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INTRODUCTION 

 
Parramatta is Sydney’s dual CBD. It is located centrally in the heart of the Sydney 
metropolitan area and performs a key economic, social and cultural role, particularly for 
Western Sydney which is home to nearly half of Sydney’s population. The Parramatta CBD 
is of metropolitan significance as a regional employment centre, and it will continue to 
increase in importance as Western Sydney’s population continues to grow.  

The Planning Proposal: Parramatta CBD (planning proposal) explains the intent of, and 
justification for, the amendment to Parramatta Local Environmental Plan 2011 (Parramatta 
LEP 2011). It applies to land collectively referred to as the Parramatta Central Business 
District (CBD). A detailed description of the subject land is below. 

The preparation of the planning proposal was guided by the Parramatta CBD Planning 
Strategy which was adopted by Council on 27 April 2015. The intent of the Parramatta CBD 
Planning Strategy was to establish a vision for growth, and describe the principles and 
actions that will guide the preparation of a new planning framework. 

This planning proposal reflects the Council Resolution of 14 December 2015 and 14 March 
2016 (refer to Appendices 3 and 6 respectively). It provides for an expanded and more 
intense commercial core supported by higher density mixed use and residential 
development. 
 
The amendments proposed by this planning proposal include:  
- rezoning of some land; 
- an increase in the floor space ratio permitted on some land;  
- an increase in the height of buildings permitted on some land; 
- the removal of the height of buildings clause on some land; 
- An amendment to the sun access protection clause; 
- An amendment to the airspace operations clause; 
- A new clause to permit additional floor space and height on some land; 
- An amendment to the design excellence clause; 
- A requirement for non-residential floor space in parts of the mixed use zone; 
- A requirement for end of journey facilities;  
- An amendment to encourage high yield employment uses; 
- A new clause to encourage high performing buildings; 
- A new clause to encourage the provision of community infrastructure; 
- A new clause to preserve existing controls in the ‘Park Edge Highly Sensitive’ area, 

Parramatta Park and Parramatta Stadium; 
- some additions to Schedule 1 – Additional Permitted Uses; 
- amendment to the following maps in the Parramatta LEP 2011:   

• Amend the Additional Local Provisions Map  
• Amend the Land Zoning Map 
• Amend the Floor Space Ratio Map  
• Amend the Height of Buildings Map  
• Amend the Additional Permitted Uses Map  
• Amend the Special Provisions Area Map  
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- create new maps for inclusion in the Parramatta LEP 2011:  
• Create a new Incentive Floor Space Ratio Map  
• Create a new Incentive Height of Buildings Map  
• Create a new Sun Access Protection Map  
• Create a new Active Street Frontage Map  
• Create a new Opportunity Sites Map  
• Create a new Floodplain Risk Management Map 

This planning proposal has been prepared in accordance with Section 55 of the 
Environmental Planning and Assessment Act 1979 (the Act), the Standard Instrument – 
Principal Local Environmental Plan (Standard Instrument) and guidelines published by the 
Department of Planning and Environment (DP&E), including A guide to preparing planning 
proposals and A guide to preparing local environmental plans.  

This planning proposal relates only to those matters to be amended in the Parramatta LEP 
2011. More detailed planning provisions are to be contained in the Parramatta Development 
Control Plan 2011 (Parramatta DCP 2011). 
 
Affected Land  
This planning proposal applies to land collectively referred to as the ‘Parramatta CBD’, which 
includes a part of the Parramatta Local Government Area (LGA) (refer to figure 1).   

For reference purposes, this planning proposal broadly groups the CBD into four (4) 
precincts as shown on figure 2 – the ‘City Centre - Core’ (between Parramatta River and the 
Great Western Highway/Parkes Street); two periphery areas, ‘City Centre – North (between 
St Patricks Cemetery and Parramatta River) and ‘City Centre South’ (between the Great 
Western Highway/Parkes Street and the local government boundary – Raymond Street); and 
‘City Centre – West’ (incorporating the Park Edge Highly Sensitive Area, Parramatta Park 
and Parramatta Stadium). 

Consistent with the Implementation Plan in the Parramatta CBD Planning Strategy 2015, this 
Planning Proposal does not seek to make any changes to the controls that apply in the ‘Park 
Edge Highly Sensitive’ land on the western edge of the City Centre adjacent to the World 
Heritage listed Old Government House and Domain (City Centre – West - refer to figure 2). 
Council has only recently worked with the Commonwealth and State Governments to enter 
into a Conservation Agreement regarding development in this area and for this reason 
further review of the planning controls for this precinct is not warranted.  Some provisions will 
be necessary in the Planning Proposal to make it clear that only the existing controls 
currently in place for the City Centre – West Precinct will apply to this precinct, instead of the 
new controls proposed in the Planning Proposal. This will be referenced on the Special 
Provisions Area Map as Area 6.   

 

Current Planning Controls 
The current planning controls for the affected areas are zoned for business and residential 
purposes in the Parramatta LEP 2011.  The current applicable planning controls proposed to 
be amended by this Planning Proposal are shown in Appendix 1.  The complete planning 
controls are available at www.legislation.nsw.gov.au  

http://www.legislation.nsw.gov.au/
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Figure 1 – Parramatta CBD Planning Proposal area 
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Figure 2 – Precincts within the CBD Planning Proposal area  
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Background to this Planning Proposal  
 

Parramatta CBD Planning Strategy 

In recognition of Parramatta’s growing role, Council resolved in 2013 to prepare a study 
based on world’s best practice to identify how Parramatta City Council can develop and 
implement a planning framework to create a world class city.  In 2014 Council commissioned 
a Planning Framework study prepared by urban design consultants, Architectus, which was 
informed by an economic analysis prepared by consultants, SGS Economics and Planning.  
This study together with separate urban design studies, for the Auto Alley precinct (also 
informed by economic analysis) were endorsed by Council for community consultation.  

The Draft City Centre Planning Framework Study and the Draft Auto Alley Planning 
Framework Study were publicly exhibited in October/November 2014.  These studies, 
together with stakeholder feedback, were integrated by Council into the Parramatta CBD 
Planning Strategy.  The purpose of this Strategy adopted by Council on 27 April 2015 was 
to:  

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 the delivery of the new planning 
framework for the Parramatta CBD”. 

A copy of the Parramatta CBD Planning Strategy is shown in Appendix 2.   

The Actions within the Parramatta CBD Planning Strategy identified the research required to 
inform the preparation of new planning controls.  Actions within the Strategy were: 

- investigate the potential expansion of the CBD boundaries 

- conduct detailed testing of the proposed FSR controls 

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

- investigation of potential sun access controls to key public spaces 

- investigate impacts of expanding the commercial core and potentially opening it up to 
some residential uses (subject to commercial also being provided) 

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

- investigation of infrastructure needs, including funding mechanisms 

- promotion of tower slenderness and design excellence 
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Research and Technical Study process that informed this Planning 
Proposal 
 

The work required to implement the identified actions and progress a formal planning 
proposal for the CBD are detailed in the Parramatta CBD Planning Strategy’s 
Implementation Plan. This includes a number of technical studies, as follows: 

- Undertake urban design testing/refinement to assess solar access impacts, test built 
form outcomes on sample CBD sites and also to assess impacts in transitional areas 
and heritage; 

- Prepare an update of the Floodplain Risk Management Plans being a statutory 
requirement (Section 117 Direction); 

- Undertake a Transport Study and Integrated Transport Plan being a requirement of 
Transport for NSW and RMS; 

- Undertake an economic study needed to determine the key requirements to achieve 
A-Grade commercial office space in the Parramatta CBD and respond to the 
Metropolitan Strategy requirement to retain the commercial core; 

- Undertake a heritage study being a requirement of the NSW Heritage Council and 
statutory requirement (Section 117 Direction); 

- Undertake an Infrastructure Funding Models Study needed to assess appropriate 
funding models (Value Capture, Section 94A increase, etc.) and potential impacts on 
development feasibility; and  

- Undertake an Infrastructure Needs Analysis Study needed to assess infrastructure 
needs as a result of increased development (local and state), including community 
infrastructure.   

Further to the above, a study was undertaken as part of the Draft Auto Alley Planning 
Framework Study to address the rezoning of land from B5 Business Development to 
residential in relation to contamination.  This study now forms part of this Planning Proposal.   

 

The research and technical studies undertaken and the recommendations contained within 
are discussed in detail below: 
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A. Heritage 
 

The key heritage issue for this Planning Proposal is providing for urban intensification and 
integration of new development while protecting and enhancing the heritage values of 
Parramatta’s local, state, national and world significant European and Aboriginal heritage 
items, conservation areas, places and views.    

Specific issues to be considered are: 

- Planning controls for heritage items and adjacent development;  

- Planning controls for areas on the edge of the CBD adjacent to heritage conservation 
areas; and 

- Matters raised by the Heritage Office of NSW in a submission to Council dated 26 
November 2014 relating to Old Government House and Domain, state heritage items 
and Aboriginal archaeology.  

Consistent with the Implementation Plan in the adopted CBD Planning Strategy, the ‘Park 
Edge Highly Sensitive’ on the western edge of the City Centre adjacent to the World 
Heritage listing of Old Government House and Domain is an area where it is not proposed to 
change the controls applying to the site.  

To address the remaining issues raised by the Heritage Office of NSW and the heritage 
considerations listed under section 117 of the EP&A Act 1979, Council commissioned a 
Heritage Study 2015 prepared by consultants, Urbis.  This Study identified principles, FSRs, 
and policy changes to mitigate heritage impacts.   

The consultant recommendation and a second option to allow similar FSRs for heritage 
items to those of adjoining properties was presented in a report to the Council Meeting on 14 
December 2015 where Council resolved to: 

- Allow an FSR of 10:1 for land fronting Church Street between the River and 
Macquarie Street and retain the existing 12m height control.   

- Allow similar FSRs/heights for heritage items to those of adjoining properties for all 
areas of the Parramatta CBD, with the exception of: 

1. Church Street between the river and Macquarie Street;  

2. Harrisford House; 

3. Area directly to the north of Lancer Barracks; and  

4. Areas adjoining state heritage items within a significant landscape setting, 
including St John’s Church and St John’s Cemetery.   

The resolution to retain a 12m height limit and allowing a 10:1 FSR with other relevant 
controls to be included in the DCP for land fronting Church Street between the River and 
Macquarie Street was valued because of the strong concentration of heritage items and its 
heritage character.   

The resolution to allow similar FSRs/heights for heritage items to those of adjoining 
properties was valued because it allows for flexibility and simplification of planning controls, 
and enables developers to determine the value of the adjoining heritage item to their 
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development, with the existing controls (clause 5.10 Heritage Conservation) in PLEP 2011 to 
be retained to ensure heritage issues are properly considered at DA stage.   

The resolution to retain a 12m height limit for Harrisford House with an increased FSR of 
10:1 was valued as it would allow for the transfer of FSR with the adjoining properties while 
protecting the heritage values of the property.   

Heritage Transfer Scheme  

As a result of the Council resolution 14 December 2015, Council Officers explored a 
mechanism for transferrable floor space for heritage items. At its meeting on 8 February 
2016, Council resolved to defer consideration of a heritage floor space transfer scheme to a 
separate LEP amendment to be undertaken at a future date given the potential conflicts 
arising with the proposed value sharing scheme. Therefore this matter will not be included in 
this Planning Proposal.  This issue is discussed below under the heading, ‘Infrastructure 
Funding’.   

A copy of the Council report and resolution on the Draft Parramatta CBD Planning Proposal - 
Resolution of Key Policy Areas from the meeting on 14 December 2015 is provided at 
Appendix 3.  A copy of the Council report and resolution on the Parramatta CBD 
Infrastructure Funding review Committee from the meeting on 8 February 2016 is provided 
at Appendix 4.  

A copy of the Heritage Study is provided at Appendix 7 and a discussion of the heritage 
provisions in the draft planning proposal is provided in Part 2. 

 

B. Urban Design  
 

The key urban design issue for this Planning Proposal is providing for urban intensification 
and integration of new development while ensuring development is of an appropriate scale 
for the site, adjoining development and the wider city.   

Specific issues to be considered are:  

- Compliance with State Environmental Planning Policy No. 65 and Apartment Design 
Guideline; 

- Amenity for building occupants; 

- Protection of solar access to open spaces; and  

- Transition to lower scale areas on the city fringe. 

Consistent with the Implementation Plan in the adopted CBD Planning Strategy, urban 
design testing and refinement was undertaken by Council and prepared in parallel with the 
Parramatta City Centre Heritage Study, 2015.  This urban design assessment tested 
Strategy Actions including solar access impacts, built form outcomes and impacts in 
transitional areas and built form impacts on heritage items/precincts.  This testing was peer 
reviewed by an independent urban design consultancy, Scott Carver.  The key urban design 
recommendations related to:  
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1. A sliding scale for Floor Space Ratio (FSR) for small sites; and  

2. FSR/heights for areas affected by solar access and transition.   

Sliding scale for FSR for small sites 

The purpose of a sliding scale for FSR is to control density on small sites and encourage 
amalgamation.  Parramatta LEP 2011 currently contains this control and following detailed 
urban design testing in response to the Strategy, retention of the sliding scale in the new 
CBD Planning Proposal with amendments was recommended.  

The report to the Council Meeting on 14 December 2016 outlined a number of options for a 
sliding scale control.  Council resolved at this meeting that:  

- The sliding scale for FSR include the following thresholds:  

o FSRs up to 6:1 – 500sqm up to 1,300sqm  

o FSRs of 10:1 – 800sqm up to 1,600sqm  

- An alternate FSR control be introduced that enables maximum FSRs to be achieved 
where certain conditions are met   

This FSR sliding scale is shown in Table 1 below and was valued because it allows for 
flexibility to achieve maximum FSRs whilst complying with solar access and design 
excellence controls; and is consistent with the resolution adopted by Council in September 
2014 in relation to the ‘Parramatta City Centre Planning Framework Study’.   

