel Q  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel R  
Potential UST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Fill material used to backfill Clay Cliff Creek Heavy metals, PAH TPH/ BTEX, OCPs/PCBs and 
asbestos 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 
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Area of Environmental Concern (AEC) Contaminants of Concern (COC) 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Parcel S  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel T  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Fill material used to backfill Clay Cliff Creek Heavy metals, PAH TPH/ BTEX, OCPs/PCBs and 
asbestos 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Parcel U  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former/existing site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel V  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former/existing site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Parcel W  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel X  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Potential UST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Parcel Y   
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Lot 2 DP 163344 identified as potentially contaminated 
under the CLM Act 1997   

Heavy metals, PAHs, TPH/ BTEX, OCPs/PCBs, 
VOCs and asbestos 

Parcel Z    
Potential UST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Lots 10 and 11 DP 1138238 identified as potentially 
contaminated under the CLM Act 1997   

Heavy metals, PAHs, TPH/ BTEX, OCPs/PCBs, 
VOCs and asbestos 

Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
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Area of Environmental Concern (AEC) Contaminants of Concern (COC) 

Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Potential car washing operations Heavy metals, PAHs, TPH/ BTEX, VOCs and 
phosphates 

Parcel AA  
Existing and former site structures  Lead and asbestos 
Parcel AB  
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel AC   
Former site structure Lead and asbestos 
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Parcel AD  
Electrical substation  PCBs 
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Parcel AE  
Potential UST and associated infrastructure  Lead, PAHs, TPH/BTEX 
Potential for groundwater impacts associated with 
petroleum infrastructure  

Lead, PAHs, TPH/BTEX 

Electrical substation  PCBs 
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 
Existing and former site structures  Lead and asbestos 
Storage and maintenance of equipment and consumables 
associated with vehicle servicing and repairs  

Heavy metals, PAHs, TPH/ BTEX and VOCs 

Potential former land use as a service station  Lead, PAHs, TPH/BTEX 
Parcel AF  
Existing and former site structures  Lead and asbestos 
Parcel AG  
Former site structure Lead and asbestos 
Potential for leaks and spills form parked vehicles Lead, PAHs, TPH/BTEX 

5.1 Potentially Contaminated Media 

Potentially contaminated media present at the site include: 

• Surface soils; 

• Fill materials; 

• Natural soils/bedrock;  

• Surface water; 

• Groundwater; and 

• Soil vapours. 

Prior to development for residential and commercial/industrial land use, land use activities 
have been identified to potentially comprise agricultural activities.  Agricultural practices 
may have led to the application of pesticides which in turn may have resulted in 
contamination of the site’s soils.  As such, surface soils are considered a potentially 
contaminated media. 

The potential use and storage of fuel, oil, lubricants, degreasers and other chemicals 
associated with current and historical land use activities including car dealerships, car 
washing facilities and repair/maintenance and supply outlets have been identified during 
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the review of historical site use.  During such use, spillage/leakage and general site 
activities may have resulted in migration of contaminants through the former 
building/current building pavements at the site and via surface soils in areas of unpaved 
surfaces.  As a result, surface soils are considered to be potentially contaminated media. 

Given the proximity to historical filling of low lying areas and former drainage lines (Clay 
Cliff Creek), there is the potential for fill material to have been placed at the site from 
unknown sources prior to construction of the existing/former site grades. 

It is acknowledged that fill material may have been imported from surrounding sites, 
including from the Parramatta River as sediment, or alternatively, sourced from industrial 
activities occurring in the region at that time.  Based on this, the fill material underlying the 
site has been identified as a potentially contaminated medium.  

Based on the potential leachability of contaminants within surface soils/fill material and 
the historical use of the site, vertical migration of contamination from the fill 
material/surface soils into the underlying natural soils/bedrock may have occurred.  As 
such, the natural site soils and bedrock are considered to be potentially contaminated 
media. 

As the site has a long history of commercial land use as a car dealership and automotive 
repairs precinct and given the presence of surface water (Clay Cliff Creek) within areas of 
the site and the potential for stormwater to discharge into the Clay Cliff Creek, surface 
water is considered to be potentially contaminated media. 

Given the anticipated depth to bedrock (Section 2.7) and the occurrence of fill material 
associated with the reclamation of low lying areas, there is a possibility of shallow perched 
groundwater within either fill materials or occurring across the bedrock interface in near 
surface soils.  The anticipated shallow depth to underlying shale bedrock of low 
permeability may result in relatively high potential for lateral migration of contaminants 
within subsoil water across the bedrock interface in surface and near-surface fill material 
and/or natural soil. 

Taking into account the likely depth of groundwater (Section 2.7), the occurrence of 
identified and suspected petroleum infrastructure, and the potential leachability of the 
identified COC, it is considered that groundwater is a potentially contaminated medium.  
As with the natural soils, the potential for contamination of groundwater will depend upon 
the actual nature, occurrence and characteristics of contamination within the overlying fill 
material and natural soils. 

Given the potential for volatile soil and groundwater contamination, associated with USTs 
and the former/current car washing and automotive service repair centres, soil vapour is 
also considered to be a potentially contaminated medium.  

5.2 Potential for Migration 

Contaminants generally migrate from site via a combination of windblown dusts, rainwater 
infiltration, groundwater migration and surface water runoff.  The potential for 
contaminants to migrate is determined by the following factors: 

• The nature of the contaminants (solid/liquid and mobility characteristics); 

• The extent of the contaminants (isolated or widespread); 

• The location of the contaminants (surface soils or at depth); and 

• The site topography, geology, hydrology and hydrogeology. 
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The potential contaminants identified as part of the site history review and previous 
investigation are generally in either a solid form (e.g. heavy metals, asbestos, etc.) and 
liquid form (e.g. fuel, lubricants, pesticides, etc.), however, dependent upon 
concentrations, there is the potential for impacts from TPH/ volatile organic compounds 
(VOCs) impacts to occur in a vapour form also in soils and groundwater underlying the site.  

As the site is primarily paved with asphaltic concrete or concrete pavements or vegetated 
with grass cover, the potential for windblown dust migration of contamination from the 
site is generally low.  The potential for contamination migration via surface water 
movement and infiltration of water and subsequent migration through the soil profile is 
considered generally to be low given the extent of impermeable pavements at the site. 

Given the potential for perched groundwater along the soil-rock interface and/or within fill 
material associated with the reclamation of low lying areas, migration of contamination via 
groundwater movement is considered to be a potential migration pathway for 
contaminants.  However, where the site lies within residual silty clay soils, natural soils are 
anticipated to be relatively impermeable.  As such, migration of contamination via 
groundwater movement is considered to be a potential migration pathway, albeit low. 

The vapour generation potential associated with volatile and semi-volatile potential 
contaminants of concern (TPH, BTEX, VOCs) is identified as a potential migration pathway, 
particularly in areas of subsurface infrastructure, such as fuel lines and services that 
underlie the site, and within areas identified to contain fill materials. 

5.3 Potential Exposure Pathways 

Based on contaminants of concern (COC) identified in various media, as discussed above, 
and proposed site development activities, the exposure pathways for the site during and 
following development works include: 

• Inhalation of potential COC vapours migrating upwards from fill material of unknown 
origins or impacted surface soils resulting from historical leaks/spills; and/or 

• Potential dermal and oral contact to impacted soils as present at shallow depths 
and/or accessible by future service excavations across the extent of the site; and/or 

• Potential oral and dermal contact to shallow groundwater as accessible by potential 
future service excavations and/or installed services pits; and/or 

• Potential contaminant uptake by vegetation within landscaped areas. 

5.4 Receptors 

Potential receptors of environmental impact present within the site which will need to be 
addressed with respect to the suitability of the site for the proposed use include: 

• Future workers of non-paved areas (landscapers, residents, construction works) and 
residents/occupants whom may potentially be exposed to COC through direct contact 
with impacted soils and/or inhalation of dusts / fibres associated with impacted soils; 
and/or 

• Residents / excavation / construction / maintenance and landscaping workers 
conducting activities at the site, who may potentially be exposed to COC through direct 
contact with impacted soils present within excavations and/or inhalation of dusts from 
unsealed areas / fibres associated with impacted soils;  

• Flora species to be established on the vegetated areas of the site; and/or 
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• The freshwater ecosystem of Clay Cliff Creek and in turn the Parramatta River which is 
located hydro-geologically down gradient of the site. 

Where petroleum or other volatile hydrocarbon compound impact is identified, potential 
inhalation exposure to vapours will need to be considered. 

5.5 Preferential Pathways 

For the purpose of this assessment, preferential pathways have been identified as natural 
and/or man-made pathways that result in the preferential migration of COC as either 
liquids or gasses. 

Man-made preferential pathways are present throughout the site, generally associated 
with fill materials present beneath existing ground surface, and at near surface depths over 
the remainder of the site.  Fill materials are anticipated to have a higher permeability than 
the underlying natural soil and/or bedrock. 

Sub-surface services are also present throughout the site at near surface depths, including 
the stormwater pipelines that discharge into Clay Cliff Creek and in turn the Parramatta 
River.  Preferential pathways can be formed by the generally higher permeability backfill 
used to re-instate these trenches ad backfill along Clay Cliff Creek. 

Preferential pathways are also important in the assessment of potential off-site sources of 
COC.  Preferential pathways are potentially present in the adjoining road network, as 
associated with service easements. 
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 Qualitative Assessment of Risk 

6.1 Assessment of Risk 

The following section provides an evaluation of the potential for the site to pose a risk of 
harm to human health and/or the environment, with respect to land contamination and 
the project objectives.  The qualitative risk assessment provided in Table 6.1 below has 
been based on the findings of the PESA and guidance presented in enHealth (2012) 
Environmental Health Risk Assessment: Guidelines for assessing human health risks from 
environmental hazards and AS/NZS ISO 3100: 2009 Risk Management Principles and 
Guidelines (AS/NZS 2009). 

To assess potential risk levels, consideration has also been given to the following: 

• Potential land uses activities which may result in land contamination, as outlined in 
SEPP 55; and 

• The proposed rezoning land use (Appendix A).  It is noted that where a property 
comprises two or more proposed land use zonings, the more conservative risk rating 
has been adopted. 

Table 6.1 below present a qualitative risk assessment based on the findings of the PESA 
using the aforementioned methodology. 

Table 6.1 Summary of Potential Contamination Risk 
Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Site Wide    
Fill material used to create 
former/existing site levels  

Moderate 
Risk16 

N/A A Moderate Risk rating has 
been applied to fill material 
across the site based on 
common contaminant issues 
associated with the 
importation of fill materials, 
however, further consideration 
will be given to the risk rating 
based on the proposed zoning 
and historical site development 
activities. 

Potential application of pesticides 
associated with agricultural uses of 
the land prior to residential and 
commercial development 

Low Risk N/A The history review identified 
the potential for historical 
application of pesticides 
associated with agricultural 
land use prior to development. 

Potential for acid sulphate soils Low to 
Moderate 
Risk17 

N/A Based on soil landscape maps 
and Council documentation. 

Potential for groundwater impacts 
associated with historical land use 
activities 

Moderate 
Risk18 

N/A Based on historical land use 
activities and soil landscape 
maps which have identified 
potential permeable fill 
material underlying the site in 
areas. 

                                                           
 
17 Consideration will be given to the geographical location to Clay Cliff Creek (i.e. where land parcels are in proximity to the 
creek alignment, the higher chance of ASS occurrence and contamination associated with potentially impacted material) 
18 A Moderate Risk rating has been given to potential groundwater impacts beneath the site, however, further 
consideration will be given to proximity to Clay Cliff Creek and identified petroleum storage (i.e. land parcel in proximity to 
Clay Cliff Creek and/or petroleum infrastructure have a greater potential for land/groundwater contamination compared to 
those offset to potentially impacted media) 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Parcel A    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel B    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel C    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Storage and maintenance of 
equipment and consumables 
associated with commercial and 
industrial activities   
 
 

Moderate 
Risk 

Parcel D    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Parcel E    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk Moderate Risk Overall Moderate Risk rating 
based on the potential for 
increased risk of ASS 
occurrence, fill material and 
potentially contaminated 
material used to back fill Clay 
Cliff Creek. 

Fill material used to backfill Clay Cliff 
Creek 

Moderate 
Risk 

Parcel F    
Potential UST/AGST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the proposed land uses 
including Mixed Use, potential 
for petroleum infrastructure 
and associated soil and 
groundwater impacts, potential 
for increased risk of ASS 
occurrence, potential for 
contaminated material used to 
back fill Clay Cliff Creek, current 
and previous land use and 
potential for fill material. 

Potential for groundwater impacts 
associated with petroleum 
infrastructure  

High Risk 

Potential car washing operations Moderate 
Risk 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Fill material used to backfill Clay Cliff 
Creek 

Moderate 
Risk 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Potential former land use as a 
service station  

High Risk 

Parcel G    
Potential car washing operations Low Risk Moderate Risk Overall Moderate Risk rating 

based on the potential for 
increased risk of ASS 
occurrence, fill material and 
potentially contaminated 
material used to back fill Clay 
Cliff Creek. 

Potential for leaks and spills from 
parked vehicles 

Low Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Low Risk 

Fill material used to backfill Clay Cliff 
Creek 

Moderate 
Risk 

Parcel H    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, potential for fill 
placement and current and 
former land use. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel I    
Potential car washing operations Moderate 

Risk 
Moderate Risk Overall Moderate Risk rating 

based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Potential for leaks and spills from 
parked vehicles  

Moderate 
Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel J    
Potential for leaks and spills from 
parked vehicles 

Low Risk High Risk Overall High Risk rating based 
on the potential former land 
use as a service station, 
potential for fill placement and 
current and former land uses. 

Existing and former site structures  Low Risk 
Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Low Risk 

Potential former land use as a 
service station (soil and groundwater 
impacts) 

High Risk 

Parcel K    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk Low Risk Overall Low Risk rating based 
on historical residential land 
use, ongoing Mixed Use and 
the absence of identified 
significant fill placement. 

Parcel L    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning and previous and 
current land uses. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk 

Parcel M    
Potential UST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the presence of petroleum 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Potential for groundwater impacts 
associated with petroleum 
infrastructure  

High Risk infrastructure and historical 
land use. 

Potential for leaks and spills from 
parked vehicles 

Low Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Low Risk 

Parcel N    
Potential for leaks and spills form 
parked vehicles 

Low Risk Low Risk Overall Low Risk rating based 
on the ongoing Commercial 
land use and absence of 
significant fill placement 
potential. 

Existing and former site structures  Low Risk 

Parcel O    
Potential for leaks and spills from 
parked vehicles 

Low Risk Low Risk Overall Low Risk rating based 
on the proposed ongoing 
commercial land use and 
current and former land uses. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk 

Parcel P    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk Low Risk Overall Low Risk rating based 
on the continued ongoing 
commercial land use and 
previous land uses. 

Parcel Q    
Potential for leaks and spills from 
parked vehicles 

Low Risk Low Risk Overall Low Risk rating based 
on the continued ongoing 
commercial land use. Existing and former site structures 

(i.e. asbestos, lead paint etc.) 
Low Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Low Risk 

Parcel R    
Potential UST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the presence of petroleum 
infrastructure, proposed land 
uses including Park Lands, the 
presence of potentially 
contaminated material used to 
backfill Clay Cliff Creek, the 
potential for ASS, the presence 
of fill and potential impacts 
associated with current and 
former land use. 

Potential for groundwater impacts 
associated with petroleum 
infrastructure  

High Risk 

Fill material used to backfill Clay Cliff 
Creek 

Moderate 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Potential car washing operations Moderate 
Risk 

Parcel S    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed land 
use (Mixed Use), current and Existing and former site structures 

(i.e. asbestos, lead paint etc.) 
Moderate 
Risk 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

previous land use and potential 
for fill material. 

Parcel T    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed land 
use including Commercial Uses, 
the presence of potentially 
contaminated material used to 
backfill Clay Cliff Creek, the 
potential for ASS, the presence 
of fill and potential impacts 
associated with current and 
former land use. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Fill material used to backfill Clay Cliff 
Creek 

Moderate 
Risk 

Potential car washing operations Moderate 
Risk 

Parcel U    
Potential for leaks and spills form 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed land 
use including Mixed Use, 
current and previous land use 
and potential for fill material. 

Former/existing site structures  Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel V    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Potential car washing operations Moderate 
Risk 

Parcel W    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed Mixed 
Use zoning, current and 
previous land use and potential 
for fill material. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel X    
Potential UST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the potential fuel storage 
and identified staining 
(potentially hydrocarbons or 
VOCs) beyond the property 
extent, proposed Mixed Use 
zoning, current and previous 
land use and potential for fill 
material. 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Former site structures (i.e. asbestos, 
lead paint) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Potential car washing operations Moderate 
Risk 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Parcel Y    
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

High Risk Overall High Risk rating based 
on the identification as 
potentially contaminated under 
the CLM Act 1997. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Low Risk 

Lot 2 DP 163344 identified as 
potentially contaminated under the 
CLM Act 1997   

High Risk 

Parcel Z    
Potential UST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the identification as 
potentially contaminated under 
the CLM Act 1997, potential 
presence of petroleum 
infrastructure, proposed land 
uses including Mixed Use, the 
presence of fill and potential 
impacts associated with current 
and former land use. 

Potential for groundwater impacts 
associated with petroleum 
infrastructure  

High Risk 

Lots 10 and 11 DP 1138238 identified 
as potentially contaminated under 
the CLM Act 1997   

High Risk 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Potential car washing operations Moderate 
Risk 

Parcel AA    
Geographical location to 
neighbouring properties identified to 
potentially contain a UST and 
identified to be potentially 
contaminated under the CLM Act 
1997 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on neighbouring 
properties identified to be 
potentially contaminated under 
the CLM Act 1997 and the 
potential presence of a UST. 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk  

Parcel AB    
Potential UST on neighbouring 
property (soil and groundwater 
impacts) 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the presence of a 
potential UST on the 
neighbouring property 
(hydrogeologically down 
gradient), proposed land uses 
(a mix of residential and 
commercial uses), current and 
previous land use and potential 
for fill material. 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures  Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  
 

Moderate 
Risk 

Parcel AC    
Former site structure Moderate 

Risk 
Moderate Risk Overall Moderate Risk rating 

based on the proposed land 
use (Mixed Use), current and 
previous land use. 
 
 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 
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Area of Environmental Concern (AEC) Risk Level Over All Risk Level Basis for Risk Level 

Parcel AD    
Electrical substation  Low Risk Moderate Risk Overall Moderate Risk rating 

based on the proposed land 
uses (a mix of residential and 
commercial uses), current and 
previous land use and potential 
for fill material. 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures  Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Parcel AE    
Potential UST and associated 
infrastructure  

High Risk High Risk Overall High Risk rating based 
on the presence of 
underground petroleum 
infrastructure, proposed land 
uses including Mixed Use, the 
presence of fill and potential 
impacts associated with current 
and former land use. 

Potential for groundwater impacts 
associated with petroleum 
infrastructure  

High Risk 

Electrical substation  Low Risk 
Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Moderate 
Risk 

Storage and maintenance of 
equipment and consumables 
associated with vehicle servicing and 
repairs  

Moderate 
Risk 

Potential former land use as a 
service station  
 

High Risk 

Parcel AF    
Existing and former site structures 
(i.e. asbestos, lead paint etc.) 

Low Risk Low Risk Overall Low Risk rating based 
on the proposed land use 
(Mixed Use and Park Lands, 
with existing heritage items on 
the site), the absence of 
commercial development, 
limited potential for fill 
placement and current and 
former land uses. 

Parcel AG    
Former site structure (i.e. asbestos, 
lead paint etc.) 

Moderate 
Risk 

Moderate Risk Overall Moderate Risk rating 
based on the proposed land 
use (Mixed Use), current and 
previous land use and potential 
for fill material. 