PART A – FSR UP TO 6:1 

FSR Shown on 
Map 

Site is less than 
or equal to 

500sqm 

Site is greater than 
500sqm but less than 
1,300sqm 

Site is equal to or greater 
than 1,300sqm 

4:1 3:1 (3+1X):1 4:1 

6:1 4:1 (4+2X):1 6:1 

PART B – FSR OF 8:1 OR GREATER 

FSR Shown on 
Map 

Site is less than 
or equal to 

800sqm 

Site is greater than 
800sqm but less than 

1,600sqm 

Site is equal to or greater 
than 1,600sqm 

10:1 6:1 (6+4Y):1 10:1 

Notes: 

Where  X = (the site area in square metres – 500)/800;  
Y = (the site area in square metres – 800)/800 

Table 1 - Sliding scale for Floor Space Ratio 
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FSR/Heights for areas affected by solar access 

The report to the Council Meeting on 14 December 2016 outlined two options for a sliding 
scale control.  Council resolved at this meeting that:  

- Heights and FSRs in solar access affected areas be consistent with those shown on 
adjoining unaffected properties (with solar access planes to remain as an 
overarching control in the LEP). Further, that FSR and height controls remain as 
listed in the current draft City Centre Planning Framework maps. 

This resolution was valued because it allows for flexibility to attempt to achieve maximum 
FSR whilst still complying with Solar Access Controls as well as design excellence.   

A copy of the Council report and resolution on the Draft Parramatta CBD Planning Proposal - 
Resolution of Key Policy Areas from the meeting on 14 December 2015 is provided at 
Appendix 3.   

A discussion of the built forms provisions in the draft planning proposal is provided in Part 2. 

 
C. Employment and dwelling projections 

 

The key employment and dwelling projection issue for this Planning Proposal is for 
Parramatta to meet job and housing targets which are consistent with previous Metro 
Strategies.   

Specific issues to be considered are: 

- Reinforcing Parramatta CBD as Sydney’s dual CBD;  

- Achieving A-Grade commercial office space in the Parramatta CBD; and  

- Retaining a commercial core in response to the Metropolitan Strategy requirement.   

 
Job and Housing Targets 
 
Consistent with the adopted Parramatta CBD Planning Strategy this planning proposal 
adopts the following job and dwelling targets which are consistent with previous Metro 
Strategies.  Using economic analysis prepared by consultants SGS in 2014, the resulting 
gross floor area and population figures from these targets are outlined in Table 2 over the 
page.   
  



Planning Proposal – Parramatta CBD 
 

 15 

Capacity Analysis - additional jobs and dwellings under the Planning Proposal 
 

  Current  
(as at 2011) 

2036 Target 
(additional) 

Capacity under 
existing controls 

(additional) 

Capacity under 
Planning Proposal 

(additional) 

Jobs 49,513 jobs¹ 27,000 jobs 22,320 jobs* 48,721 jobs* 

  1,188,312 sqm² 972,000 sqm^ 803,550 sqm 1,753,980 sqm 

Dwellings 4,769 dwgs³ 7,500 dwgs 5712 dwgs* 19,976 dwgs 

  476,900 sqm⁴ 1,125,000 sqm^ 856,784 sqm 2,996,315 sqm* 

Total 
floor 
space  

1,665,212 sqm 2,097,000 sqm 1,660,334 sqm 4,750,295 sqm 

Notes         

¹Source: NSW Bureau of Transport Statistics, Employment Forecasts, September 2014 release figure 

²Assumption based on an average of 24sqm/job (SGS, 2014) 

³Figure provided by Forecast.id for the planning proposal area 

⁴Assumption based on an average of 100sqm/dwg 

^Floorspace needed plus 50%, given 100% take-up of capacity is unrealistic in practice (SGS, 2014) 

*Calculated based on 66% take-up of total capacity, given 100% take-up of capacity is unrealistic in practice (SGS, 2014) 

Table 2 – Job and Dwelling figures for the Planning Proposal area 

 

There are currently 49,513 jobs and 4,769 dwellings in the Parramatta CBD (as at 2011). 
Council adopted targets in the Parramatta CBD Planning Strategy for 27,000 additional jobs 
and 7,500 additional dwellings to 2036. The table above demonstrates there is insufficient 
capacity under existing planning controls to meet these targets. However, the changes 
proposed under this planning proposal will significantly increase capacity for both jobs and 
dwellings in the Parramatta CBD, enabling Council to easily achieve or exceed these 
targets. 

A-Grade commercial office space 

To ensure the Parramatta CBD can fulfil all its functions as Sydney’s dual CBD, it will be 
necessary to put in place policies that achieve A-Grade commercial office space 
development and retain a commercial core.  The need to fulfil this function was identified in 
the Metro Strategy.  In order to ensure this issue was properly considered Council 
commissioned an Economic Review – Achieving A-Grade Office 2015 prepared by 
consultants, Urbis.  The key findings were: 

- 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.  

- Commercial and office development remain the dominant uses within the 
Commercial Core, and residential be considered where a development increases the 
supply of commercial floor space by at least 20,000 sq.m, with residential 
development supplied in a separate tower (i.e. horizontal separation) rather than as a 
part of the commercial tower.  
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- Remove maximum FSRs for commercial office development in the Commercial Core 
and be more flexible on allowable building heights for commercial development, 
subject to meeting other design and impact requirements. 

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

- Expand the Commercial Core to create a more cohesive commercial precinct and 
integrate key commercial nodes (including Westfields) and establish a future 
Commercial Core along Church Street (Auto Alley) to be redevelopment in the long-
term. 

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

Councillors considered a report on a Planning Proposal seeking to include ‘residential 
accommodation’ as an additional permitted use on a site in the Commercial Core where it is 
currently prohibited (61B George Street, Parramatta, known as the "Parramall" site).  
Attached to this report was a copy of the Economic Review – Achieving A-Grade Office.    

At the Council Meeting on 7 December 2015 Council resolved in relation to this matter to 
support the report recommendation that ‘residential accommodation’ as an additional 
permitted use on a site in the Commercial Core not be permitted.  Council valued this 
approach because: the proposal will result in a loss of employment generating floor space 
and may compromise the potential of the Parramatta CBD to provide the required level of 
commercial development needed to support Parramatta as the major employment centre in 
Western Sydney. 

A copy of the Council report and resolution on the Planning Proposal for land at 61B George 
Street, Parramatta from the meeting on 7 December 2015 is provided at Appendix 5.   

A copy of the Economic Review – Achieving A-Grade Office is provided at Appendix 8, and a 
discussion of the land use provisions in the draft planning proposal is provided in Part 2. 

 

D. Transport, traffic and parking 
 

The key transport, traffic and parking issue for this Planning Proposal is for transport and 
access to support and complement urban intensification of the Parramatta CBD.  

Specific issues to be considered are: 

- Capacity of existing and proposed public transport services and infrastructure; 

- Optimal land use mix for the CBD; and 

- Managing transport demand and travel behaviour.   

Consistent with the Implementation Plan in the adopted Parramatta CBD Planning Strategy, 
Council commissioned the Parramatta CBD Strategic Transport Study, 2016.  This study is 
the first stage of work required to inform the ‘Parramatta CBD Integrated Transport Study’.  
The Strategic Transport Study is a high level, strategic analysis assessing the likely impacts 
on the transport network from proposed increases in residential and commercial 
development.  A partnership has been formed with the Department of Transport and the 
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Roads and Maritime Services and a higher strategic study focused on what role each 
transport mode will play in future movement to and from Parramatta CBD is underway.  This 
study will need to be endorsed by all partners and then finalised prior to the exhibition of the 
Planning Proposal to allow it to be included in the exhibition process.   

The second stage of work required to inform the ‘Parramatta CBD Integrated Transport 
Study’ is detailed (mesoscopic) traffic modelling for the Parramatta CBD.  This modelling 
work will assess localised traffic impacts and required road infrastructure upgrades. It is 
expected that the results of this modelling will be finalised prior to the gazettal of the 
planning proposal.  This may result in further road reservation acquisition and potential 
changes to car parking controls and policies, which will be addressed later in the planning 
proposal process.   

At Councillor workshops on the Draft Parramatta CBD Planning Proposal, Councillors were 
informed about the partnership with the Department of Transport and the Roads and 
Maritime Services and the two stages of work required support given the scale and 
complexity of this planning proposal.   

Consistent with the Actions in the adopted CBD Planning Strategy, new streets and lanes 
through large blocks in the Auto Alley area are proposed.  This Planning Proposal contains 
controls to deliver a more permeable road network in this precinct.   

A copy of the Parramatta CBD Strategic Transport Study will be included in this Planning 
Proposal in Appendix 9 when it is finalised.   

 

E. Stormwater and flood risk management 
 

The key stormwater and flood risk management issue for this Planning Proposal is balancing 
growth in the CBD with managing risks to life and property from flooding. Flooding within the 
Parramatta CBD is typical of flash flood catchments.  Floodwaters arrive quickly without 
significant warning, cutting access to areas/buildings before receding quickly.   

Specific issues include to be considered are: 

- Recognising that flood prone land is a valuable resource and allowing a flexible merit 
based system to ensure appropriate proposals are not disallowed and vice versa.   

- Evacuation of buildings within a flood event is dependent on the rate of water rise, 
flood depth and velocity and sheltering within an appropriate building may be a safer 
option.    

- Consistency with the Section 117(2) Direction 4.3 Flood Prone Land in the 
Environmental Planning and Assessment Act 1979, and specifically permitting a 
significant increase in development within the floodplain and the residential flood 
planning level. 

Consistent with the Implementation Plan in the adopted Parramatta CBD Planning Strategy, 
and to address the section 117 requirement under the EP&A Act 1979, Council 
commissioned an Update to the Floodrisk Management Plans for the Upper and Lower 
Parramatta River, 2016.     
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The key recommendations from this Study were:  

- The planning proposal presents a tolerable flood risk to life and property subject to 
implementation of a new flood planning control to address shelter in place; and   
amendments to Parramatta DCP 2011 to reduce risk to individuals and properties 
within the floodplain.   

- The planning proposal increases the overall population at risk, however also provides 
the opportunity to decrease the risk to that population through encouraging re-
development which is more compatible with the flood risk. 

- That Council seek consent from the Minister to impose controls in the Probable 
Maximum Flood (PMF) area as shown in Figure 3 over the page.  In particular 
permission should be obtained to ensure adequate provision is made for shelter in 
place above the 1 in 100 ARI (average recurrent interval) flood event and that 
structurally all buildings are capable of withstanding the PMF impacts.   

At Councillor workshops on the Draft Parramatta CBD Planning Proposal, Councillors were 
informed about the flooding issues in the CBD and the need to reduce the risks to people 
which would involve seeking Ministerial approval for new planning controls.   

The Ministerial Direction for flood prone land requires Council to apply for exceptional 
circumstances from the Minister for the Environment to impose controls on development 
above the flood planning level. The consultant report states that Parramatta CBD represents 
exceptional circumstances due to the importance of the CBD, the expected future 
population, the short warning times (minutes), rapid rates of rise in floodwater, and the 
number of people who could be isolated in buildings.   

As the Updated Floodplain Risk Management Plans will become a Council adopted plan a 
separate process to this Planning Proposal is also required.  This process is programmed to 
occur concurrently with the Planning Proposal for the CBD, including the application to the 
Minister for the Environment for exceptional circumstances to impose controls above the 
flood planning level.   

A detailed assessment of the updated Floodplain Risk Management Plans and the S117 (2) 
direction 4.3 is provided in Section 3.2.4 in this planning proposal.   

A copy of the Updated Floodplain Risk Management Plans is provided at Appendix 10, and a 
discussion of the flooding planning provisions in the draft planning proposal is provided in 
Part 2.  
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Figure 3 – Flood Risk Management Area - Probable Maximum Flood and the CBD Planning Proposal area   
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F. Community infrastructure and social sustainability 
 
The key community infrastructure and social sustainability issue for this Planning Proposal is 
the changing demographic profile and significant anticipated growth in jobs and dwellings 
which are expected to place further demands on Council to provide new or augment existing 
infrastructure. 

Specific issues to be considered are: 

- Identification of required infrastructure to meet anticipated needs; and 
- Allocation of useable space for community infrastructure for the success of the City 

and the wellbeing of its people.   

Consistent with Action A4.1 and the Implementation Plan of the adopted Parramatta CBD 
Planning Strategy, Council has commissioned two pieces of work to address this being, 
Community Facilities Needs Study and Infrastructure Delivery Plan.   

The Community Facilities Needs Study includes a needs analysis and best practice 
assessment of the provision of early education and child care services and multi-purpose 
community meeting spaces in order to provide for a growing workforce and residential 
population in Parramatta CBD, North Parramatta and Harris Park.  This study analysed 
current levels of provision of community facilities, the future demand based on projected 
growth (to 2036), best practice for community facilities provision in a CBD setting and 
potential approaches to funding and/or providing community facility infrastructure in these. 
The Community Facilities Needs Study will inform how Council plans for the necessary 
infrastructure as growth occurs and will assist with ongoing consultations with the NSW 
Government and community organisations in relation to their community service provision.  

The Infrastructure Delivery Plan will identify local and regional infrastructure needs relative to 
increased resident and worker populations.  Identification of community needs and project 
costs is based on consultation with strategic and delivery teams within Council.  Preparation 
of the Plan will also involve the review of the existing S94A Plan and Civic Improvement Plan 
and determine available funds.  The Plan will also involve an update to the infrastructure 
works program.     

In addition, provisions will be included in a future DCP amendment to facilitate the delivery of 
essential and social infrastructure, including: 

• requirements for open space; 

• identification of road network additions to improve permeability; and 

• identification of new pedestrian and cycling linkages.   

A copy of the Community Facilities Needs Study and Infrastructure Delivery Plan is provided 
at Appendix 11, and a detailed discussion of proposed land-uses and their appropriateness 
is provided in Part 2 of this planning proposal. 
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G. High Performing Buildings  
 

A key issue related to Parramatta CBD’s growth which must be considered as part of this 
Planning Proposal is managing increased demand for electricity, gas, water and sewer 
services from more intense development.  Under a business as usual scenario, growth will 
have significant implications for augmentation of existing infrastructure (especially sewer and 
energy networks) and the subsequent ongoing costs to households. 

Specific issues to be considered are: 

- Ensuring resource and infrastructure efficiencies; 

- Exploring cost savings for residents and office tenants and attracting A Grade office 
development; and 

- Future proofing the city for emerging technologies and investment. 

Consistent with Action A4 in the adopted Parramatta CBD Planning Strategy, Council 
commissioned a Sustainability and Infrastructure Study 2016.  This Study forecast the likely 
energy, water, sewer, transport consumption and demand under the likely Parramatta CBD 
growth scenario. Specifically the Study estimated that under the proposed planning scenario, 
when compared with existing demands: 

- electricity demand will nearly triple and peak day electricity demand is expected to 
increase by over 100MW (twice the existing demand); 

- water demand is expected to triple; 
- gas demand is expected to more than triple; and 
- Increase sewer loads by nearly four times. 

The model identified three key opportunities to reduce water and energy consumption in the 
CBD: 

- Setting high performance building requirements; 
- Provision of resilient infrastructure, including precinct scale recycled water and 

energy solutions; and 
- Strategic parking management. 

Following the recommendations from the Sustainability and Infrastructure Study a High 
Performing Buildings Study (2016) was undertaken by Kinesis. The purpose of this report 
was to investigate the costs and benefits of high performance standards for water and 
energy for commercial and residential development in the Parramatta CBD. A key objective 
of the Study was to ensure that any new planning controls were both cost effective and 
provide a genuine environmental outcome for Parramatta CBD.  The key recommendations 
of the Study include:  

- The Study recommends that, in line with best practice, that commercial premises 
over 10,000 square metres could deliver water and energy savings equivalent to 
NABERS 5-star Energy and NABERS 4 star Water. This is consistent with the 
Economic Review – Achieving A-Grade Office Report’s recommendation to provide 
environmental standards for A-Grade buildings. The Study highlights that recent 
commercial developments, including Sydney Water Headquarters and Eclipse towers 
have achieved this benchmark. 
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- The Study modelled the cost effectiveness of residential development (between 10:1 
and 15:1 in the B4 zone) to deliver higher energy and water targets than the base 
case BASIX targets. The Study recommends that new residential development are 
able to deliver BASIX Energy and Water targets 10 points above current BASIX 
compliance levels. The State Environmental Planning Policy BASIX allows for 
incentives for the adoption of measures beyond those required by BASIX. 

- Given the life span of new buildings within the CBD, the Study recommends that it 
would be considered opportune for future development to be built with dual 
reticulation for recycled water for both internal and external uses. This is a low cost 
option to enable district wide water recycling in the Parramatta CBD. Together with 
the proposed high performing building controls, connected dual reticulation within 
could deliver a 37 per cent reduction in potable water consumption across the CBD. 

The Study notes that adoption of the high performing buildings targets would see a 10 per 
cent reduction in CBD potable water consumption and 11 per cent reduction in CBD 
stationary greenhouse gas emissions (compared to business as usual under the proposed 
controls) and household savings of up to $1.4 million per year.  

A copy of the High Performing Buildings Study and the Sustainability and Infrastructure 
Study is provided at Appendix 12 and 13, and a discussion of the high performing buildings 
planning provisions in the draft planning proposal is provided in Part 2. 

 
H. Infrastructure Funding 

 

The key infrastructure funding issue for this Planning Proposal is determining appropriate 
funding models and potential impacts on development feasibility to ensure sufficient 
community and public infrastructure can be funded through a revised development 
contributions plan.   

Specific issues to be considered are: 

- Ensuring infrastructure funding mechanisms to enable the provision of sufficient 
community and public infrastructure needed in response to significant uplift in FSRs 
and yields. 

- Identifying and reviewing options for capturing value uplift in development as a 
consequence of increased FSRs within existing legislative mechanisms.   

- Assessing development viability of any infrastructure funding arrangements.   

Consistent with Action A4.2 and the Implementation Plan of the adopted CBD Planning 
Strategy, Council commissioned an Infrastructure Funding Models Study.  The study is 
evaluating a range of infrastructure funding scenarios and the final version of the study will 
update the Planning Proposal.    

At the Councillor workshops on the Draft Parramatta CBD Planning Proposal, Councillors 
requested consideration of a two-phase value sharing option. A value sharing funding model 
involves landowners purchasing additional new floor space (by way of increased FSR) 
based on a nominated dollar value per sqm of GFA.  The dollar value would be scheduled to 
provide certainty and reviewed annually. The report to the Council Meeting on 14 December 
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2015 outlined the advantages and disadvantages of introducing a Phase 1 Value Sharing 
option, and a Phase 1 and 2 Value Sharing option and Council resolved to: 

- Pursue an increase to the section 94A levy from 3% to 4.5%, 

- As an alternative to the increase to the section 94A levy if the Minister does not 
consent to the increase, the implementation of a ‘Phase 1’ infrastructure funding 
mechanism be explored where existing FSR controls remain in place and additional 
higher FSR controls can be achieved by contributing/sharing 10% of the land value of 
the uplift with the community for the provision of infrastructure. 

- The implementation of a ‘Phase 2’ infrastructure funding mechanism, where higher 
FSRs than those proposed in Phase 1 can be achieved for nominated ‘Special Areas’ 
by sharing/contributing “a percentage” of the land value of the uplift with the 
community for the provision of infrastructure and subject to preparation of a site-
specific DCP (or Stage 1 Concept DA) to demonstrate the site can accommodate the 
proposed additional yield without any adverse impacts. 

- ‘Special Areas’ for ‘Phase 2 Value Sharing’ be nominated and the amount of potential 
additional FSR for each area when considering the Draft Parramatta CBD Planning 
Proposal in early 2016. 

- An Infrastructure Delivery Plan be prepared to provide an infrastructure works 
program to provide transparency in how any income received through the funding 
scheme will be spent. 

- A Development Guideline be prepared to explain the process for provision of 
infrastructure through the infrastructure funding scheme, including nominating a 
dollar value per square metre of additional GFA being sought (which should be 
scheduled to provide certainty and reviewed annually), in case monies are dedicated 
towards infrastructure, rather than works. 

- Ensure the mechanism applies only to additional residential GFA, not commercial 
GFA, above the base FSRs shown on the maps. 

- The infrastructure funding mechanism should operate in addition to existing section 
94A contributions. 

Council valued this approach because it allows for flexibility and simplification of the planning 
controls; it allows proponents to explore options for other land uses whilst encouraging 
equality and due diligence; the system is better suited to unique sites that can meet design 
criteria to achieve maximum FSRs; protects the items of Local, State, National and World 
heritage; and provides incentives for current and future investment into our city.  

Council also resolved at the meeting on 14 December 2015 to establish an Infrastructure 
Funding Review Committee.  The Committee met on 27 January 2016 and considered the 
merits of adopting a value sharing mechanism as part of the Parramatta CBD planning 
controls. The Committee recommended that Council proceed with a two phase value sharing 
system in the planning proposal and that further work be undertaken to develop the specific 
value sharing rate to appear in a Development Guideline. The Council endorsed the 
Committees recommendations at its meeting on 8 February 2016.   
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A copy of the Council report and resolution on the Infrastructure Funding Review Committee 
- Draft Parramatta CBD Planning Proposal from the meeting on 8 February 2016 is provided 
at Appendix 4.   

A copy of the Infrastructure Funding Models Study will be included in this Planning Proposal 
in Appendix 14 when it is finalised, and discussion of the value capture provisions in the draft 
planning proposal is provided in Part 2.   

 
I. Contamination 

 

The key contamination issue for this Planning Proposal is ensuring that land identified for 
additional density and more sensitive land uses is not potentially contaminated from past 
industrial activities.   

Specific issues to be considered are: 

- The European history of the B5 zoned land within the Auto Alley area characterised 
by industrial/commercial uses and later car yards with high-quality freestanding 
buildings.   

- Given this history of land uses, it is likely that a number of sites will have some level 
of contamination. 

Consistent with the requirements of State Environmental Planning Policy No. 55 
Remediation of Land and associated Managing Land Contamination Planning Guidelines 
SEPP 55 – Remediation of Land, Council undertook a preliminary (desktop) investigation of 
the area within the draft Planning Proposal boundary, and also a site specific contamination 
study for Auto Alley (refer to Figure 4 over the page).  Council engaged JB&G to undertake a 
Preliminary Site Investigation Study for the Auto Alley area.   

The key finding was: 

 “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 PDCP 2011, 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. 
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For the remainder of the planning proposal area a desktop investigation was undertaken. 
This assessment concluded that any contamination that may be present could be dealt with 
as part of the Development Assessment process and that contamination would not preclude 
additional density or the rezonings proposed by the Planning Proposal. A copy of the 
Preliminary Site Investigation Study for the Auto Alley Precinct is provided at Appendix 15. 

 

Figure 4 – Area of contamination assessment and the CBD Planning Proposal area   



Planning Proposal – Parramatta CBD 
 

 26 

Key elements of this Planning Proposal 
 

This planning proposal is to give effect to the adopted Parramatta CBD Planning Strategy 
2015 and Council Resolutions from 2015 and 2016. The key elements of this planning 
proposal are outlined below.    

 

A. City Centre Boundary 
This planning proposal attempts to support the proposal for Parramatta to be a dual CBD 
and will result in an expansion of the CBD boundary.  In accordance with the Council 
adopted Parramatta CBD Planning Strategy, it is proposed to expand the CBD boundary to 
the following areas: 

- south of Grose Street and east of O’Connell Street, Parramatta; 

- south of Isabella Street and west of Sorrell Street, North Parramatta; 

- area bound by Ada, Kendall and Wigram Streets, Harris Park; 

- south of Great Western Highway and north of Lennox and Lansdowne 
Streets, east of Marsden Street, Parramatta; and  

- areas along Dixon, Rosehill and Boundary Streets, Parramatta.  

This Planning Proposal does not seek to make any changes to the controls that apply in the 
‘Park Edge Highly Sensitive’ land on the western edge of the City Centre adjacent to the 
World Heritage listed Old Government House and Domain (refer to figure 2). Council has 
only recently worked with the Commonwealth and State Governments to enter into a 
Conservation Agreement regarding development in this area (City Centre – West) and for 
this reason further review of the planning controls for this precinct is not warranted.  Some 
provisions will be necessary in the Planning Proposal to make it clear that only the existing 
controls currently in place for the City Centre – West Precinct will apply to this precinct, 
instead of the new controls proposed in the Planning Proposal. This will be referenced on 
the Special Provisions Area Map as Area 6.   

Consideration of a further expansion of the City Centre boundary will be undertaken in a 
separate planning proposal to include the areas identified in the Strategy as ‘Planning 
Investigation Areas’ (refer to ‘Figure: Implementation Plan’ in the Parramatta CBD Planning 
Strategy on page 20 provided at Appendix 2) 

 

B. Land Use  

This planning proposal attempts to support the proposal for Parramatta to provide long-term 
employment opportunities supported by high density residential. To achieve this, the key 
recommendations with respect to the planning controls are summarised as follows: 

Within the City Core area:  

1. Expand the B3 Commercial Core zone to include some land containing existing 
commercial uses currently zoned B4 Mixed Use, including Westfields, area along Argyle 
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Street (between Marsden and O’Connell Streets) and along Station Street East 
(between Hassall and Parkes Streets).   

2. Maintain the provision of a B4 Mixed Use zone to support high density residential (mixed 
use) development in and adjacent to the City Centre Core. 

3. Retain the existing uses permissible within the B3 Commercial Core zone, with 
exception of serviced apartments which will be prohibited.   

4. Include an additional local provision to require a minimum amount of commercial 
development to be provided on some land zoned B4 Mixed Use generally adjacent to 
land zoned B3 Commercial Core.   

5. Include an additional local provision to enable commercial premises floor space 
provided in excess of the minimum required to be exempt from the overall maximum 
floor space ratio but only for sites with an area greater than 1,800 square metres.   

6. Include a provision which requires an active street frontage to be provided as part of a 
development, that is, a business or retail premises at ground floor in certain areas to 
promote pedestrian traffic in the City Centre.  

Within the Periphery area - North: 

7. Expand the B4 Mixed Use zone to include land currently zoned R3 Medium Density 
Residential and R2 Low Density Residential in the area south of Grose Street and north 
of Victoria Road, Parramatta. 

8. Expand the R4 High Density Residential zone to include land currently zoned R3 
Medium Density Residential in the area west of Sorrell Street.   

9. Include a provision which requires an active street frontage to be a provided as part of a 
development, that is, a business or retail premises at ground floor along mapped street 
frontages to promote pedestrian traffic in the City Centre.  