Potential for leaks and spills from 
parked vehicles 

Moderate 
Risk 

Whilst the desktop review (Table 5.1) and subsequent qualitative risk assessment (Table 
6.1 and Figure 5) identified potential for soil and groundwater impacts to be present at and 
underlying the site, the assessment did not identify gross or wide spread contamination 
which may preclude rezoning of the site. 

Identified potential soil and groundwater impacts are considered representative of 
common contaminants and contaminating land use activities which can be readily 
addressed during the DA stages (i.e. including completion of preliminary and detailed site 
investigations consistent with relevant Council Development Control Plans (DCPs) and SEPP 
55 requirements) for redevelopment within the site. 
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 Conclusion and Recommendations 

7.1 Conclusions 

Based on the findings of this investigation, and subject to the limitations in Section 8, the 
following conclusions are made: 

• The site has a long history of commercial land use as a car dealership and automotive 
repairs precinct. 

• Based on information provided by Council, it is understood that the site (which 
contains some 90 plus separate allotments) is proposed to be rezoned to allow more 
sensitive land uses,  including high density residential and commercial uses and new 
parks to service the future residents/workforce in the precinct. 

• A site history review and a limited site inspection of accessible areas identified 
potential for contamination to exist at the site.  Qualitative risk assessment resulted in 
risk levels for the identified AECs and associated COC, as shown in Table 6.1 and Figure 
5.  The majority of the site was assessed as being of moderate to high risk of potential 
contamination. 

• Whilst the investigation identified the potential for soil and groundwater impacts to be 
present at the site, the investigation did not identify the potential for gross or 
widespread contamination which may preclude rezoning of the site.  Identified 
potential soil and groundwater impacts are considered representative of common 
contaminants and potentially contaminating land use activities which can be readily 
dealt with during the DA stage (i.e. including completion of preliminary and detailed 
site investigations consistent with relevant Council DCPs and SEPP 55 requirements) for 
redevelopment and assessment for site suitability. 

• In the absence of gross or widespread contamination, the requirements of the 
DUAP/EPA (1998) Managing Land Contamination: Planning Guidelines for this type of 
rezoning are considered to have been satisfied, namely that the rezoning can proceed, 
“provided that measures are in place to the ensure that the potential for 
contamination and the suitability of the land for any proposed use are assessed once 
detailed proposals are made” (s.4.1.2 DUAP 1998).  

7.2 Recommendations 

It is recommended that upon submission of development application(s) within the site, 
Council enact their DCP19, which incorporate SEPP 55 provisions.  Specifically, it is 
recommended that a preliminary and detailed site investigation be undertaken upon 
submission of DA for redevelopment of any land within the site. 

It is also recommended that Hazardous Building Material Surveys (HBMS) be undertaken 
prior to any demolition and redevelopment works on individual land parcels. 

                                                           
19 Parramatta Development Control Plan 2011 
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 Limitations 

This report has been prepared for use by the client who commissioned the works in 
accordance with the project brief only and has been based in part on information obtained 
from other parties.  The advice herein relates only to this project and all results conclusions 
and recommendations made should be reviewed by a competent person with experience 
in environmental investigations, before being used for any other purpose.   

JBS&G accepts no liability for use or interpretation by any person or body other than the 
client.  This report should not be reproduced without prior approval by the client, or 
amended in any way without prior approval by JBS&G, and should not be relied upon by 
other parties, who should make their own enquires. 

Changes to the subsurface conditions may occur subsequent to the investigations 
described herein, through natural processes or through the intentional or accidental 
addition of contaminants.  The conclusions and recommendations reached in this report 
are based on the information obtained at the time of the investigations.   

This report does not provide a complete assessment of the environmental status of the 
site, and it is limited to the scope defined herein.  Should information become available 
regarding conditions at the site including previously unknown sources of contamination, 
JBS&G reserves the right to review the report in the context of the additional information. 
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Appendix A – Proposed Zoning Map  
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Appendix B – Site Summary Details 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix B – Site Summary Details 
 

Land Parcels Current Land Use and 
Occupant 

Lot and DP Address Current Zoning Proposed Zoning Area (m2) 

AE Commercial 
(Terry Shields Toyota) 

Lot 1 DP 740616 2 Church Street B5 Business 
Development 

PLEP 2011 
 

Commercial/mixed 
use, public domain 

(footpath and 
roads) and park 

lands 

6,439 
Lot 2 DP 500595 
Lot 3 DP 234313 
Lot 1 DP 318189 
Lot 2 DP 318189 44 High Street 

AF Residential 
(Private Residence) 

Lot 1 DP 1003369 42 High Street B5 Business 
Development 

PLEP 2011 

Mixed Use and 
public domain 

1,189 
Lot 1 DP 81523 
Lot 1 DP 81603 

AG Commercial  
(Terry Shields Toyota) 

Lot 1 DP 591977 40 High Street B5 Business 
Development 

PLEP 2011 

Mixed use 868 

AD 
 

Commercial 
(Denlo Subaru and 

Volkswagon) 

Lot 1 DP 1036559 46-54 High Street B5 Business 
Development 

PLEP 2011 

Commercial/mixed 
use and public 

domain (footpath 
and roads) 

5,849 

AC Commercial 
(Denlo Used Car 

Dealerships) 

Lot 1 DP 718281 
Lot 15 DP 666210 

56 High Street B5 Business 
Development 

PLEP 2011 

Mixed use 537 

AB Commercial 
(Denlo Isuzu, Commercial 

and Used Cars) 

Lot 1 DP 816376 24 Church Street B5 Business 
Development 

PLEP 2011 

Commercial/mixed 
use and public 

domains (footpath 
and roads)  

5,677 
Lot 10 DP 227771 
Lot 1 DP 736399 

Lot 131 DP 549691 
Lot 2 DP 736399 
Lot 13 666209 

Lot 1 DP 737679 
Lot 11 DP 668148 

Y Commercial  
(Parramatta Best Cars and 

4WDs and vacant land 
parcels) 

Lot 21 DP 777325 36 Church Street B5 Business 
Development 

PLEP 2011 

Commercial and 
public domain 

(footpath) 

2,234 
Lot 2 DP 163344 3 Marion Street 
Lot 2 DP 996565 5 Marion Street 
Lot 1 DP 996565 

Z Commercial 
(Neil Baileys Auto 

Electrical, Oasis and 
Parramatta Automotive) 

Lot 11 DP 1138238 7 Marion Street B5 Business 
Development 

PLEP 2011 

Mixed Use and 
public domains 

(roads) 

2,095 
Lot 10 DP 1138238 9 Marion Street 

Lot 1 DP 706520 64 High Street 



 

 

 

Land Parcels Current Land Use and 
Occupant 

Lot and DP Address Current Zoning Proposed Zoning Area (m2) 

AA Residential 
(Private Residence) 

Lot 1 DP 574174 11 Marion Street B5 Business 
Development 

PLEP 2011 

Mixed Use 633 

R Commercial 
(Trivett Classic BMW, Mini, 
Honda, Porsche, Landrover, 

and Jaguar) 

Lot 1 DP 734700 40-58 Church Street B5 Business 
Development 

PLEP 2011 

Commercial an 
park lands 

7,619 

Lot 2 DP 519637 42 Church Street B5 Business 
Development 

PLEP 2011 
Lot 2 DP 734955 40-58 Church Street B5 Business 

Development 
PLEP 2011 

Lot 3 DP 1025899 60-64 Church Street 

Q Commercial 
(Peugeot and Skoda) 

Lot 1 DP 1025899 66-70 Church Street B5 Business 
Development 

PLEP 2011 

Commercial 1,286 

P Commercial 
(PJ’s Irish Pub) 

Lot 10 DP 732105 74 Church Street B5 Business 
Development 

PLEP 2011 

Commercial 1,829 

S Commercial 
(Lonestar Steakhouse) 

Lot 511 DP 866023 5-7 Parkes Street B4 Mixed Use 
PLEP 2011 

 

Mixed use 2,016 

T Commercial 
(Holiday Inn) 

Lot 20 DP 792518 18 Anderson Street B5 Business 
Development 

PLEP 2011 

Commercial use 8,660 

U Commercial 
(Trivett Service Centre) 

Lot 103 DP 109446 Anderson Street B5 Business 
Development 

PLEP 2011 

Mixed use and park 
lands 

2,173 

X Commercial 
(Trivett Tyres) 

Lot 102 DP 1094466 2 Anderson Street B5 Business 
Development 

PLEP 2011 

Mixed use 1,219 
Lot 3 DP 71096 14 Marion Street 

W Commercial 
(Sydney Competition 

Warehouse) 

Lot 2 DP 71096 12 Marion Street B5 Business 
Development 

PLEP 2011 

Mixed use 598 

V Commercial 
(Vacant previously Trivett 

service centre) 

Lot 1 DP 129407 10 Marion Street B5 Business 
Development 

PLEP 2011 

Mixed use 598 

A Commercial 
(Yamaha BikeBiz) 

Lot 1 DP 129170 11 Great Western Highway B5 Business 
Development 

PLEP 2011 

Mixed use 1,721 
Lot 79 DP 735541 7 Great Western Highway 



 

 

 

Land Parcels Current Land Use and 
Occupant 

Lot and DP Address Current Zoning Proposed Zoning Area (m2) 

B Commercial 
(R.W Brown Automotives) 

Lot 100 DP 635253 30 Lansdowne Street B5 Business 
Development 

PLEP 2011 

Mixed use 528 

C 
 

Commercial 
(Commercial Building) 

Lot 1 DP 512692 45 Lansdowne Street B5 Business 
Development 

PLEP 2011 

Mixed use 442 
Lot 2 DP 512692 

D Residential  
(Private Residence)  

Lot 19 DP 401259 49 Lansdowne Street B5 Business 
Development 

PLEP 2011 

Mixed use 472 

F Commercial 
(Thomson Suzuki, Fiat and 

Alfa Romeo) 