Within the Periphery area - South: 

10. Rezone the land principally adjacent to Church Street from B5 Business Development to 
B3 Commercial Core to provide for an expanded area of higher order commercial core 
activities.   

11. Include a special provision to permit additional uses ‘vehicle repair stations’ and ‘vehicle 
sales or hire premises’ with development consent on land principally proposed to be 
zoned B3 Commercial Core adjacent to Church Street (Auto Alley).  It is noted that 
‘vehicle repair stations’ and ‘vehicle sales or hire premises’ are permissible with 
development consent on land zoned B4 Mixed Use.   

12. Rezone the remainder of the land zoned B5 Business Development to: 

a. R4 High Density Residential west of Church Street between Lansdowne and 
Raymond Streets; and 

b. B4 Mixed Use along the western side of High Street (between Marion and 
Raymond Streets) and the eastern side of Anderson Street (north of Marion 
Street).  
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13. Rezone the land zoned B1 Neighbourhood Centre bounded by Ada, Kendall and 
Wigram Streets to B4 Mixed Use.  

14. Rezone the land zoned R4 High Density Residential fronting the Great Western 
Highway (west of Church Street and east of Marsden Street) to B4 Mixed Use. 

15. Include a provision which requires an active street frontage to be a provided as part of a 
development, that is, a business or retail premises at ground floor along Church Street 
(Auto Alley) and other key streets to promote pedestrian traffic in the City Centre.  

A map of the proposed land use zonings is shown at Appendix 16.  

 

C.  Built Form 

The planning controls that influence built form outcomes are density and height and these 
are addressed as follows: 

Density 

1. Density of development will be controlled by Floor Space Ratio (FSR) controls.   

2. All land within the CBD Planning Proposal boundary will have two FSR controls, one 
being a base FSR control, and the other being an Incentive Floor Space (IFS) control. 

3. For some properties there will be no difference between the base FSR and the IFS.  
These sites are generally zoned B3 Commercial Core.   

4. The proposed base maximum FSR control: 

a. Is largely the same FSR as currently gazetted and shown on the maps for 
PLEP 2011. 

b. Applies to all land zonings and development permitted within the B3 
Commercial Core, B4 Mixed Use and R4 High Density Residential. 

c. May not be achievable on some sites due to sun access protection and 
airspace operation controls also included in this Planning Proposal.   

d. Is not subject to site area thresholds (i.e. FSR Sliding Scale). 

e. Can be increased by 15 per cent provided design excellence is achieved. The 
15% bonus can only be applied once, either to the base or IFS, but not both.   

f. Is the same as the IFS in the case of the B3 zone.   

5. The proposed incentive Floor Space (IFS) control: 

a. Reflects the Council Resolution from 14 December 2015 and 14 February 
2016 for land within the City Centre Core to have a IFS of 10:1 and sites 
within the peripheral areas to have an IFS of 6:1 except sites that are subject 
of a gazetted Planning Proposal or for sun access or heritage reasons. 

b. Applies to all land zonings and development permitted within the B3 
Commercial Core, B4 Mixed Use and R4 High Density Residential 
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c. Can be achieved provided the development includes community 
infrastructure.  

d. Can be increased by 15 per cent provided design excellence is achieved. The 
15% bonus can only be applied once, either to the base FSR or IFS, but not 
both.   

e. Is subject to site area thresholds (i.e. FSR Sliding Scale) which may result in 
a reduction of the maximum FSR due to the size of the site, either: 

i. FSRs up to 6:1 – Minimum site area 500sqm up to 1,300sqm  

ii. FSRs of 10:1 – Minimum site area 800sqm up to 1,600sqm   

f. For sites that are subject to the site area thresholds (i.e. FSR Sliding Scale), 
the IFS as shown on the map, may still be achieved provided certain 
conditions relating to design excellence, compliance with SEPP 65 and 
activated street frontages are met. 

g. May not be achievable on some sites due to sun access protection and 
airspace operation controls also proposed in this Planning Proposal.   
 

6. Additional floor space for commercial premises, in addition to the base and IFS, is 
permitted on certain sites: 

a. In the B4 zone, if the development includes a minimum of 1:1 commercial 
floor space and the site has an area greater than 1,800 square metres. 

b. In the B3 zone, office development is not subject to any floor space ratio 
controls.  

7. Bonus FSR, in addition to the IFS, can be achieved on some sites that meet certain 
conditions, by utilising planning provisions relating to Opportunity Sites and high 
performing buildings.  This is explained as follows:  

8. Opportunity Sites bonus FSR: 

a. Is an FSR bonus up to a maximum of 3:1. 

b. Is in addition to the 10:1 Incentive FSR. 

c. Applies to most land zoned B4 Mixed Use within the City Core area subject to 
certain conditions (including minimum site width and size).   

d. Can be achieved provided the development includes community infrastructure 
(whether provided on site or not) in addition to the community infrastructure 
provided as part of the Incentive Floor Space control.   

e. Can be achieved if a site specific DCP (or a Stage 1 DA) is submitted.  

f. Must undertake a competitive design process and exhibit design excellence.  

g. Must achieve the water and energy targets under the high performing 
buildings clause.   
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9. High Performing buildings bonus FSR: 

a. Applies to sites (subject to certain minimum site width and size) within the B4 
Mixed Use zone that have IFS of 10:1. 

b. Is a 0.5:1 FSR bonus (on top of the IFS) that can be achieved provided 
energy and water targets (above BASIX requirements) are included. 

c. Applies to any development that has already availed design excellence and 
high performing building.  Seeking an Opportunity Site bonus as it is a 
requirement to achieve the high performing buildings criteria for Opportunity 
Sites.   

Height 

1. The maximum height of a building will be influenced by proposed controls for height of 
buildings, sun access protection and airspace operations. 

2. All land within the CBD Planning Proposal boundary will have two height controls, one 
being a base height control, and the other being an incentive height control. 

3. The base maximum height control: 

a. Applies to all land zonings – B3 Commercial Core, B4 Mixed Use and R4 High 
Density Residential, 

b. Is largely the same height as currently gazetted and shown on the maps for PLEP 
2011, 

c. The height of a site with no base height limit is determined by sun access 
controls, 

d. Land with a height control of 0m in the Church Street area (Auto Alley Precinct) 
reflects uses required to be dedicated to Council for the delivery of new roads 
and open space, 

e. Is impacted by an airspace operations control, and 

f. Can be increased by 15 per cent provided design excellence is achieved. The 
15% bonus can only be applied once, either to the base or incentive height, but 
not both.   

4. The incentive maximum height control: 

a. Only applies height controls to sites in the Auto Alley precinct, Church Street 
(between Macquarie and Parramatta River) and some sites affecting heritage 
items within a landscape setting.  All others areas have no height controls 
specified under the incentive height control map.   

b. Where maximum building heights apply, it generally increases the building 
heights from the base height control to correspond with the incentive FSR control, 
except where impacted by heritage.   

c. Can be achieved provided the development includes community infrastructure 
(whether provided on site or not) in conjunction with the IFS.  
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d. Applies to all land zonings – B3 Commercial Core, B4 Mixed Use and R4 High 
Density Residential. 

e. May not be achieved on some sites due to the sun access protection control and 
the airspace operations control detailed below. 

f. Can be increased by 15 per cent provided design excellence is achieved. The 
15% bonus can only be applied once, either to the base or incentive height, but 
not both.   

5. The sun access protection control: 

a. Ensures new development in ‘sun access areas’ does not significantly 
overshadow and maintains a level of solar access to key public places in the City 
Centre. 

b. Any future development located on ‘sun access areas’ must not result in 
additional overshadowing in mid-winter between 12 midday and 2pm to the 
Parramatta River Foreshore, Prince Alfred Square, Lancer Barracks and Jubilee 
Park. 

c. Based on the resolution of Council on 9 March 2015 and 23 November 2015 to 
amend the control relating to overshadowing of Parramatta Square, a separate 
provision dealing specifically with solar access to Parramatta Square is included 
in the Planning Proposal. The control requires an individual building not to 
overshadow any point in the solar protection zone in Parramatta Square for no 
more than 45 minutes as referenced in Parramatta DCP.    

6. The airspace operations control: 

a. Airspace above the Parramatta City Centre is affected by the operation of Sydney 
and Bankstown Airports.  

b. If the incentive height control becomes activated, some areas in the City Centre 
will be subject to no height limits.  

c. If the unlimited FSR for commercial development becomes activated, some sites 
in the City Centre will be subject to no FSR limits. 

d. Therefore tall buildings will be required to consider the impact on airspace safety 
and in some instances be required to obtain approval from the relevant 
Commonwealth agency. 

A map of the proposed height and FSR controls is shown at Appendix 16 and the potential 
Draft LEP Provisions for PLEP 2011 are shown at Appendix 17.  
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D. Design Excellence 

In order to facilitate design excellence and a high quality built form in the Parramatta CBD, 
the planning proposal retains similar provisions to those already in the PLEP 2011 relating to 
a competitive design process for certain buildings in the Parramatta CBD. The competitive 
process ensures that design excellence is considered at several steps in developing the 
concept design, and early on in the project when it is most cost effective and easiest to make 
changes. The process also allows for a broad spectrum of design expertise to be involved 
and contribute to the project compared to an alternative process where a single architect is 
commissioned by the applicant.  

Specifically the planning proposal recommends, with respect to planning controls and design 
excellence, the following:   

1. Amendment to the existing PLEP 2011 provision, requiring development of a height 
greater than 40 metres (current requirement is 55 metres) to be subject to a 
competitive design process. 

2. Development involving or directly adjoining a heritage item seeking to achieve a FSR 
of 3:1 or greater to be subject to a competitive design process. 

3. The current 15% bonus can be applied to either the base FSR and height, or 
incentive FSR and height, but not both to prevent “double-dipping” and ensure an 
equitable application of the control.   

4. Developments seeking the maximum FSR shown on the FSR map rather than the 
FSR permitted by the sliding scale, must be subject to a competitive design process 
and exhibit design excellence.  

5. Those sites within the B4 Mixed Use zone which are identified as Opportunity Sites 
and are seeking any bonus FSR in addition to the incentive FSR, are subject to a 
competitive design process and must exhibit design excellence. 

6. Removal of the PLEP 2011 provision relating to a bonus of 25 percent FSR and 
height for non-residential floor space in the B4 Mixed Use Zone if it exhibits design 
excellence. This provision will be no longer applicable as it is proposed that non-
residential floor space will not be subject to maximum FSR controls in the B4 Mixed 
Use Zone.  

 
E. Heritage 

The heritage controls for the Parramatta CBD proposed in the planning proposal are as 
follows:  

1. Heritage items within the City Centre Core have an FSR of 10:1 and heritage items 
within the peripheral areas have an FSR of 6:1 except for the following sites: 

a. Areas directly to the north of Lancer Barracks, given this site is an item of 
national heritage significance where the existing FSR and height controls are to 
be retained. 
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b. Areas adjoining state heritage items within a significant landscape setting, 
including St John’s Church and St John’s Cemetery where the existing FSR and 
height controls are to be retained. 

2. Heritage items within the City Centre Core and the peripheral areas are not subject to 
a height control, except for the sites on Church Street between the Parramatta River 
and Macquarie Street which will have a 12m height control, and the state heritage 
items within a significant landscape setting identified in point 1 above. 

3. The existing PLEP 2011 controls relating to heritage under Clause 5.10 are retained.   

4. Harrisford House, given this is a state heritage item with a direct connection with the 
river, will have a base and incentive height of 8m.  However, it will adopt an incentive 
FSR of 10:1 consistent with adjoining properties to encourage site amalgamation, 
delivery of a through site link and conservation of the heritage item as part of any 
redevelopment.  

5. A development that includes Incentive or Opportunity Site FSR must demonstrate an 
appropriate transition to any heritage items or conservation areas.   

 

F. Infrastructure Funding 

This planning proposal facilitates the sharing of the land value increase resulting from the 
uplift to the residential floor space ratio of a site for the benefit of the community.  To achieve 
this, the key recommendations with respect to the planning controls are summarised as 
follows: 

1. Mixed use or residential development up to the maximum incentive height and FSR 
control can be achieved, where community infrastructure is provided.  This is known 
as ‘Phase 1 community infrastructure’.   

2. The amount of Phase 1 community infrastructure provided is to be a proportion of the 
land value increase being the difference between the base FSR and the incentive 
FSR (the proportion of the land value uplift is to be specified in a separate 
Development Guideline). 

3. Community infrastructure means a building or place owned or controlled by a public 
authority, for example a community facility, public square and can be provided on the 
development site or elsewhere. The provision of community infrastructure will be 
linked to Council’s ‘Infrastructure Delivery Plan’ and must be agreed by Council.  It is 
not completely at the applicants’ discretion to decide what infrastructure will be 
provided.     

4. In addition to the Phase 1 community infrastructure, further community infrastructure 
can be provided on Opportunity Sites. This community infrastructure is known as 
‘Phase 2 community infrastructure’.   

5. In relation to Opportunity sites, an additional FSR of up to a maximum of 15:1 could 
be achieved as part of the development if the site meets certain conditions including, 
size of the site, achieving design excellence, meeting water and energy targets and 
preparation of a DCP (or a Stage 1 DA).  
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6. It is noted that a Development Guideline will be prepared by Council to provide 
details on how community infrastructure is to be calculated and delivered.  This is 
similar to the process which is undertaken for Green Square by the City of Sydney 
Council.     

 

G. High Performing Buildings  

This planning proposal attempts to foster environmental wellbeing and efficient and 
sustainable use of energy and resources so that Parramatta develops as a sustainable city. 
To achieve this, the key recommendations with respect to the planning controls can be 
summarised as follows: 

1. Office premises over 10,000sqm in gross floor area or commercial premises over 
2,000sqm in gross floor area within a mixed use development are required to achieve 
water and energy savings equivalent to NABERS 5 star energy and 4 star water 
ratings. This is consistent with the Economic Review – Achieving A Grade Office 
Report’s recommendation to provide environmental standards for A Grade buildings. 
It is noted that recent commercial developments, including Sydney Water 
Headquarters and Eclipse towers have achieved this benchmark. 

2. A new or expansion of an existing retail premises (standalone of part of a mixed use 
development) over 5,000sqm in gross floor area are required to achieve water and 
energy savings equivalent to NABERS 5 star energy and 4 star water ratings for 
NABERS Shopping Centres.  
 

3. A FSR Bonus of 0.5:1 will be available to mixed use development with a maximum 
incentive FSR of 10:1, a site area greater than 1800sqm and a site frontage greater 
than 24 metres wide, where water and energy targets are achieved 10 points above 
the current BASIX targets for residential development, and for commercial 
component of a mixed use development water and energy targets are achieved for 
commercial premises over 2,000sqm.  This FSR bonus will not be available to 
developments with a maximum incentive FSR of 6:1 (6.9:1 with design excellence) 
as it is considered that subsequent FSR bonuses would result in poor urban design 
outcomes in these areas.   

4. Given the lifespan of new buildings or where significant alterations are proposed to 
an existing building, a further requirement is proposed to be included requiring dual 
reticulation (to accommodate both potable and recycled water pipes) for all future 
developments to allow for district wide water recycling in Parramatta.  

5. A requirement for commercial premises that are greater than 600 square metres and 
located within the B3 Commercial Core zone and B4 Mixed Use zone, to provide for 
end of journey facilities for pedestrian and cyclists. The provision of end of journey 
facilities is consistent with the recommendation from the Economic Review – 
Achieving A Grade Office Report as a way to improve the amenity of the workplace, 
encourage alternative forms of transport to work and for businesses to attract and 
retain staff.  The rate of provision of these facilities will be outlined in a supporting 
draft DCP control. 
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H. Transport, traffic and parking 

This planning proposal will address the Section 117 Direction 3.4 Integrating Land Use and 
Transport by increasing the development potential of land for more intense commercial and 
residential development activity close to well serviced transport routes to maximise the use 
of public transport and accessibility to local services.   

This planning proposal also attempts to understand the likely transport demand associated 
with the proposed increase in density.   This work is being finalised and it is expected that 
the Draft Parramatta CBD Strategic Transport Study will be exhibited with the Planning 
Proposal.  This Study will be used to enable more detailed traffic modelling work to be 
prepared.  This may result in further road reservation acquisition and potential changes to 
car parking controls, which will be addressed later in the planning proposal process.  It is 
also expected that this work will inform regional transport infrastructure requirements.   
 

I. Stormwater and flood risk management 

This planning proposal attempts to provide for intensification of development within a 
floodplain while complying with the section 117 Direction relating to Flood Prone Land. As a 
result, the key recommendations with respect to the planning controls are summarised as 
follows: 

1. Maintain the existing flood planning controls in PLEP 2011 including: The flood 
planning level being 1 in 100 ARI (average recurrent interval) flood event plus 0.5 
metre freeboard (which applies to residential development only), and the controls 
relating to flooding under Clause 6.3.   

2. Include a new clause requiring buildings with evacuation issues on land affected by 
the probable maximum flood within the City Centre to: 

a. Provide a safe area for all occupants to take refuge in that is located above 
the probable maximum flood level, or  

b. Provide a flood free pedestrian access between the building and land that is 
above the probable maximum flood level, and 

c. Provide certification by an engineer that a building can withstand the forces of 
floodwaters resulting from a probable maximum flood event. 

3. Imposing planning controls on development above the Flood Planning Level, requires 
approval of exceptional flooding circumstances by the Minister for Environment.   

4. The changes outlined in the planning proposal are in accordance with a floodplain 
risk management plan prepared in accordance with the principles and guidelines of 
the Floodplain Development Manual 2005.   
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PART 1 – OBJECTIVES OR INTENDED OUTCOMES 

The objectives or intended outcomes of the proposed amendments to Parramatta LEP 2011 
are: 

1. To strengthen Parramatta’s position as the dual CBD for metropolitan Sydney. 

2. To increase the capacity for new jobs and dwellings so as to create a dynamic and 
diverse city. 

3. To encourage a high quality and activated public domain with good solar access.  

4. To facilitate the provision of community infrastructure to service the growing city. 

5. To strengthen opportunities for the provision of high quality commercial floor space. 

6. To future proof the city through efficient and sustainable use of energy and 
resources. 

7. To manage risks to life and property from flooding. 

 

 

PART 2 – EXPLANATION OF PROVISIONS 

This planning proposal seeks to amend the PLEP 2011 as it applies to the Parramatta CBD 
lands in the manner described below. The amendments largely relate to the Additional Local 
Provisions – Parramatta City Centre contained in Part 7 of the PLEP 2011. The following 
proposed amendments would need to be legally drafted and included within the PLEP 2011.  

Land-use table and zoning objectives 

This Planning Proposal includes an amendment to the permitted uses in the Land Use Table 
for Zone B3 Commercial Core in order to prohibit serviced apartments.  The reason for this 
amendment is to ensure that employment land is protected and that the conversion to 
residential apartments does not occur in the future. 

Built form controls (Height and FSR)  

Under the current PLEP 2011, most sites in the Parramatta CBD have one height control 
and one FSR control.  This Planning Proposal retains in the main these heights and FSRs as 
shown on the existing Height of Buildings Map and FSR Map, and proposes to introduce a 
second height and FSR control.  Consequently most sites within the Parramatta CBD 
Planning Proposal boundary will have two FSR and two height controls and these are to be 
known as ‘base FSR and height’, and ‘incentive FSR and height’.   

The base height is shown on the ‘Height of Buildings Map’, the incentive height is shown on 
the ‘Incentive Height of Buildings Map’, the base FSR is shown on the ‘FSR Map’, and the 
incentive FSR is shown on the ‘Incentive Floor Space Map’. 
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The proposed incentive FSR control is generally 10:1 for land within the CBD Core and 6:1 
for land north and south of the CBD Core.  Exceptions to these incentive FSRs include sites 
that are the subject of a gazetted Planning Proposal or for heritage reasons.   

Most sites in the CBD will not have an incentive building height however these sites will be 
subject to an amended airspace operations control that regulates intrusions into prescribed 
airspace.  Sites that have a designated height limit in metres on the incentive height map 
include those in the Auto Alley Precinct or for heritage reasons.  

Within the Auto Alley Precinct, incentive FSRs and heights are generally more varied than 
the remainder of the Parramatta CBD and reflect separate detailed analysis.  The height and 
FSR controls gazetted for an individual site determined through a site specific Planning 
Proposal process are shown on the base and incentive height and FSR maps.  Sites of 
significant heritage value have in the main height and FSRs controls consistent with the 
existing controls in PLEP 2011.   

Community Infrastructure  

The purpose of a base and incentive height and FSR control is to enable some of the 
financial value resulting from the uplift to the residential floor space ratio of a site to be 
captured for the benefit of the community.  This Planning Proposal seeks to include a new 
control in PLEP 2011 allowing a development to be consistent with the incentive height and 
incentive FSR control where a mixed use or residential development provides for community 
infrastructure. This is to be known as ‘Phase 1 community infrastructure’.  

Council will prepare a Development Guideline which will outline details on how community 
infrastructure is to be delivered. Community infrastructure means a building or place owned 
or controlled by a public authority, for example a community facility or public square and can 
be provided on the development site or elsewhere.  The amount of community infrastructure 
that must be provided will be proportional based on the difference between the base FSR 
and the incentive FSR.  

Built form controls (FSR sliding scale) 

Under the existing PLEP 2011, a site may achieve the maximum base or incentive height 
and FSR indicated on the map where the site area is greater than the minimum amount 
stated in the instrument.  Where a site area is less than that the stated in the instrument, the 
sliding scale control limits the maximum FSR that can be achieved on a site proportional to 
the site area through the application of a formula.  The purpose of this control is to promote 
site amalgamation and to prevent overdevelopment and inappropriate built forms on small 
sites. 

This Planning Proposal retains the FSR sliding scale control, but proposes amendments 
including the minimum site area thresholds.  The existing and proposed FSR Sliding Scale is 
shown in tables 3 and 4 respectively.     
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FSR shown on 
existing FSR Map 

Site is less than or 
equal to 1000sqm 

Site is greater than 
1000sqm but less 

than 1800sqm 

Site is equal to or 
greater than 

1800sqm 

6:1 4:1 (4 + 2X):1 6:1 

8:1 5:1 (5 + 3X):1 8:1 

10:1 6:1 (6 + 4X):1 10:1 

X = (the site area in square metres − 500)/1500 

Table 3 – PLEP 2011 Clause 7.2 Floor space ratio – existing  

  

Part 1 – FSRs of 4:1 and 6:1 

FSR Shown on 
Incentive FSR Map 

Site is less than or 
equal to 500sqm 

Site is greater than 
500sqm but less 
than 1,300sqm 

Site is equal to or 
greater than 

1,300sqm 

6:1 4:1 (4 + 2X):1 6:1 

8:1 5:1 (5 + 3X):1 8:1 

Part 2 – FSR of 10:1 

FSR Shown on 
Incentive FSR Map 

Site is less than or 
equal to 800sqm 

Site is greater than 
800sqm but less 
than 1,600sqm 

Site is equal to or 
greater than 

1,600sqm 

10:1 6:1 (6 + 4X):1 10:1 

Where  X = (the site area in square metres – 500)/800;  
Y = (the site area in square metres – 800)/800 

Table 4 – PLEP 2011 Clause 7.2 Floor space ratio – proposed 

 

This Planning Proposal proposes for the City Centre Core that to achieve the maximum 
incentive FSR of 10:1 a site must have an area equal to or greater than 1600sqm (previously 
1800sqm).  In the Peripheral Areas, to achieve the maximum FSR of 6:1 a site must have an 
area equal to or greater than 1300sqm (previously 1800sqm).   

For sites with an area less than this, the amended FSR sliding scale control includes a 
formula for determining the FSR for a site.  A site in the City Centre Core with a mapped 
FSR of 10:1 may achieve a minimum FSR of 6:1 provided the site area is 800sqm 
(previously 1000sqm).  A site in the Peripheral Areas with a mapped FSR of 6:1 may 
achieve a minimum FSR of 4:1 provided the site area is 500sqm (previously 1000sqm).   

The intent of these changes to the FSR sliding scale is to balance equity of development 
potential with the physical capacity of the site and give certainty of development and fair 
value to the smaller sites while incentivising the consolidation of sites. 
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Built form controls (FSR ‘out clause’) 

This Planning Proposal also introduces a new control to enable the maximum incentive FSR 
for a site to be achieved regardless of the site area stated in the FSR sliding scale control, 
provided certain conditions relating to design excellence, compliance with SEPP 65 and 
activated street frontages are met. Community Infrastructure would also still need to be 
provided where this clause is utilised.  The clause is known as the ‘FSR out clause’ and the 
intent is to allow all sites, regardless of size, an opportunity to demonstrate the maximum 
FSR for a site can be achieved.   

Building Heights (Sun Access Protection) 

This Planning Proposal identifies properties on the ‘Height of Buildings Map’ that cannot 
exceed a height determined by a sun access plane.  To protect solar access to key open 
spaces between 12:00pm and 2:00pm on 21 June (mid-winter), a sun access plane is 
created over land and extends in a strip ascending as one moves back from the front of the 
plane.  PLEP 2011 currently uses a sun access plane to protect solar access to Parramatta 
Square.   

It is proposed to replace the existing clause with two new clauses where solar access is to 
be protected to Prince Alfred Square, Parramatta River Foreshore, Lancer Barracks site and 
Jubilee Park (as shown on the Solar Access Protection Map) and where solar access is to 
be protected to Parramatta Square as detailed in PDCP 2011.     

Design Excellence 

This Planning Proposal amends the existing design excellence clause by altering the 
conditions under which an architectural design competition must be held.  PLEP 2011 
currently requires buildings greater than 55m or 13 storeys (or both) in height to undergo an 
architectural design competition.  If design excellence is achieved a 15% development 
bonus may be awarded to compensate for the cost of a design competition.   

The proposed amendment to the clause will require buildings with a height greater than 40 
metres or development involving or directly adjoining a heritage item seeking to achieve a 
FSR or 3:1 or greater, to undergo an architectural design competition.  The purpose of 
lowering the height to 40m is to ensure urban design issues associated with tower built 
forms are subject to closer analysis.  The 15% bonus can be applied to both the base FSR 
and height, or incentive FSR and height.  The intent of the amendment to the design 
excellence clause is to promote innovative design solutions that achieve high quality 
buildings and spaces and reward this through additional FSR and or height.   

Office and Commercial Premises in the B4 and B3 Zones  

This Planning Proposal introduces a new clause that applies to certain sites within the B4 
Mixed Use zone that are identified on the Additional Local Provisions Area Map.  The new 
clause requires that a minimum of 1:1 commercial floor space is to be provided as part of a 
development of these sites, and that any additional commercial floor space (on top of the 1:1 
requirement) is exempt from overall maximum floor space ratio controls shown on the 
Incentive FSR Map.  A provision of this clause is that the conversion of the commercial 
premises floor space approved under the clause to residential accommodation is prohibited.  
The intent of the control to exempt commercial development from overall maximum FSR 
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controls is to activate land on the edge of B3 Commercial Core zone and facilitate the 
provision of a range of commercial uses (business, office and retail) that will contribute to the 
long term economic growth of the CBD.   