Lot X DP 401259 43 Church Street B5 Business 
Development 

PLEP 2011 

Commercial, mixed 
use, park land and 

public domains 
(roads) 

13, 351 
Lot 17 DP 12623 
Lot Y DP 401259 
Lot 8 DP 12623 

Lot 11 DP 12623 
Lot 10 DP 12623 
Lot 9 DP 12623 
Lot 7 DP 12623 
Lot 6 DP 12623 

Lot 1 DP 180199 
Lot 45 DP 1620 
Lot 44 DP 1620 
Lot 43 DP 1620 
Lot 42 DP 1620 
Lot 41 DP 1620 
Lot 40 DP 1620 

G Commercial 
(Audi) 

Lot 1 DP 1013618 49-51 Church Street B5 Business 
Development 

PLEP 2011 

Commercial 1,368 

I Commercial 
(Thompson Ford) 

Lot 1 DP 778374 41 Church Street B5 Business 
Development 

PLEP 2011 

Commercial, mixed 
use and public 

domains (roads) 

4,885 
Lot 1 DP 129414 
Lot 4 DP 12623 

J Commercial 
(Porsche) 

Lot 10 DP 707836 23 Church Street B5 Business 
Development 

PLEP 2011 

Commercial 2,256 

N Commercial 
(Citroen) 

Lot 1 DP 1035905 21 Church Street B5 Business 
Development 

PLEP 2011 
 

Commercial 1,428 
Lot 2 DP 1035905 
Lot 3 DP 1035905 



 

 

 

Land Parcels Current Land Use and 
Occupant 

Lot and DP Address Current Zoning Proposed Zoning Area (m2) 

H Commercial 
Commercial  
(Warehouse) 

Lot 1 DP 798212 42-46 Rosehill Street B5 Business 
Development 

PLEP 2011 

Mixed use 1,466 
Lot 1 DP 114294 
Lot 2 DP 114294 

E Residential 
(Several Private 

Residences) 

Lot A DP 372964 12 Dixon Street R4 High Density 
Residential  
LEP 2011 

Mixed use 5,730 
Lot B DP 372964 14 Dixon Street 
Lot 37 DP 1620 16 Dixon Street 

Lot 2 DP 731278 18 Dixon Street R4 High Density 
Residential 
PLEP 2011 

Lot 39 DP 1620 20 Dixon Street 

K Residential 
(Private Residence) 

Lot 372 DP 624263 83 Rosehill Street B5 Business 
Development 

PLEP 2011 

Mixed use 372 

L Commercial 
(Land used by Audi) 

Lot 38 DP 567733 85 Rosehill Street B5 Business 
Development 

PLEP 2011 

Mixed use 716 

M Commercial 
(Audi) 

Lot 39 DP 597587 13 Church Street B5 Business 
Development 

PLEP 2011 
 

Commercial and 
public domains 

(roads) 

4,592 
Lot 1 DP 203854 
Lot 2 DP 203854 

Lot 10 DP 581263 
Lot 1 DP 78099 

Lot 8 DP 586637 
Lot 7 DP 71134 

Lot 1 DP 962456 
O Commercial 

(Holden) 
Lot 1 DP 770426 1 Church Street B5 Business 

Development 
PLEP 2011 

 

Commercial 977 
Lot 2 DP 770426 

Total Site Area (excluding road reserves) 91,823  
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Appendix C – Council Supplied Planning Data 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   



 

 

Appendix C – Council Supplied Planning Data as at June 2014 
Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 

AE Lot 1 DP 740616 2 Church Street B5 Business 
Development 

PLEP2007 
 

Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - High Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 5 

Lot 2 DP 500595 Tree Preservation Order, Parramatta Hist Archaeological Landscape Man Study, 
Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007 

Lot 3 DP 234313 Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Parramatta 
Hist Archaeological Landscape Man Study, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007 

Lot 1 DP 318189 Land reserved acquisition 2007, Aboriginal Heritage Study - High Sensitivity, Acid 
Sulphate Soils Class 5, Parramatta Hist Archaeological Landscape Man Study, Tree 
Preservation Order 

Lot 2 DP 318189 44 High Street Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Acid Sulphate 
Soils Class 5, Tree Preservation Order, Land reserved acquisition 2007, Parramatta 
Hist Archaeological Landscape Man Study 

AF Lot 1 DP 1003369 42 High Street B5 Business 
Development 

PLEP2007 

Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Heritage Schedule 5 PCC LEP 2007, Aboriginal Heritage Study - High Sensitivity, Acid 
Sulphate Soils Class 5, Land reserved acquisition 2007 

Lot 1 DP 81523 Aboriginal Heritage Study - High Sensitivity, Heritage Schedule 5 PCC LEP 2007, Tree 
Preservation Order, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study, Land reserved acquisition 2007 

Lot 1 DP 81603 Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Tree 
Preservation Order, Parramatta Hist Archaeological Landscape Man Study, Heritage 
Schedule 5 PCC LEP 2007, Aboriginal Heritage Study - High Sensitivity, Acid Sulphate 
Soils Class 5 

AG Lot 1 DP 591977 40 High Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007, Parramatta Hist Archaeological Landscape Man Study, 
Tree Preservation Order 

AD 
 

Lot 1 DP 1036559 46-54 High Street B5 Business 
Development 

PLEP2007 

Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, 
Restriction Use – Stormwater, Aboriginal Heritage Study - High Sensitivity, Acid 
Sulphate Soils Class 5 

AC Lot 1 DP 718281 56 High Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Land reserved acquisition 2007, Tree 
Preservation Order, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 15 DP 666210 Aboriginal Heritage Study - High Sensitivity, Tree Preservation Order, Land reserved 
acquisition 2007, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
AB Lot 1 DP 816376 24 Church Street B5 Business 

Development 
PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007, Parramatta Hist Archaeological Landscape Man Study, 
Land reserved acquisition 2007, Tree Preservation Order 

Lot 10 DP 227771 Aboriginal Heritage Study - High Sensitivity, Tree Preservation Order, Acid Sulphate 
Soils Class 5, Land reserved acquisition 2007 

Lot 1 DP 736399 Parramatta Hist Archaeological Landscape Man Study, Aboriginal Heritage Study - 
High Sensitivity, Land reserved acquisition 2007, Tree Preservation Order, Acid 
Sulphate Soils Class 5 

Lot 131 DP 549691 Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- High Sensitivity, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 2 DP 736399 Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- High Sensitivity, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 13 666209 Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Aboriginal 
Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Parramatta Hist 
Archaeological Landscape Man Study, Tree Preservation Order 

Lot 1 DP 737679 Tree Preservation Order, Aboriginal Heritage Study - Low Sensitivity 
Lot 11 DP 668148 Acid Sulphate Soils Class 5, Tree Preservation Order, Aboriginal Heritage Study - 

High Sensitivity, Parramatta Hist Archaeological Landscape Man Study 
Y Lot 21 DP 777325 36 Church Street B5 Business 

Development 
PLEP2007 

Land reserved acquisition 2007, Tree Preservation Order, Acid Sulphate Soils Class 
5, Parramatta Hist Archaeological Landscape Man Study, Aboriginal Heritage Study - 
Low Sensitivity 

Lot 2 DP 163344 3 Marion Street Acid Sulphate Soils Class 5, Potential contamination/59(2) CLM act, Parramatta 
Hist Archaeological Landscape Man Study, Tree Preservation Order, Aboriginal 
Heritage Study - Low Sensitivity, Land reserved acquisition 2007 

Lot 2 DP 996565 5 Marion Street Acid Sulphate Soils Class 5, Tree Preservation Order, Aboriginal Heritage Study - 
Low Sensitivity, Land reserved acquisition 2007, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 1 DP 996565 Acid Sulphate Soils Class 5, Aboriginal Heritage Study - Low Sensitivity, Land 
reserved acquisition 2007, Tree Preservation Order, Parramatta Hist Archaeological 
Landscape Man Study 

Z Lot 11 DP 1138238 7 Marion Street B5 Business 
Development 

PLEP2007 

Acid Sulphate Soils Class 5, Potential contamination/59(2) CLM act, Aboriginal 
Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Parramatta Hist 
Archaeological Landscape Man Study, Tree Preservation Order 

Lot 10 DP 1138238 9 Marion Street Heritage Schedule 5 PCC LEP 2007, Parramatta Hist Archaeological Landscape Man 
Study, Tree Preservation Order, Acid Sulphate Soils Class 5, Potential 
contamination/59(2) CLM act, Land reserved acquisition 2007, Aboriginal Heritage 
Study - Low Sensitivity 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
Lot 1 DP 706520 64 High Street Parramatta Hist Archaeological Landscape Man Study, Aboriginal Heritage Study - 

High Sensitivity, Acid Sulphate Soils Class 5, Aboriginal Heritage Study - Low 
Sensitivity, Land reserved acquisition 2007, Tree Preservation Order 

AA Lot 1 DP 574174 11 Marion Street B5 Business 
Development 

PLEP2007 

Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- Low Sensitivity, Acid Sulphate Soils Class 5, Heritage Schedule 5 PCC LEP 2007 

R Lot 1 DP 734700 40-58 Church Street B5 Business 
Development 

PLEP2007 

Acid Sulphate Soils Class 4/5, Tree Preservation Order, Aboriginal Heritage Study - 
Low Sensitivity, Land reserved acquisition 2007, Flood Prone 

Lot 2 DP 519637 42 Church Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 4, Land 
reserved acquisition 2007, Tree Preservation Order, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 2 DP 734955 40-58 Church Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - Low Sensitivity, Acid Sulphate Soils Class 4, Land 
reserved acquisition 2007, Tree Preservation Order, Acid Sulphate Soils Class 5, 
Parramatta Hist Archaeological Landscape Man Study, Flood Prone 

Lot 3 DP 1025899 60-64 Church Street Acid Sulphate Soils Class 5, Land reserved acquisition 2007, Acid Sulphate Soils Class 
4, Tree Preservation Order, Aboriginal Heritage Study - Low Sensitivity, Parramatta 
Hist Archaeological Landscape Man Study, Flood Prone 