For land within the B3 Commercial Core zone, this Planning Proposal introduces a new 
clause that exempts office development from any floor space ratio controls.  The intent of 
this planning control is to encourage office development that typically has higher order 
employment opportunities and yields to support Parramatta CBD’s long term growth as 
Sydney’s dual CBD.   

Opportunity Sites 

This Planning Proposal introduces a new clause that allows the FSR for the site to increase 
up to a maximum of 15:1 where a development meets certain conditions and provides for 
community infrastructure. This is known as ‘Phase 2 community infrastructure’.  This clause 
applies to land identified as an Opportunity Site on the Opportunity Site Map.   

The intent of this clause is to allow additional residential development within the B4 Mixed 
Use zone provided the site has a land area greater than 1800sqm; and the applicant 
demonstrates via a site-specific DCP (or a Stage 1 DA) that the site can accommodate the 
additional FSR, design excellence is achieved, the building is a high performing building and 
community infrastructure is provided.   

High Performing Buildings  

This Planning Proposal introduces new clauses to foster efficient and sustainable use of 
energy and resources that minimise new buildings’ consumption of energy and water. The 
proposed requirement is for office premises over 10,000 square metres or commercial 
premises over 2,000sqm in gross floor area within a mixed use development to meet 
minimum energy and water targets equivalent to 5 star energy and 4 star water NABERS 
rating.  New or expanded retail premises (standalone or part of a mixed use development) 
over 5,000sqm in gross floor area are required to achieve higher water and energy savings 
equivalent to NABERS 5 star energy and 4 star water ratings for NABERS Shopping 
Centres. An additional benefit of this control is providing environmental standards that meet 
the requirements for A Grade rated office space, a necessary type of office development for 
growing the commercial core and providing for long term, high employment yielding 
development.   

For mixed use development up to a maximum floor space ratio of 10:1, with a site area 
greater than 1800sqm and front building line greater than 24m, an FSR Bonus of 0.5:1 is 
available.  To be eligible for the bonus, residential development must achieve water and 
energy targets greater than current BASIX targets, and for commercial premises over 
2,000sqm, specific water and energy targets must be achieved.   

A new clause is also proposed requiring dual water systems (both potable water pipes and 
recycled water pipes) to be contained within all new buildings within the CBD.  This clause 
will be a cost effective measure for the delivery of significant reductions in potable water 
requirements for the CBD and create market conditions to encourage recycled water 
provision in the Parramatta CBD. 

This Planning Proposal also introduces a clause requiring end of journey facilities (including 
showers, lockers, change rooms and bike parking) to be delivered within a commercial 
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development or within a mixed use development where more than 600square metres of 
commercial premises is provided. The intent of the clause is to improve the amenity of the 
workplace, encourage alternative forms of transport to work and for businesses to attract 
and retain staff.  An additional benefit of this control is providing worker facilities that meet 
the requirements for A-Grade rated office space.  The rate of provision of these facilities will 
be outlined in a supporting draft DCP control.   

Floodplain Risk Management  

Currently the Flood Planning Level for the Parramatta LGA is the 1 in 100 ARI (average 
recurrent interval) flood event plus 0.5 metre freeboard.  This means that flood controls in 
the LEP cannot apply to residential development affected by flood events greater than the 
Flood Planning Level.  This Planning Proposal introduces a new clause that will apply to 
sites within the CBD Planning Proposal boundary that are affected by flood events up to the 
Probable Maximum Flood (PMF) being the largest flood that could conceivably occur.   

The purpose of this new clause is to ensure that although the planning proposal will permit a 
significant increase in development potential and thus people, the overall risk to life will not 
be increased.  To achieve this, it is proposed that a new planning control is included that 
requires a shelter to be available within a building that is above the PMF level, or that people 
can evacuate safely to land that is located above the PMF, and that buildings be able to 
withstand flooding up to the PMF. 

This new clause is supported by an updated Flood Risk Study and Plan which considers the 
unique flooding characteristics affecting the Parramatta CBD, expected population increase 
and NSW State Government’s recognition of Parramatta as a dual CBD.  The clause will 
apply to land within the CBD Planning Proposal boundary identified as being affected by the 
PMF on the Floodplain Risk Management Map.   

As the Updated Floodplain Risk Management Plans will become a Council adopted plan, a 
separate process to this Planning Proposal is also required.  This process is programmed to 
occur concurrently with the Planning Proposal for the CBD, including the application to the 
Minister for the Environment for exceptional circumstances to impose controls above the 
flood planning level.   

Site Specific Provisions 

This Planning Proposal also proposes two site specific planning controls.  The first one 
permits vehicle repair stations and vehicle sales or hire premises on some land principally 
along Church Street within the Auto Alley precinct.  These sites are to be identified on the 
Additional Permitted Uses Map and are proposed to be rezoned from B5 Business 
Development to B3 Commercial Core.  The existing B5 zone permits vehicle repair stations 
and vehicle sales or hire premises, however the proposed B3 Commercial Core zone does 
not.  The purpose of this amendment is to manage the transition of sites from existing car 
uses in the short term to a more traditional commercial use in the longer term. 

The second site specific planning provision relates to certain land at Dixon, Rosehill and 
Boundary Streets, Parramatta and that will be shown on the Special Provisions Map.  The 
proposed amendment will allow an additional FSR of 1:1 and an additional height of 14m 
above the proposed development standards provided that a minimum frontage of 60m is 
achieved.   
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The affected sites are currently zoned B5 Business Developments and R4 High Density 
Residential.  Under this Planning Proposal the sites currently zoned B5 Business 
Developments are proposed to be rezoned to R4 High Density Residential.  The proposed 
development standards for these sites are: base height control - 11m and 12m; proposed 
incentive height control - 40m; proposed base FSR - 0.8:1 and 2:1; and proposed incentive 
FSR - 3:1.  The proposed site specific amendment to the height and FSR development 
standards will allow a total possible height and FSR on the affected sites of 54m and 4:1.   

The purpose of this amendment is to encourage the amalgamation of sites to achieve a built 
form outcome that is proportional to the site area. 

Maps 

This planning proposal seeks to amend some of the existing maps of the PLEP 2011 and 
create a series of new maps. The Maps are provided at Appendix 16. The following broadly 
summarises the key changes and additions:  

 Amend the areas shown in the Additional Local Provisions Map relating to Part 7 – 
Additional Local Provisions Parramatta City Centre of the Parramatta LEP 2011 to 
expand the boundary of the Parramatta City Centre. 

 Amend the zones in the Land Zoning Map. 

 Amend the maximum FSR in the Floor Space Ratio Map. 

 Amend the maximum building height in the Height of Buildings Map. 

 Amend the Additional Permitted Uses Map to include the Church Street south area (Auto 
Alley) relating to Schedule 1 Additional Permitted Uses of the PLEP 2011. 

 Create an Incentive Floor Space Ratio Map. 

 Create an Incentive Height of Buildings Map. 

 Create a Sun Access Protection Map relating to the proposed Clause 7.4 Sun Access 
Protection provisions.  

 Create an Active Street Frontages Map relating to the proposed Clause 7.14 Active 
Street Frontages provisions. 

 Create an Opportunity Sites Map relating to the proposed Clause 7.16 Opportunity Sites 
provisions. 

 Create a Special Provisions Map.   

 

Draft Provisions 

A copy of the draft provisions has been prepared and is provided at Appendix 17. 

2.1 Other relevant matters 

2.1.1 Draft Development Control Plan (DCP) 

Amendments to Parramatta DCP 2011 are required to deliver the finer detail controls to 
guide future built forms. This will be drafted separately and reported to Council to allow 
them to resolve to exhibit the Draft DCP.   
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2.1.2 Development Guideline on Community Infrastructure  

Council will prepare a Development Guideline to support the new planning provision in 
PLEP 2011 that will provide details on how community infrastructure is to be delivered to 
the satisfaction of the consent authority.  The allocation of community infrastructure 
funds will be clearly linked to Council’s Infrastructure Delivery Plan. 

2.1.3 Draft Infrastructure Delivery Plan 

A Draft Infrastructure Delivery Plan will be prepared and exhibited alongside the 
Planning Proposal linked to the Development Guideline on Community Infrastructure.  

2.1.4 Section 94A Plan 

A new Section 94A Plan will be prepared, the works program of which will be informed 
by the infrastructure Delivery Plan.   

The following diagram (figure 5) explains how value sharing works and the order for applying 
FSR bonuses for a sample site with an area greater than 1600sqm where the base FSR 
under clause 4.4 is 4:1 and the maximum incentive floor space under clause 7.2 is 10:1. 

 
Figure 5 – Application of value sharing and order of FSR bonuses 
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PART 3 – JUSTIFICATION 

This part describes the reasons for the proposed outcomes and development standards in 
the planning proposal. 
 

3.1 Section A - Need for the planning proposal 
This section establishes the need for a planning proposal in achieving the key outcomes and 
objectives. The set questions address the strategic origins of the proposal and whether 
amending the LEP is the best mechanism to achieve the aims of the proposal. 
 

3.1.1 Is the Planning Proposal a result of any study or report? 

The primary outcome of this planning proposal, to enable a higher density of residential 
and commercial development, stems from local and state government strategic plans 
including the NSW Government’s A Plan for Growing Sydney 2014 and Parramatta CBD 
Planning Strategy.  

A Plan for Growing Sydney 2014 states the NSW Government will work with Parramatta 
Council to review expansion opportunities in the Parramatta CBD including updated 
building height controls and removal of barriers to growth to promote more efficient land 
use outcomes.  This plan highlights Parramatta’s role as Sydney’s dual CBD and as a 
key area for future development to cater for projected increases in the residential and 
working population of the region. 

The vision and objectives in the Parramatta CBD Planning Strategy were prepared to 
reflect Council’s vision for how the objectives in A Plan for Growing Sydney will be 
achieved in the Parramatta CBD.   

Both these plans focus on Parramatta’s role as Sydney’s dual CBD and as a key area for 
future development to cater for projected increases in the residential and working 
population of the region. 

3.1.2 Is the Planning Proposal the best means of achieving the objectives or 
intended outcomes, or is there a better way? 

A planning proposal seeking to amend PLEP 2011 is the most effective way of providing 
certainty for Council, the local community and landowners and allows for orderly and 
economic development of the land.  The existing height and FSR standards would not 
permit part of the form of development envisaged in the planning proposal and would not 
allow the CBD to meet job and dwelling targets.  The only alternate way to achieve this is 
via ad-hoc site specific Planning Proposals which does not allow for proper consideration 
of CBD wide cumulative issues.   
 
3.2 Section B – Relationship to strategic planning framework 

This section assesses the relevance of the Planning Proposal to the directions outlined in 
key strategic planning policy documents. Questions in this section consider state and local 
government plans including the NSW Government’s Plan for Growing Sydney and 
subregional strategy, State Environmental Planning Policies, local strategic and community 
plans and applicable Ministerial Directions. 
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3.2.1 Is the planning proposal consistent with the objectives and actions 
contained within the applicable regional or sub-regional strategy? 

A Plan for Growing Sydney 

In December 2014, the NSW Government released A Plan for Growing Sydney, which is 
a plan for the future of the Sydney Metropolitan Area over the next 20 years. The Plan 
provides key directions and actions to guide Sydney’s productivity, environmental 
management, and liveability – including the delivery of housing, employment, 
infrastructure and open space. 
 
Parramatta local government area is part of the West Central Subregion. A Plan for 
Growing Sydney identifies the goals and directions for the broader Metropolitan area and 
also directions, actions and priorities for Parramatta and the West Central Subregion that 
are relevant to this planning proposal: 
 

Consistency with the Plan for Growing Sydney 

Relevant strategic directions and policy settings Consistency 

Goal 1 – Sydney’s competitive economy 

Direction 1.2 - Grow Greater Parramatta – Sydney’s dual 

CBD 

Direction 1.3 - Establish a new priority growth 

area – Greater Parramatta to the Olympic 

Peninsula 

Direction 1.4 - Transform the productivity of 

Western Sydney through growth and investment 

Direction 1.6 - Expand the Global Economic Corridor 

Direction 1.7 - Grow strategic centres-providing more 

jobs closer to home 

Direction 1.9 Support priority economic sectors 

Direction 1.10 Plan for education and health 

services to meet Sydney’s growing needs 

Direction 1.11 Deliver infrastructure 

The planning proposal is consistent with the goals and 

directions of the Plan for Growing Sydney as it will 

facilitate the delivery of additional commercial 

floorspace which will further strengthen Parramatta’s 

role as Sydney’s dual CBD. It is estimated that the 

planning proposal will accommodate an additional 

48,475 new jobs.   

 

The planning proposal will help build the City as a 

centre of high, value-adding employment and a 

driving force behind the future prosperity for Western 

Sydney. The increase in commercial development 

potential and incorporation of the provisions included 

in this planning proposal will contribute to the 

achievement of metropolitan planning goals of 

providing jobs closer to home to the growing 

population of Western Sydney and the expansion of 

Sydney’s Global Economic Corridor. 

 

Goal 2 – Sydney’s housing choices 

Direction 2.1 Accelerate housing supply across Sydney 

Direction 2.2 Accelerate urban renewal across 

Sydney- providing homes closer to jobs 

Direction 2.3 Improve housing choice to suit different 

needs and lifestyles 

 

The Planning Proposal is considered to meet the 

strategies by allowing for an appropriate mix of 

residential and commercial/retail uses which will 

support the city centre. The development will also 

allow for the concentration of housing around 

transport nodes and contributes towards dwelling 

targets for the Parramatta local government area. It is 

estimated that the planning proposal will 

accommodate approximately 19,976 additional new 

dwellings.   
 