Q Lot 1 DP 1025899 66-70 Church Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 4/5, Flood Prone, Parramatta Hist Archaeological Landscape 
Man Study 

P Lot 10 DP 732105 74 Church Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - Low Sensitivity, Hoxton Park Transport Corridor, Tree 
Preservation Order, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study, Land reserved acquisition 2007, Flood Prone 

S Lot 511 DP 866023 5-7 Parkes Street B4 Mixed Use 
PLEP2007 

 

Aboriginal Heritage Study - Low Sensitivity, Hoxton Park Transport Corridor, Land 
reserved acquisition 2007, Tree Preservation Order, Parramatta Hist Archaeological 
Landscape Man Study 

T Lot 20 DP 792518 18 Anderson Street B5 Business 
Development 

PLEP2007 

Acid Sulphate Soils Class 4/5, Flood Prone, Land reserved acquisition 2007, 
Aboriginal Heritage Study - Low Sensitivity, Tree Preservation Order 

U Lot 103 DP 109446 6-16 Anderson Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - Low Sensitivity, Restriction Use – Stormwater, Acid 
Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape Man Study, Tree 
Preservation Order, Flood Prone 

X Lot 102 DP 1094466 2 Anderson Street B5 Business 
Development 

PLEP2007 

Parramatta Hist Archaeological Landscape Man Study, Restriction Use – 
Stormwater, Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 
2007, Tree Preservation Order, Acid Sulphate Soils Class 5, Acid Sulphate Soils Class 
4 

Lot 3 DP 71096 14 Marion Street Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- Low Sensitivity, Acid Sulphate Soils Class 5 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
W Lot 2 DP 71096 12 Marion Street B5 Business 

Development 
PLEP2007 

Acid Sulphate Soils Class 5, Parramatta Hist Archaeological Landscape Man Study, 
Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Tree 
Preservation Order, Acid Sulphate Soils Class 5, Flood Prone 

V Lot 1 DP 129407 10 Marion Street B5 Business 
Development 

PLEP2007 

Acid Sulphate Soils Class 4/5, Land reserved acquisition 2007, Aboriginal Heritage 
Study - Low Sensitivity, Tree Preservation Order 

A Lot 1 DP 129170 11 Great Western Highway B5 Business 
Development 

PLEP2007 

No Details Provided 
Lot 79 DP 735541 7 Great Western Highway No Details Provided 

B Lot 100 DP 635253 30 Lansdowne Street B5 Business 
Development 

PLEP2007 

No Details Provided 

C 
 

Lot 1 DP 512692 45 Lansdowne Street B5 Business 
Development 

PLEP2007 

Tree Preservation Order, Acid Sulphate Soils Class 5, Flood Prone, Aboriginal 
Heritage Study - Low Sensitivity, Land reserved acquisition 2007 

Lot 2 DP 512692 Aboriginal Heritage Study - Low Sensitivity, Tree Preservation Order, Flood Prone, 
Land reserved acquisition 2007, Acid Sulphate Soils Class 5, Parramatta Hist 
Archaeological Landscape Man Study 

D Lot 19 DP 401259 49 Lansdowne Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Land reserved acquisition 2007, 
Parramatta Hist Archaeological Landscape Man Study, Acid Sulphate Soils Class 4/5, 
Flood Prone, Tree Preservation Order, Heritage Schedule 5 PCC LEP 2007 

F  Lot X DP 401259 43 Church Street B5 Business 
Development 

PLEP2007 

Potential Her/Con Area No4, Land reserved acquisition 2007, Aboriginal Heritage 
Study - High Sensitivity, Acid Sulphate Soils Class 4/5, Parramatta Hist 
Archaeological Landscape Man Study, Flood Prone, Tree Preservation Order 

Lot 17 DP 12623 Flood Prone, Land reserved acquisition 2007, Aboriginal Heritage Study - High 
Sensitivity, Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape 
Man Study, Tree Preservation Order 

Lot Y DP 401259 Tree Preservation Order, Acid Sulphate Soils Class 4/5, Aboriginal Heritage Study - 
High Sensitivity, Parramatta Hist Archaeological Landscape Man Study, Flood Prone 

Lot 8 DP 12623 Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Parramatta 
Hist Archaeological Landscape Man Study, Acid Sulphate Soils Class 4/5, Flood 
Prone, Land reserved acquisition 2007 

Lot 11 DP 12623 Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape Man Study, 
Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Flood Prone, 
Land reserved acquisition 2007 

Lot 10 DP 12623 Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- High Sensitivity, Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological 
Landscape Man Study 

Lot 9 DP 12623 Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 4/5, Land 
reserved acquisition 2007, Parramatta Hist Archaeological Landscape Man Study, 
Tree Preservation Order 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
Lot 7 DP 12623 Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Parramatta 

Hist Archaeological Landscape Man Study, Acid Sulphate Soils Class 4/5, Flood 
Prone, Land reserved acquisition 2007 

Lot 6 DP 12623 Flood Prone, Parramatta Hist Archaeological Landscape Man Study, Aboriginal 
Heritage Study - High Sensitivity, Acid Sulphate Soils Class 4/5, Tree Preservation 
Order 

Lot 1 DP 180199 Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 4/5, Flood 
Prone, Land reserved acquisition 2007 

Lot 45 DP 1620 Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape Man Study, 
Aboriginal Heritage Study - High Sensitivity, Flood Prone, Land reserved acquisition 
2007, Tree Preservation Order 

Lot 44 DP 1620 Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 4/5, Flood 
Prone, Tree Preservation Order, Land reserved acquisition 2007, Parramatta Hist 
Archaeological Landscape Man Study 

Lot 43 DP 1620 Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape Man Study, 
Tree Preservation Order, Flood Prone, Land reserved acquisition 2007, Aboriginal 
Heritage Study - High Sensitivity 

Lot 42 DP 1620 Aboriginal Heritage Study - High Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 4/5, Flood Prone, Parramatta Hist Archaeological Landscape 
Man Study, Tree Preservation Order 

Lot 41 DP 1620 Tree Preservation Order, Acid Sulphate Soils Class 4/5, Aboriginal Heritage Study - 
High Sensitivity, Flood Prone, Parramatta Hist Archaeological Landscape Man Study, 
Land reserved acquisition 2007 

Lot 40 DP 1620 Aboriginal Heritage Study - High Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 4/5, Flood Prone, Parramatta Hist Archaeological Landscape 
Man Study, Tree Preservation Order 

G Lot 1 DP 1013618 49-51 Church Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - Low Sensitivity, Flood Prone, Land reserved acquisition 
2007, Acid Sulphate Soils Class 4/5, Parramatta Hist Archaeological Landscape Man 
Study, Tree Preservation Order 

I Lot 1 DP 778374 41 Church Street B5 Business 
Development 

PLEP2007 

Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 5 

Lot 1 DP 129414 Parramatta Hist Archaeological Landscape Man Study, Aboriginal Heritage Study - 
Low Sensitivity, Land reserved acquisition 2007, Tree Preservation Order, Acid 
Sulphate Soils Class 5 

Lot 4 DP 12623 Parramatta Hist Archaeological Landscape Man Study, Acid Sulphate Soils Class 5, 
Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- Low Sensitivity 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
J Lot 10 DP 707836 23 Church Street B5 Business 

Development 
PLEP2007 

Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007 

N Lot 1 DP 1035905 21 Church Street B5 Business 
Development 

PLEP2007 

Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Acid Sulphate 
Soils Class 5, Parramatta Hist Archaeological Landscape Man Study, Land reserved 
acquisition 2007 

Lot 2 DP 1035905 Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Parramatta 
Hist Archaeological Landscape Man Study, Tree Preservation Order 

Lot 2 DP 1035905 Tree Preservation Order, Aboriginal Heritage Study - High Sensitivity, Acid Sulphate 
Soils Class 5, Parramatta Hist Archaeological Landscape Man Study, Land reserved 
acquisition 2007 

H Lot 1 DP 798212 42-46 Rosehill Street B5 Business 
Development 

PLEP2007 
 

Acid Sulphate Soils Class 5, Land reserved acquisition 2007, Aboriginal Heritage 
Study - Low Sensitivity, Parramatta Hist Archaeological Landscape Man Study, Tree 
Preservation Order, Tree Preservation Order 

Lot 1 DP 114294 Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 5 

Lot 2 DP 114294 Parramatta Hist Archaeological Landscape Man Study, Tree Preservation Order, 
Aboriginal Heritage Study - Low Sensitivity, Land reserved acquisition 2007, Acid 
Sulphate Soils Class 5 

E Lot A DP 372964 12 Dixon Street R4 High Density 
Residential 
PLEP2011 

Flood Prone, Tree Preservation Order, Aboriginal Heritage Study - Low Sensitivity, 
Acid sulphate soils 2011 Class 5, Parramatta Hist Archaeological Landscape Man 
Study, Waste Scheduled Cleanup Zone 3 

Lot B DP 372964 14 Dixon Street Aboriginal Heritage Study - Low Sensitivity, Flood Prone, Acid sulphate soils 2011 
Class 5, Parramatta Hist Archaeological Landscape Man Study, Tree Preservation 
Order, Waste Scheduled Cleanup Zone 3 

Lot 37 DP 1620 16 Dixon Street Aboriginal Heritage Study - Low Sensitivity, Acid sulphate soils 2011 Class 5, 
Parramatta Hist Archaeological Landscape Man Study, Waste Scheduled Cleanup 
Zone 3, Flood Prone, Tree Preservation Order 

Lot 2 DP 731278 18 Dixon Street R4 High Density 
Residential 
PLEP2011 

Acid sulphate soils 2011 Class 5, Waste Scheduled Cleanup Zone 3, Aboriginal 
Heritage Study - High Sensitivity, Flood Prone, Parramatta Hist Archaeological 
Landscape Man Study, Tree Preservation Order 

Lot 39 DP 1620 20 Dixon Street Aboriginal Heritage Study - High Sensitivity, Flood Prone, Waste Scheduled Cleanup 
Zone 3, Acid sulphate soils 2011 Class 5, Parramatta Hist Archaeological Landscape 
Man Study, Tree Preservation Order 

K Lot 372 DP 624263 83 Rosehill Street B5 Business 
Development 

PLEP2007 

Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007, Tree Preservation Order, Parramatta Hist Archaeological 
Landscape Man Study 



 

 

 

Land Parcel Lot and DP Address Current Zoning Planning Controls Summary 
L Lot 38 DP 567733 85 Rosehill Street B5 Business 

Development 
PLEP2007 

Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- High Sensitivity, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study 

M Lot 39 DP 597587 13 Church Street B5 Business 
Development 

PLEP2007 
 

Acid Sulphate Soils Class 5, Aboriginal Heritage Study - Low Sensitivity, Parramatta 
Hist Archaeological Landscape Man Study, Land reserved acquisition 2007, Tree 
Preservation Order 

Lot 1 DP 203854 Acid Sulphate Soils Class 5, Tree Preservation Order, Aboriginal Heritage Study - 
Low Sensitivity, Parramatta Hist Archaeological Landscape Man Study, Land 
reserved acquisition 2007 

Lot 2 DP 203854 Acid Sulphate Soils Class 5, Aboriginal Heritage Study - Low Sensitivity, Parramatta 
Hist Archaeological Landscape Man Study, Tree Preservation Order, Land reserved 
acquisition 2007 

Lot 10 DP 581263 Acid Sulphate Soils Class 5, Parramatta Hist Archaeological Landscape Man Study, 
Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- Low Sensitivity 

Lot 1 DP 78099 Acid Sulphate Soils Class 5, Max FSR 2:1 subject to Clause 22 PLEP07, Tree 
Preservation Order, Aboriginal Heritage Study - Low Sensitivity, Land reserved 
acquisition 2007  

Lot 8 DP 586637 Acid Sulphate Soils Class 5, Land reserved acquisition 2007, Parramatta Hist 
Archaeological Landscape Man Study, Tree Preservation Order, Aboriginal Heritage 
Study - Low Sensitivity 

Lot 7 DP 71134 Acid Sulphate Soils Class 5, Aboriginal Heritage Study - Low Sensitivity, Land 
reserved acquisition 2007, Parramatta Hist Archaeological Landscape Man Study, 
Tree Preservation Order 

Lot 1 DP 962456 Acid Sulphate Soils Class 5, Land reserved acquisition 2007, Aboriginal Heritage 
Study - Low Sensitivity, Parramatta Hist Archaeological Landscape Man Study, Tree 
Preservation Order 

O Lot 1 DP 770426 1 Church Street B5 Business 
Development 

PLEP2007 
 

Aboriginal Heritage Study - High Sensitivity, Acid Sulphate Soils Class 5, Land 
reserved acquisition 2007, Tree Preservation Order 

Lot 2 DP 770426 Land reserved acquisition 2007, Tree Preservation Order, Aboriginal Heritage Study 
- High Sensitivity, Acid Sulphate Soils Class 5, Parramatta Hist Archaeological 
Landscape Man Study  
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Appendix 16 - Draft LEP Maps 
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Parramatta CBD Planning Proposal 
Potential Draft Local Environmental Plan (LEP) 
Provisions 
 
 
 
 
 
N.B. These potential draft LEP provisions have been prepared by 
Council as a guide only  to assist the public in understanding the 
possible implications of the Parramatta CBD Planning Proposal. The 
final LEP provisions, which will be drafted by the NSW Parliamentary 
Counsel’s Office, may appear different to those in this document.  
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POTENTIAL DRAFT LOCAL ENVIRONMENTAL PLAN PROVISIONS 

 
 
 
Draft Parramatta Local Environmental Plan 2011 (Amendment No X) 
 
under the 
 
Environmental Planning and Assessment Act 1979 

 
 
 
1  Name of Plan 
 

This Plan is Parramatta Local Environmental Plan 2011 (Amendment No X). 
 
2  Commencement 
 

This Plan commences on the day on which it is published on the NSW legislation website. 
 

3  Land to which Plan applies 
 

This Plan applies to certain land to which Parramatta Local Environmental Plan 2011 applies 
as shown on the Parramatta Local Environmental Plan 2011 (Amendment No X) Land 
Application Map. 

 
4  Maps 
 

The maps adopted by Parramatta Local Environmental Plan 2011 are introduced, amended 
or replaced, as the case requires, by the maps approved by the Greater Sydney Commission 
on the making of this Plan. 
 
Note.  This plan amends the Additional Local Provisions Map, Additional Permitted Uses Map, Floor 
Space Ratio Map, Height of Buildings Map, Land Zoning Map and the Special Provisions Area Map. 
Further, this plan introduces an Active Street Frontages Map, Floodplain Risk Management Map, 
Incentive Floor Space Ratio Map, Incentive Height of Buildings Map, Opportunity Sites Map and a Sun 
Access Protection Map.  
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Schedule 1  Amendment of Parramatta Local Environmental 

Plan 2011 
 
 
[1]  Land Use Table (Zone B3 Commercial Core) 
 

Omit “; Tourist and visitor accommodation” in item 3. Insert instead “Backpackers’ 
accommodation;” and “Bed and breakfast accommodation;” in alphabetical order in item 3. 

 
[2] Clause 4.3 Height of buildings 
 
 Insert after clause (2A): 
 

(2B) Despite subclause (2), any development on land identified with a thick orange line 
and labelled “Area 2” on the Height of Buildings Map is not to exceed the height 
determined in accordance with clause 7.4 (Sun Access Protection). 

 
[3]  Clause 7.2 Floor space ratio 
 

Omit subclauses 7.2 (1) and (2). Insert instead: 
 

(1)  Despite clause 7.15 where development includes community infrastructure, the 
maximum floor space ratio for buildings on land for which the maximum floor 
space ratio shown on the Incentive Floor Space Ratio Map is specified in 
Column 1 of the table to this subclause is the amount specified opposite that 
floor space ratio in: 
(a)  if the site area for the development is less than or equal to 500 square 

metres—Column 2 of the table, or 
(b)  if the site area for the development is greater than 500 square metres but 

less than 1,300 square metres—Column 3 of the table, or 
(c)  if the site area for the development is equal to or greater than 1,300 square 

metres—Column 4 of the table. 
 

Column 1  Column 2  Column 3  Column 4  
4:1 3:1 (3+1X):1 4:1 
6:1 4:1 (4+2X):1 6:1 

 
(2) For the purposes of Column 3 of the Table to subclause (1): 

X = (the site area in square metres – 500)/800 
 

(2A) Despite clause 7.15 where development includes community infrastructure, the 
maximum floor space ratio for buildings on land for which the maximum floor 
space ratio shown on the Incentive Floor Space Ratio Map is specified in 
Column 1 of the table to this subclause is the amount specified opposite that 
floor space ratio in: 
(a)  if the site area for the development is less than or equal to 800 square 

metres—Column 2 of the table, or 
(b)  if the site area for the development is greater than 800 square metres but 

less than 1,600 square metres—Column 3 of the table, or 
(c)  if the site area for the development is equal to or greater than 1,600 square 

metres—Column 4 of the table. 
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Column 1  Column 2  Column 3  Column 4  
10:1 6:1 (6+4Y):1 10:1 

 
(2B)  For the purposes of Column 3 of the Table to subclause (2A): 

 Y = (the site area in square metres – 800)/800 
 

 (2C) Despite subclauses (1), (2), (2A) and (2B), the consent authority may grant 
consent to development seeking to achieve the maximum floor space ratio 
shown on the Incentive Floor Space Ratio Map, but only where: 
(a) the development has been subject to a competitive design process and 

exhibits design excellence as provided in clause 7.10; and 
(b) if the development includes residential accommodation, that: 

(i) the development includes community infrastructure; and 
(ii)  the development complies with State Environmental Planning 

Policy No 65—Design Quality of Residential Apartment 
Development and the Apartment Design Guide published by the 
NSW Department of Planning and Environment in July 2015; and 

(c) the ground floor of all sides of the building facing the street and any other 
publicly accessible areas will be used for the purposes of business 
premises or retail premises. 

 
(2D) In this clause, community infrastructure has the same meaning as in clause 

7.15.  
 
[4] Clause 7.4 Sun access protection 
 
 Omit subclause 7.4. Insert instead: 
 
 7.4  Sun access protection  
 

(1) The objective of this clause is to protect public open space in Prince Alfred 
Square, the Parramatta River Foreshore, the Lancer Barracks site and Jubilee 
Park from overshadowing. 
 

(2) This clause applies to land identified on the Sun Access Protection Map (as 
shown coloured purple). 
 

(3) Development consent must not be granted to development on land to which this 
clause applies that results in any part of a building causing additional 
overshadowing, on 21 June in any year, on any of the following locations (as 
shown with blue hatching on the Sun Access Protection Map) during the times 
specified in relation to those locations: 
(a) Prince Alfred Square—between 12.00 and 14.00, 
(b) Parramatta River Foreshore—between 12.00 and 14.00, 
(c) Lancer Barracks site—between 12.00 and 14.00, 
(d) Jubilee Park—between and 12.00 and 14.00. 

 
(4) Development results in a building causing additional overshadowing if the total 

overshadowing of the relevant location during the specified times would be 
greater after the development is carried out than the overshadowing of that 
location during the specified times caused by buildings existing on the 
commencement of this Plan.  
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7.4A Sun access protection—Parramatta Square 
 

(1) The objective of this clause is to protect public open space in Parramatta Square 
from overshadowing. 
 

(2) This clause applies if the consent authority considers that development which is 
the subject of a development application is likely to cause excessive 
overshadowing of the public open space referred to in subclause (1). 

 
(3) The consent authority, in determining that development application, must take 

into consideration the relevant sun access controls specified for that land in 
section 4.3.3 of the Parramatta Development Control Plan. 
 
 

[5] Clause 7.6 Airspace operations 
 
 Omit subclause 7.6 (2). 
 

Omit “to which this clause applies” from subclause 7.6 (3). Insert instead “within the 
Parramatta City Centre”. 