Goal 3 – Sydney’s great place to live 

Direction 3.1 Revitalise existing suburbs 

Direction 3.2 Create a network of interlinked, 

The planning proposal will encourage redevelopment 

within the City Centre through incentives built into the 

planning controls which will assist with revitalising 
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Consistency with the Plan for Growing Sydney 

Relevant strategic directions and policy settings Consistency 

multipurpose open and green spaces across Sydney 

Direction 3.3 Create healthy built environments 

Direction 3.4 Promote Sydney’s heritage, arts and culture 

 

 

areas.  To create a healthy built environment, this 

planning proposal includes provisions to promote 

walking and cycling, active streets, community facilities 

and buildings that minimise energy and water.   

 

Planning for open space and supportive local 

infrastructure is being prepared to support planned 

development.  This will be undertaken as part of an  

Infrastructure Needs Analysis Study to assess 

infrastructure needs as a result of increased 

development (local and state), including community 

infrastructure.   

 

The planning proposal maintains existing heritage 

provisions and further strengthens design excellence 

provisions.   

 

Goal 4 – Sydney’s sustainable and resilient environment 

Direction 4.1 Protect our natural environment and 

biodiversity 

Direction 4.2 Build Sydney’s resilience to natural hazards 

Direction 4.3 Manage the impacts of 

development on the environment 

The planning proposal has included an Update of the 

Flood Risk Management Plans that affect the 

Parramatta CBD.  The conclusion from the report is that 

the risks to life and property from flooding of 

Parramatta River catchment are considered to be 

tolerable provided amendments are made to the LEP 

and DCP.  This includes seeking approval from the 

Minister for the Environment for a new flood planning 

LEP clause for properties where evacuation is 

compromised.   

 

To build Parramatta CBD’s resilience this planning 

proposal recommends controls to future proof new 

buildings and create high performing buildings that 

deliver more sustainable outcomes.   

 

West Central Subregion 

Priorities for West Central Subregion: 

- A competitive economy 

- Accelerate housing supply, choice and affordability and 

build great places to live 

- Protect the natural environment and promote its 

sustainability and resilience 

Priorities for Strategic Centres – Greater Parramatta 

- Recognise and plan Greater Parramatta as a 

transformational place 

- Plan Greater Parramatta as Sydney’s dual CBD and 

Western Sydney’s number one location for 

employment and health and education services, 

supported by a vibrant mixture of land uses and 

cultural activity, with the Parramatta River foreshore as 

a focus for recreational activities. 

The planning proposal is consistent with the 

priorities for West Central Subregion, as contained in 

the Plan for Growing Sydney.   

 

Additional capacity for both residential and 

commercial uses is provided by way of uplift to the 

FSR controls.   

 

The planning proposal will enable the development 

of residential dwellings and non-residential uses that 

will contribute towards dwelling and employment 

targets in the Parramatta City Centre with excellent 

access to public transport. 

 

The retention of the commercial core for non-

residential uses, and the expansion of the 
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Consistency with the Plan for Growing Sydney 

Relevant strategic directions and policy settings Consistency 

- Provide capacity for long term employment growth in 

Greater Parramatta, particularly in its CBD. 

- Provide capacity for additional mixed-use development 

in Parramatta CBD, health services in Westmead, an 

education hub around the new UWS Campus, a 

technology and education precinct in Rydalmere, arts 

and culture in Parramatta, a sports precinct around 

Parramatta Stadium and housing in all precincts.  

 

Priorities for Strategic Centres – Parramatta CBD; 

- Work with Council to retain a commercial core in 

Parramatta CBD for long term employment growth 

- Prioritise the delivery of light rail services to Parramatta to 

improve connections between jobs and housing. 

 

commercial core to include Westfields and land 

along Church Street within the Auto Alley Precinct 

will provide sufficient capacity for long term 

employment growth.   

 

Table 5 – Consistency with the Plan for Growing Sydney 
 

 
3.2.2 Is the planning proposal consistent with the local council’s Community 

Strategic Plan or other local strategic plan? 

The following strategic planning documents are relevant to the planning proposal. 
 
Parramatta CBD Planning Strategy 

The Parramatta CBD Planning Strategy 2015 established Council’s future vision for the 
CBD and identified actions Council is pursing to prepare a planning proposal to 
implement new controls seeking to achieve this vision.  The Strategy was informed by 
high level strategic analysis prepared by urban design consultants, Architectus, in 2014 
which was informed by an economic analysis prepared by SGS Planning and 
Economics. The overarching purpose of this work was to identify how Council could 
develop and implement a planning framework to create a world class city. The 
Architectus and SGS work, together with separate urban design and economic studies 
for the Auto Alley precinct and the River Strategy were endorsed for community 
consultation.  

The Parramatta City Centre Planning Framework Study (Architectus 2014) and the Draft 
Auto Alley Planning Framework Study were publically exhibited in 2014 and following 
consideration of stakeholder feedback arising from the exhibition, were integrated by 
Council into the Parramatta CBD Planning Strategy (the Strategy). The Strategy was 
adopted by Council on 27 April 2015. 

The vision identified in the Strategy is that,  
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. 
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The principles identified in the Strategy to achieve this vision are: 
 

P1 Achieve world’s best practice in the planning and development of cities. 
P2 Achieve a strategic balance of land uses. 
P3 Create an attractive and distinctive city skyline, defined by tall, slender 

towers. 
P4 Create a liveable, active and highly desirable city. 
P5 Promote economic diversity, prosperity and jobs growth. 
P6 Improve the quality of urban design and the public domain. 
P7 Achieve design excellence. 
P8 Celebrate heritage and the natural environment. 
P9 Facilitate the delivery of infrastructure to support Parramatta’s growth. 
P10 Improve access to the regional transport network. 

 
This Planning Proposal is considered to generally meet the vision and principles in the 
Strategy by: 

- Incorporating a floor space ratio control to provide developer certainty and 
achieve design quality, while also being the basis for  a value capture mechanism 
to fund public benefits (P1).    

- Maintaining and expanding the commercial core for non-residential uses and 
providing for additional residential capacity in adjacent mixed use zones (P2). 

- Providing a floor space ratio control that promotes the creation of tall, slender 
towers for the City Centre Core, and in the expanded commercial core zone 
along Church Street in the Auto Alley Precinct (P3).   

- Identifies areas where active street frontages are appropriate and provides for 
additional density within the CBD to enable people to live and work in a place that 
has good public transport facilities and access to services and shops and high 
quality recreation spaces (P4).    

- Retaining and expanding the commercial core zone for non-residential uses and 
providing for additional capacity within this zone to enable greater employment 
opportunities to be provided that will contribute to the long term success of the 
Parramatta CBD and support the vision of Parramatta becoming Australia’s next 
great city (P5).  

- Protecting solar access to key public spaces to create an attractive and inviting 
public domain and identifying community infrastructure needed to support the 
workers and residents (P6).   

- Amending the design excellence requirements to capture more developments 
required to go through an architectural design competition, including sites 
adjacent to heritage items (P7).   

- Retaining the existing heritage provisions and reducing FSRs adjacent to national 
and state heritage items that are within a landscape setting to ensure the 
protection of heritage (P8).   

- Identifying infrastructure requirements to support the population and including a 
legal mechanism to enable community infrastructure to be provided by 
developers in return for greater site density (P9).   

- Undertaking a Transport Study that will review the existing transport network and 
the required improvements to support the expected increase in population (P10).   
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Parramatta 2038 Community Strategic Plan  

The Parramatta 2038 is a long term Community Strategic Plan for the City of Parramatta 
and it links to the long-term future of Sydney. The plan formalises several big and 
transformational ideas for the City and the Region – major transformational opportunities 
for the City, including the following: 

• the development of Parramatta CBD, Westmead, Camellia and Rydalmere; 

• a Light Rail network and Local and Regional Ring Roads; 

• the Parramatta River entertainment precinct; and 

• a connected series of parks and recreation spaces. 

Together, these ‘Big Ideas’ represent significant levers for positive change over the next 
25 years. Parramatta 2038 outlines how to realise the true potential of Parramatta and 
spread those benefits locally and regionally.  

The planning proposal pursues the strategies and key objectives identified in the plan 
including; to help build the City as a centre of high, value-adding employment and a 
driving force behind a generation of prosperity for Western Sydney. 

The increase in development potential and incorporation of the provisions included in this 
planning proposal are consistent with the identified strategic objectives contained in 
Parramatta 2038 – Community Strategic Plan. 

The Planning Proposal is considered to meet the strategies by allowing for an 
appropriate mix of residential and commercial/retail uses which will support the city 
centre and urban revitalisation. The planning proposal will also allow for the 
concentration of housing around transport nodes and contribute towards dwelling targets 
for the Parramatta local government area. 

 
Parramatta Smart City Masterplan July 2015 

The Parramatta Smart City Masterplan 2015 is closely aligned to the strategic objectives 
in the Parramatta 2038 Community Strategic Plan.  The need for a Smart City 
Masterplan was identified in Council’s Corporate Plan.  The Smart City vision is 
Parramatta will be a Smart City that leverages the foundations of good urban planning, 
transparent governance, open data and enabling technologies that will underpin our 
position as a vibrant, people centric, connected and economically prosperous city. 

Parramatta’s mission as a Smart City is that: 

• Parramatta will be a highly liveable, technologically enabled, active and desirable 
place to live, work and visit as Australia’s next great city. 

• Parramatta will develop an environment that encourages and leverages the 
synergies between centres of excellence in research, technology, education, 
health, enterprise and creativity. 

• Parramatta will plan for outcomes that drive economic competitiveness, improve 
safety, enhance mobility, improves environmental sustainability, enriches social 
and community connections, embraces cultural diversity and celebrates our 
heritage. 
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The guiding principles will be used to assess for any initiative that is put forward to test 
its alignment to our vision. 

It is considered that the Planning Proposal is generally consistent with the guiding 
principles of the Smart City Masterplan. 

 

Parramatta City River Strategy  

Parramatta City Council has prepared the Draft Parramatta City River Strategy. The draft 
strategy is a public domain project for revitalising the foreshore of the Parramatta River 
between Gasworks Bridge and Rings Bridge, O’Connell Street. It aims to improve 
connections between the river and the city, activation of public and private spaces and 
create more recreational opportunities for city residents, workers and visitors. 

This planning proposal is consistent with the Draft Parramatta City River Strategy in that 
the floor space ratios will enable the delivery of building forms generally consistent with 
the indicative forms shown in the draft Strategy.  This will be supported by future DCP 
amendments and the preparation of an Infrastructure Delivery Plan and Infrastructure 
Models Funding Study.  
 
3.2.3 Is the planning proposal consistent with the applicable State Environmental 

Planning Policies? 

The following State Environmental Planning Policies are of relevance to the site.  
 

State Environmental Planning Policy (SEPP) Comment 

SEPP No 1—Development Standards 

SEPP No 6—Number of Storeys in a Building 

SEPP No 22—Shops and Commercial Premises 

SEPP No 32—Urban Consolidation (Redevelopment of 

Urban Land) 

SEPP No 33—Hazardous and Offensive Development 

Consistent.  

This planning proposal does not contain provisions that 

contradict or would hinder the application of these SEPPs. 

 

SEPP No 55—Remediation of Land 

 

Consistent.  

This planning proposal does not contain provisions that 

contradict or would hinder the application of this SEPP. 

Given this industrial history of land uses in the Auto Alley 

Precinct, it is likely that a number of sites will have some 

level of contamination. To address this, Council 

commissioned a Preliminary Site Investigations which 

concluded that,  

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 
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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)”. 

SEPP No 64—Advertising and Signage Consistent.  

This planning proposal does not contain provisions that 

contradict or would hinder the application of this SEPP. 

SEPP No 65—Design Quality of Residential Flat 

Development 

Consistent.  

The provisions sought in this Planning Proposal aim to 

facilitate design excellence and a high quality built form in 

the Parramatta CBD. Any future high density mixed use or 

residential development in the B4 Mixed Use zone will be 

required to consider SEPP 65’s Apartment Design Guide and 

will be subject to a competitive design process where the 

proposal triggers the requirements.  

The Planning Proposal amends the PLEP 2011 provisions 

relating to a competitive design process applying to tall 

buildings (over 40 metres) in the Parramatta CBD to ensure 

more buildings are subject to the design excellence process. 

Furthermore, in order to support the proposed controls, an 

amendment to the Parramatta Development Control Plan 

2011 (DCP) in relation to the Parramatta CBD is required. In 

accordance with 6A of the SEPP, any proposed requirements 

or standards contained in the DCP will be consistent with the 

Apartment Design Guide.  It is intended that the Draft DCP 

will be exhibited at the same time as the Planning Proposal. 

SEPP No 70—Affordable Housing (Revised Schemes) 

SEPP (Building Sustainability Index: BASIX) 2004 

SEPP (Housing for Seniors or People with a Disability) 

2004 

SEPP (Major Development) 2005 

SEPP (Infrastructure) 2007 

SEPP (Temporary Structures) 2007 

SEPP (Exempt and Complying Development Codes) 2008 

SEPP (Affordable Rental Housing) 2009 

Consistent.  

This planning proposal does not contain provisions that 

contradict or would hinder the application of these SEPPs.  

 

State Regional Environmental Plans (REPs) – Deemed 

SEPPs  
Comment 

Sydney REP (Sydney Harbour Catchment) 2005 Consistent.  