 
 
[6] Clause 7.7A Development of certain land at Dixon, Rosehill and Boundary 

Streets, Parramatta 
 
 Insert after clause 7.7: 
 
 

7.7A Development of certain land at Dixon, Rosehill and Boundary Streets, 
Parramatta 

 
(1) This clause applies to land marked “Area 5” on the Special Provisions Area Map. 

 
(2) The consent authority may permit an additional floor space ratio of 1:1 and an 

additional height of 14m above that permitted elsewhere under this Plan for 
development on land to which this clause applies, provided that: 

 
(a) the development includes community infrastructure to the satisfaction of 

the consent authority, whether or not provided on the development site or 
an alternative site nominated by the consent authority; 

(b) the development has been subject to a competitive design process and 
exhibits design excellence as provided in clause 7.10; and 

(c) the lot on which the development will be sited is at least 60 metres wide at 
the front building line. 

 
(3) In this clause, community infrastructure has the same meaning as in clause 7.15.  

 
 
[7] Clause 7.10 Design excellence  
 

Omit subclauses 7.10 (5) (a) and (b). Insert instead: 
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(a) development in respect of a building that has, or will have, a height above 
ground level (existing) greater than 40 metres (or 55 metres in the case of 
“Area 6” on the Special Provisions Area Map – refer to clause 7.20), 

(b) development involving or directly adjoining a heritage item seeking to 
achieve a floor space ratio of 3:1 or greater, 
 

Omit subclause 7.10 (8). Insert instead: 
 

(8)  If the design of a new building, or an external alteration to an existing building, 
is the winner of a competitive design process and the consent authority is 
satisfied that the building or alteration exhibits design excellence, it may grant 
development consent to the erection of the new building, or the alteration to the 
existing building, with: 

 
(a) a building height that exceeds the maximum height shown for the land on the 

Height of Buildings Map or an amount of floor space that exceeds the 
maximum floor space ratio shown for the land on the Floor Space Ratio Map 
(or both) by up to 15%, if the development does not include community 
infrastructure in accordance with clause 7.15; or 

(b) a building height that exceeds the maximum height shown for the land on the 
Incentive Height of Buildings Map or an amount of floor space that exceeds 
the maximum floor space ratio shown for the land on the Incentive Floor 
Space Ratio Map (or both) by up to 15%, if the development includes 
community infrastructure in accordance with clause 7.15.  

 
 
[8] Clauses 7.11, 7.12, 7.13, 7.14, 7.15, 7.16, 7.17, 7.18, 7.19 and 7.20 
 

Insert after clause 7.10: 
 

7.11 Commercial premises in Zone B4 Mixed Use located in the vicinity of 
Zone B3 Commercial Core 

 
(1) The objective of this clause is to facilitate employment generating uses in specific 

parts of Zone B4 Mixed Use which are generally in the vicinity of Zone B3 
Commercial Core. 

 
(2) This clause applies to Zone B4 Mixed Use as identified on the Additional Local 

Provisions Area Map. 
 

(3) The minimum floor space ratio for any commercial premises floor space of any 
development on land to which this clause applies is 1:1. 

 
(4) Any additional commercial premises floor space provided in excess of the 

minimum specified in subclause (3) will be exempt from the overall maximum 
floor space ratio specified in clauses 4.4, 7.2 or 7.15 (where community 
infrastructure is included with the development), but only where the site has a 
minimum area of 1,800 square metres. 

 
(5) Conversion of any commercial premises floor space approved under subclause 

(4) to residential accommodation floor space is prohibited under this Plan. 
 

(6) In this clause, community infrastructure has the same meaning as in clause 7.15.  
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7.12 Office premises in Zone B3 Commercial Core 

 
(1) The objective of this clause is to facilitate office premises in Zone B3 

Commercial Core. 
 
(2) Development for the purposes of office premises in Zone B3 Commercial Core is 

not subject to the floor space ratios specified under clauses 4.4, 7.2 or 7.15. 
 

7.13 End of journey facilities 
 

(1) The objective of this clause is to facilitate pedestrian and cycling access to 
commercial premises. 
 

(2) This clause applies to the following development: 
 

(a) a building which consists entirely of commercial premises, and 
(b) mixed use development, but only where more than 600 square metres of 

commercial premises is provided. 
 

(3) The consent authority must not grant consent to development to which this 
clause applies involving the construction of a new building or significant 
alterations to an existing building unless that building provides for all of the 
following facilities together in one area of the building: 

 
(a) showers, 
(b) change rooms, 
(c) lockers, 
(d) bicycle storage areas. 

 
 
7.14    Active street frontages 

 
(1) The objective of this clause is to promote uses that attract pedestrian traffic along 

certain ground floor street frontages in Zone B3 Commercial Core and Zone B4 
Mixed Use. 
 

(2) This clause applies to land identified as an “Active Street Frontage” on the 
Active Street Frontages Map. 

 
(3) Development consent must not be granted to the erection of a building, or a 

change of use of a building, on land to which this clause applies unless the 
consent authority is satisfied that the building will have an active street frontage 
after its erection or change of use. 
 

(4) Despite subclause (3) and subject to the consent authority being satisfied, an 
active street frontage is not required for any part of a building that is used for any 
of the following: 

 
(a) entrances and lobbies (including as part of mixed use development), 
(b) access for fire services, 
(c) electrical services, 
(d) vehicular access. 
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(5) In this clause, a building has an active street frontage if all premises on the 
ground floor of the building facing the street are used for the purposes of business 
premises or retail premises. 

 
7.15 Community Infrastructure 

 
(1) The objective of this clause is to allow greater residential densities and height in 

the Parramatta City Centre where community infrastructure is also provided. 
 

(2) The consent authority may approve development with a height and floor space 
ratio that does not exceed the increased building height and floor space ratio 
identified on the Incentive Height of Buildings Map and the Incentive Floor 
Space Ratio Map, but only if: 

 
(a) the development is able to demonstrate an appropriate transition to any 

heritage items or conservation areas; and 
(b) the development includes community infrastructure to the satisfaction of 

the consent authority, whether or not provided on the development site or 
an alternative site nominated by the consent authority. 

 
Note.  Council will prepare a Development Guideline to provide details on how community 
infrastructure is to be delivered to the satisfaction of the consent authority. 
 

(3) Despite subclause (2), any development on land identified with a thick orange 
line and labelled “Area 1” on the Incentive Height of Buildings Map is not to 
exceed the height determined in accordance with clause 7.4 (Sun Access 
Protection). 
 

(4) In this clause: 
 
community infrastructure means a building or place owned or controlled by a 
public authority, including  community facilities, cycleways, environmental 
facilities, footways, information and education facilities, public administration 
buildings, public roads,  public squares, recreation areas, recreation facilities 
(indoor), recreation facilities (major) and recreation facilities (outdoor), but does 
not include the footway directly adjoining the development site. 
 
development site means the land subject to the development that is seeking the 
additional height and floor space ratio under this clause. 

7.16  Opportunity Sites  

(1) The objectives of this clause are: 
 

(a) to provide opportunities for tall, slender towers; 
(b) to encourage opportunities to improve the quality of the public domain; 

and 
(c) to facilitate opportunities to deliver additional community infrastructure.  
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(2) This clause applies to Opportunity Sites as identified on the Opportunity Sites 
Map. 

 
(3) A building on land to which this clause applies is eligible for an amount of 

additional residential floor space (above that already permitted elsewhere under 
this Plan) equivalent to that which may be achieved by applying a floor space 
ratio of up to 3:1 to the development site.  
 

(4) The consent authority may grant consent to development involving the 
construction of a new building or alterations to an existing building on land to 
which this clause applies that incorporates the additional floor space as specified 
in subclause (3) above, but only if: 
 
(a) the development site is at least 40 metres wide at the front building line, 

has an area of at least 1,800 square metres; and  
(b) the development demonstrates an appropriate transition to any heritage 

items; and 
(c) the development includes community infrastructure to the satisfaction of 

the consent authority, whether or not provided on the development site or 
an alternative site nominated by the consent authority. 
 

(5) Development consent must not be granted to development under this clause 
unless: 
 
(a) the development first includes: 

(i) the additional height, floor space ratio and community infrastructure 
as provided under clause 7.15; and  

(ii)  the 15% bonus floor space ratio and height for achieving design 
excellence under clause 7.10; and  

(iii)  the 0.5:1 bonus floor space ratio for high performing buildings 
under clause 7.17; and 

(b) the development includes additional community infrastructure under this 
clause to the satisfaction of the consent authority above that provided 
under clause 7.15. 

 
(6) Development consent must not be granted to development to which this clause 

applies unless a development control plan that provides for the matters in 
subclause (7) below has been prepared for the development site. 
 

(7) The development control plan must provide for all of the following: 
 

(a) requirements as to the form and external appearance of proposed 
development so as to improve the quality and amenity of the public 
domain, 

(b) requirements to minimise the detrimental impact of proposed development 
on view corridors, 

(c) how the proposed development addresses the following matters: 
(i) the suitability of the land for development, 
(ii)  the existing and proposed uses and use mix, 
(iii)  any heritage issues and streetscape constraints, 
(iv) the impact on any conservation area, 
(v) the inclusion of community infrastructure, 
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(vi) the location of any tower proposed, having regard to the need to 
achieve an acceptable relationship with other towers (existing or 
proposed) on the same site or on neighbouring sites in terms of 
separation, setbacks, amenity and urban form, 

(vii)  the bulk, massing and modulation of buildings, 
(viii)  street frontage heights, 
(ix) environmental impacts, such as sustainable design, overshadowing 

and solar access, visual and acoustic privacy, noise, wind and 
reflectivity, 

(x) the achievement of the principles of ecologically sustainable 
development, 

(xi) pedestrian, cycle, vehicular and service access and circulation 
requirements, including the permeability of any pedestrian 
network, 

(xii)  the impact on, and any proposed improvements to, the public 
domain, 

(xiii)  achieving appropriate interface at ground level between the 
building and the public domain, 

(xiv) the excellence and integration of landscape design, 
(xv) the incorporation of high quality public art into the fabric of 

buildings in the public domain or in other areas to which the public 
has access. 

 
Note.  Section 83C of the Environmental Planning and Assessment Act 1979 provides that 
if an environmental planning instrument requires the preparation of a development control 
plan before any particular or kind of development is carried out on any land, that 
obligation may be satisfied by the making and approval of a staged development 
application in respect of that land. 

 
(8) In this clause: 

 
community infrastructure has the same meaning as in clause 7.15. 

 
development site means the Opportunity Site subject to the development that is 
seeking the additional floor space ratio under this clause. 

 
Opportunity Site means land identified as such on the Opportunity Sites Map. 

 
7.17 High performing buildings 

 
(1) The objectives of this clause are as follows: 

 
(a) to encourage high performing building design (namely the built form and 

layout) of large-scale office and retail development and mixed use 
development in the Parramatta City Centre that minimises the 
consumption of energy and water, 

(b) to provide increased amenity to occupants over the long term, and 
(c) to ensure the increase in gross floor area is compatible with surrounding 

buildings in terms of bulk, height and amenity. 
  
(2) This clause applies to: 

 
(a) development for the purposes of office premises with a gross floor area of 

10,000 square metres or greater; or 
(b) development for the purposes of retail premises with a gross floor area of 

5,000 square metres or greater; or 
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(c) development for the purposes of mixed use development, but only where: 
(i) the lot on which the development will be sited is at least 24 

metres wide at the front building line and has a minimum site 
area of at least 1,800 square metres, and 

(ii)  the lot on which the development will be sited has a maximum 
floor space ratio of at least 10:1, as shown on the Incentive Floor 
Space Ratio Map. 

 
(3) Before granting development consent to development under this clause, the 

consent authority must be satisfied that: 
 

(a) the part of any building used for the purposes of office premises or a 
mixed use development (but only where that mixed use development 
includes at least 2,000 square metres of commercial premises) complies 
with the following standards: 
(i) the energy target is a maximum 140 kg/m² per year for 

commercial premises, and  
(ii)  the water target is a maximum 0.65 kL/m² per year for commercial 

premises  
 

(b) despite subclause 3(a), the part of any building used for the purposes of 
retail premises (including as a part of a mixed use development) with a 
gross floor area of 5,000 square metres or greater complies with the 
following standards: 
(i) the energy target is a maximum 100 kg/m² per year, and  
(ii)  the water target is a maximum 0.95 kL/m² per year, and  
 

(c) the part of any building that is a dwelling used for the purposes of mixed 
use development complies with the following standards: 
(i) the energy target is a minimum 10-point increase in the BASIX 

score compared to current requirements, and 
(ii)  the water target is a minimum 10-point increase in the BASIX 

score compared to current requirements, and 
 

(d) a report prepared by a qualified consultant to the satisfaction of the 
Council verifies that, if all of the commitments relating to the building 
design (namely the built form and layout) listed in the report are fulfilled, 
the development will comply with both the energy and water targets which 
apply to the development under subclauses (3)(a), (b) or (c) above, as the 
case may require. 

  
(4) A mixed use development which complies with this clause is eligible for an 

amount of additional residential floor space (above that already permitted 
elsewhere under this Plan) equivalent to that which may be achieved by 
applying a floor space ratio of up to 0.5:1, subject to the consent authority 
being satisfied that this additional floor space does not adversely impact on 
neighbouring and adjoining land in terms of visual bulk and overshadowing. 
 

(5) This clause does not apply to land on which development to which clause 13 of 
State Environmental Planning Policy (Affordable Rental Housing) 2009 applies 
is to be carried out. 
 
 
 
 



Potential Draft LEP Provisions – Guide Only 

12 

(6) In this clause: 
 

BASIX means a rating under State Environmental Planning Policy (Building 
Sustainability Index: BASIX) 2004. 

 
mixed use development means a building or place comprising commercial 
premises and dwellings. 

 
7.18 Dual water systems 
 

(1) The objective of this clause is to future proof the security of water supply in the 
Parramatta City Centre. 
 

(2) This clause applies to the Parramatta City Centre, but not including “Area 6” on 
the Special Provisions Area Map. 

 
(3) The consent authority must not grant consent to development involving the 

construction of a new building or significant alterations to an existing building 
unless that building contains both potable water pipes and recycled water pipes 
for the purposes of all available internal and external water uses. 

 
7.19 Floodplain risk management 
 

(1) The objective of this clause is to enable occupants of buildings in identified areas 
that have particular evacuation or emergency response issues to: 
(a) shelter within a building above the probable maximum flood level; or 
(b) evacuate safely to land located above the probable maximum flood level.   
 

(2) This clause applies to land identified on the Floodplain Risk Management Map 
(as shown coloured blue).  

 
(3) Development consent must not be granted for new buildings or significant 

alterations and additions to existing buildings on land to which this clause applies 
unless the consent authority is satisfied that: 
(a) the building contains either a safe area with emergency electricity and 

water for all occupants to take refuge in that is located above the probable 
maximum flood level, or flood free pedestrian access is available between 
the building and land that is above the probable maximum flood level; and  

(b) the building is certified by an engineer to withstand the forces of 
floodwaters, debris and buoyancy resulting from a probable maximum 
flood event. 

 
(4) In this clause, probable maximum flood has the same meaning as it has in the 

Floodplain Development Manual (ISBN 0 7347 5476 0), published in 2005 by 
the NSW Government. 
 
Note. The probable maximum flood is the largest flood that could conceivably occur at a 
particular location, usually estimated from probable maximum precipitation. 
 

7.20 Parramatta Park and Park Edge Highly Sensitive Area  
 

(1) The objective of this clause is to preserve built form controls consistent with the 
heritage sensitivity of Parramatta Park and the Park Edge Highly Sensitive Area. 
 



Potential Draft LEP Provisions – Guide Only 

13 

(2) This clause applies to land shown as “Area 6” on the Special Provisions Area 
Map. 

 
(3) Despite clause 4.4, the maximum floor space ratio for buildings on land to which 

this clause applies for which the maximum floor space ratio shown on the Floor 
Space Ratio Map is specified in Column 1 of the table to this subclause is the 
amount specified opposite that floor space ratio in: 

 
(a) if the site area for the development is less than or equal to 1,000 square 

metres—Column 2 of the table, or 
(b) if the site area for the development is greater than 1,000 square metres but 

less than 1,800 square metres—Column 3 of the table, or 
(c) if the site area for the development is equal to or greater than 1,800 square 

metres—Column 4 of the table. 

Column 1  Column 2  Column 3  Column 4  

6:1 4:1 (4 + 2X):1 6:1 

8:1 5:1 (5 + 3X):1 8:1 

 
(4) For the purposes of Column 3 of the table to subclause (3): 

 
X = (the site area in square metres − 500)/1500 
 

(5) Despite clause 7.10, development consent must not be granted to the following 
development on land to which this clause applies unless a competitive design 
process has been held in relation to the proposed development and the 
development exhibits design excellence (as provided in clause 7.10): 
 
(a) development in respect of a building that has, or will have, a height above 

ground level (existing) greater than 55 metres, 
(b) development on a site greater than 1,000 square metres and up to 1,800 

square metres seeking to achieve the maximum floor space ratio identified 
on the  Floor Space Ratio Map, where amalgamation with adjoining sites 
is not physically possible. 

 
(6) Despite clause 7.10, if the design of a new building, or an external alteration to an 

existing building on land to which this clause applies, is the winner of a 
competitive design process and the consent authority is satisfied that the building 
or alteration exhibits design excellence (as provided in clause 7.10), it may grant 
development consent to the erection of the new building, or the alteration to the 
existing building, with: 
 
(a) in any case—a building height that exceeds the maximum height shown 

for the land on the  Height of Buildings Map or an amount of floor space 
that exceeds the maximum floor space ratio shown for the land on the  
Floor Space Ratio Map (or both) by up to 15%, or 

(b) if the proposal is for a building containing entirely non-residential floor 
space in Zone B4 Mixed Use—a building height that exceeds the 
maximum height shown for the land on the Height of Buildings Map or an 
amount of floor space that exceeds the maximum floor space ratio shown 
for the land on the Floor Space Ratio Map (or both) by up to 25%. 
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(7) Clause 7.13 (End of journey facilities), clause 7.17 (High performing buildings) 
and clause 7.18 (Dual water systems) do not apply to land to which this clause 
applies. 
 

(8) In this clause, Parramatta Park and the Park Edge Highly Sensitive Area means 
“Area 6” on the Special Provisions Area Map. 
 

 
[9] Schedule 1 Additional Permitted Uses 
 

Omit subclause 6AB (2). Insert instead:  
 

(2)  Development for the purposes of vehicle repair stations and vehicle sales or hire 
premises are permitted with development consent. 

 
[10]  Dictionary 
 

Omit the definition for “Parramatta Development Control Plan”.  
 

Insert in alphabetical order: 
 

Active Street Frontages Map means the Parramatta Local Environmental Plan 2011 
Active Street Frontages Map. 
Floodplain Risk Management Map means the Parramatta Local Environmental Plan 
2011 Floodplain Risk Management Map. 
Incentive Floor Space Ratio Map means the Parramatta Local Environmental Plan 
2011 Incentive Floor Space Ratio Map. 
Incentive Height of Buildings Map means the Parramatta Local Environmental Plan 
2011 Incentive Height of Buildings Map. 
Opportunity Sites Map means the Parramatta Local Environmental Plan 2011 
Opportunity Sites Map. 
Parramatta City Centre means the area identified as “Parramatta City Centre” on the 
Additional Local Provisions Map. 
Parramatta Development Control Plan means the Parramatta Development 
Control Plan 2011, as in force on the commencement of Parramatta Local 
Environmental Plan 2011 (Amendment No X).  
Sun Access Protection Map means the Parramatta Local Environmental Plan 2011 
Sun Access Protection Map. 
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