Parramatta local government area is part of the Sydney 

Harbour Catchment.  This planning proposal is consistent 

with the planning principles for land with the Foreshore 

and Waterways Area as it maintains public access to the 

foreshore and the ferry service by way of zoning (i.e. W2 - 

Recreational Waterways and RE1 – Public Recreation).   
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Table 6 – Consistency with SEPPs and REP 
3.2.4 Is the planning proposal consistent with applicable Ministerial Directions 

(s.117 directions) 

In accordance with Clause 117(2) of the EP&A Act 1979 the Minister issues directions 
for the relevant planning authorities to follow when preparing planning proposals for new 
LEPs. Council’s consideration of these directions is provided below: 

 

No. Direction Comment 

1. Employment and Resources 

1.1 Business and Industrial Zones 

 

The objectives of this direction are to: 

a) encourage employment growth in suitable 

locations, 

b) protect employment land in business and 

industrial zones, and 

c) support the viability of identified strategic 

centres. 

Consistent  

 

The planning proposal is consistent with the direction as it 

retains and enhances the location of existing business 

zones in the Parramatta CBD. It results in a net increase in 

total potential floor space area for employment uses. The 

expansion of the B3 Commercial Core zone will result in 

new employment areas which support the growth of 

Parramatta as Sydney’s dual CBD as identified in the 

metropolitan strategy for Sydney -  A Plan for Growing 

Sydney. 

 
2. Environment and Heritage 

2.3 Heritage Conservation 

 

The objective of this direction is to conserve 

items, areas, objects and places of environmental 

heritage significance and indigenous heritage 

significance. 

Consistent  

 

The planning proposal is consistent with the direction as it 

retains the existing controls in clause 5.10 of Parramatta LEP 

2011 and the key objective of this clause is to conserve the 

environmental heritage of Parramatta.  The planning 

proposal also does not propose any additional heritage 

items, or changes to existing heritage conservation areas 

identified in Schedule 5 – Heritage of the Parramatta LEP 

2011.   

 

A new provision is also proposed (clause 7.10 (5) (b)) to 

require a design competition process for certain 

development adjacent to heritage items.   

 

3. Housing Infrastructure and Urban Development 

3.1 Residential zones  

 

The objectives of this direction are: 

a) to encourage a variety and choice of housing 

types to provide for existing and future 

housing needs, 

b) to make efficient use of existing 

infrastructure and services and ensure that 

new housing has appropriate access to 

infrastructure and services, and 

c) to minimise the impact of residential 

Consistent.  

 

The planning proposal and its provisions are consistent with 

the direction for residential zones. The proposal encourages 

housing choice through increased density controls and a 

resulting increased supply. Due to its location within an 

existing urban environment it makes efficient use of existing 

infrastructure and therefore reduces the consumption of 

land on the urban fringe of Sydney.  

 

The increased opportunities for mixed use residential 
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No. Direction Comment 

development on the environment and 

resource lands. 

 

development in the Parramatta CBD is consistent with the 

direction in A Plan for Growing Sydney to grow strategic 

centres-providing more jobs closer to home.   

 

3.4 Integrating Land Use and Transport 

 

The objective of this direction is to ensure that 

urban structures, building forms, land use 

locations, development designs, subdivision and 

street layouts achieve the following planning 

objectives: 

a) improving access to housing, jobs and services 

by walking, cycling and public transport, and  

b) increasing the choice of available transport 

and reducing dependence on cars, and 

c) reducing travel demand including the number 

of trips generated by development and the 

distances travelled, especially by car, and 

d) supporting the efficient and viable operation 

of public transport services, and  

e) providing for the efficient movement of 

freight. 

 

Consistent.   

 

The planning proposal is consistent with this Direction by: 

• locating more intense development activity close to 

the Parramatta Railway Station and Bus interchange 

to maximise the use of public transport; 

• locate development close to local services including 

Westfields (a major shopping centre) and medical and 

education services; 

• encourage sustainable transport choices by 

improving through site links in the public domain 

particularly in the Auto Alley Precinct; and  

• locating jobs close to existing and future public 

transport routes, including the Western Sydney Light 

Rail, Parramatta and Harris Park Railway Stations and 

key bus routes and bus interchange.   

 

The planning proposal is also consistent with the 

metropolitan strategy for Sydney - A Plan for Growing 

Sydney as it intensifies development within Parramatta, 

Sydney’s dual CBD. 

 

3.5 Development Near Licensed Aerodromes 

 

The objectives of this direction are: 

a) to ensure the effective and safe operation of 

aerodromes, and 

b) to ensure that their operation is not 

compromised by development that 

constitutes an obstruction, hazard or potential 

hazard to aircraft flying in the vicinity, and 

c) to ensure development for residential 

purposes or human occupation, if situated on 

land within the Australian Noise Exposure 

Forecast (ANEF) contours of between 20 and 

25, incorporates appropriate mitigation 

measures so that the development is not 

adversely affected by aircraft noise. 

 

Consistent. 

 

The Planning Proposal does not promote development 

within the (Australian Noise Exposure Forecast) ANEF 

contours 20 and 25 however Sydney and Bankstown 

Airports are subject to the Federal Airports Act 1996 and 

the Airports (Protection of Airspace) Regulations 1996. 

Airspace above the Parramatta CBD is affected by 

operational requirements for those airports. A building 

that penetrates the Obstacle Limitation Surface (OLS) 

requires approval under that legislation, via the 

Commonwealth Department of Infrastructure and Regional 

Development.  

 

This planning proposal includes an airspace operations 

clause in the LEP which controls development within the 

prescribed airspace area and therefore is consistent with 

this direction.    

 

4. Hazard and Risk 

4.1 Acid Sulfate Soils 

 

The objective of this direction is to avoid 

significant adverse environmental impacts from 

the use of land that has a probability of containing 

Consistent.  

 

The planning proposal maintains the existing PLEP 2011 

provisions in respect to the management of acid sulphate 

soils. The proposed land uses and built form as part of this 

Planning Proposal does not significantly alter the existing 
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No. Direction Comment 

acid sulfate soils. 

 

pattern of development in the Parramatta CBD. Therefore, 

consistent with the existing PLEP provisions, any acid 

sulphate soils that may be present can continue to be dealt 

with as part of the development assessment process. 

 

4.3 Flood Prone Land 

 

The objectives of this direction are: 

a) to ensure that development of flood prone 

land is consistent with the NSW 

Government’s Flood Prone Land Policy and 

the principles of the Floodplain Development 

Manual 2005, and 

b) to ensure that the provisions of an LEP on 

flood prone land is commensurate with flood 

hazard and includes consideration of the 

potential flood impacts both on and off the 

subject land. 

 

Justifiably inconsistent. 

 

This planning proposal attempts to balance the need for 

growth in the CBD with the need to manage flooding.  A large 

portion of the Parramatta CBD is within the floodplain and a 

significant increase in development is proposed.  With 

reference to the Section 117 Direction, it is acknowledged that 

the planning proposal contains provisions that apply to the 

flood planning areas which permit development in floodway 

areas; and permit a significant increase in the development of 

that land.   

 

As provided for in the 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”.  To address this, Council commissioned an 

update of the Flood Risk Management Plans as they affect the 

Parramatta CBD.   

 

The report concluded that, “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 LEP and 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”. 

 

Refer to table below (Table 8 on page 55) for a detailed 

response to the direction criteria. 

 

6. Local Plan Making 

6.1 Approval and Referral Requirements 

 

The objective of this direction is to ensure that 

LEP provisions encourage the efficient and 

appropriate assessment of development. 

 

Consistent 

 

This planning proposal does not propose to change any 

existing approval and referral requirements.   

 

6.2 Reserving Land for Public Purposes 

 

The objectives of this direction are: 

Consistent 

 

This planning proposal does not propose to change any 
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No. Direction Comment 

a) to facilitate the provision of public services 

and facilities by reserving land for public 

purposes, and 

b) to facilitate the removal of reservations of 

land for public purposes where the land is no 

longer required for acquisition. 

 

existing land reservations for public purposes.  

  

6.3 Site Specific Provisions 

 

The objective of this direction is to discourage 

unnecessarily restrictive site specific planning 

controls, and applies when a relevant planning 

authority prepares a planning proposal that will 

allow a particular development to be carried out. 

 

 

 

Justifiably Inconsistent 

 

This planning proposal contains two (2) site specific planning 

controls.   

The first site specific planning control is necessary to support 

existing uses being vehicle repair stations and vehicle sales 

or hire premises along Church Street (Auto Alley).   

The second site specific planning control is necessary to 

encourage amalgamation of land and facilitate transition.   

 

Refer to Table 9 on page 57 below for a detailed response to 

the direction criteria in relation to the two site specific 

provisions. 

 

7. Metropolitan Planning 

7.1 Implementation of A Plan for Growing 

Sydney  

The objective of this direction is to give legal 

effect to the planning principles; directions; and 

priorities for subregions, strategic centres and 

transport gateways contained in A Plan for 

Growing Sydney. 

 

Consistent 

 

The Planning Proposal is consistent with the directions, 

principles and actions contained in the Plan for a Growing 

Sydney 2014 as detailed in Table 6 of this report. 

 

Table 7 – Consistency with s117 Directions 
 

The following table addresses the criteria for consideration of direction 4.3 Flood Prone 

Land (Table 8) 

 

Criteria Comment 

4.3 (4) A planning proposal must include provisions that 

give effect to and are consistent with the NSW Flood 

Prone Land Policy and the principles of the Floodplain 

Development Manual 2005 (including the Guideline on 

Development Controls on Low Risk Flood Areas). 

 

Justifiably inconsistent.   

The Planning Proposal includes provisions that are 

consistent with the NSW Flood Prone Land Policy and the 

principles of the Floodplain Development Manual 2005, 

with the exception of the introduction of controls on 

development above the Flood Planning Level.   

The need for these controls is justified in the update to the 

Floodplain Management Plans for the Parramatta CBD.  In 

summary the report states that, Parramatta CBD 

represents exceptional circumstances which require flood 
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planning controls to residential development above the 

residential flood planning level … given 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.   

4.3 (5) A 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. 

 

Consistent. 

A significant portion of the Parramatta CBD is within the 

flood planning area which for the Parramatta LGA includes 

the CBD.  This land is below the Flood Planning Level being 

the 1 in 100 ARI flood plus 0.5m freeboard. 

Some land within the CBD Planning Proposal boundary is 

zoned Special Use and Special Purpose and includes roads, 

churches, cemetery, railway, and some of this land is 

within the flood planning area.  This Planning Proposal 

however does not propose to change the zoning of any 

land within the flood planning area that is zoned Special 

Use and Special Purpose.   

4.3 (6) A planning proposal must not contain provisions 

that apply to the flood planning areas which: 

a) Permit development in floodway areas  

b) Permit development that will result in 

significant flood impacts to other properties. 

c) Permit a significant increase in the 

development of the land. 

d) Are likely to result in a substantially increased 

requirement for government spend on flood 

mitigation measures, infrastructure services, 

or, 

e) Permit development to be carried out 

without development consent except for the 

purposes of agriculture, roads or exempt 

development. 

 

Justifiably Inconsistent.   

This planning proposal contains provisions that apply to 

the flood planning area within the Parramatta CBD which 

permit development in floodway areas, and permit a 

significant increase in the development of land.   

To investigate the impact of this, Council commissioned an 

update to the Flood Risk Management Plans that apply to 

the CBD Planning Proposal boundary.  In summary the 

report states that, 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. 
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4.3 (7) 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). 

 

4.3 (8) For the purposes of a planning proposal, the 

relevant planning authority must not determine a flood 

planning level that is inconsistent with the Floodplain 

Development Manual 2005 (including the Guideline on 

Development Controls on Low Risk Flood Areas) unless 

a relevant planning authority provides adequate 

justification for the proposed departure from the 

Manual to the satisfaction of the Director-General (or 

an officer of the Department nominated by the 

Director- General). 

 

Council will be seeking permission from the Director 

General to impose flood related development controls 

above the flood planning level for development on land 

affected by the PMF.  The justification for this 

recommendation is contained in the update to the Flood 

Risk Management Plans that apply to the CBD Planning 

Proposal boundary and which was discussed above in 

point 4.3 (4) within this table.   

  

 
 

4.3 (9) A planning proposal may be inconsistent with 

this direction only if the relevant planning authority can 

satisfy the Director- General (or an officer of the 

Department nominated by the Director General) that: 

a) 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  

b) the provisions of the planning proposal that 

are inconsistent are of minor significance. 

 

As provided for by this clause, inconsistencies with the 

Floodplain Development Manual 2005 (including the 

Guideline on Development Controls on Low Risk Flood 

Areas) 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 the review of the Floodplain Risk 

Management Plans has been carried out in line with the 

principles and guidelines of the Floodplain Development 

Manual (2005). It is the view of the report author that the 

planning proposal presents a tolerable flood risk to life and 

property if the recommendations made within this report, 

with regard to amendments to the FPL, DCP revisions and 

other flood risk management measures, are implemented. 

 

Table 8 – Consistency with Section 117 direction 4.3 Flood Prone Land 
 

The following table addresses the criteria for consideration of direction 6.3 Site Specific 
Provisions (Table 9) 

Criteria Comment 

6.3 (4) A planning proposal that will amend another 

environmental planning instrument in order to allow a 

particular development proposal to be carried out must 

either:  

(a) allow that land use to be carried out in the zone the 

land is situated on, or 

(b) rezone the site to an existing zone already applying 

in the environmental planning instrument that allows 

that land use without imposing any development 

standards or requirements in addition to those already 

contained in that zone, or 

This Planning Proposal will include two site specific 

amendments to PLEP 2011.   

 

1. Auto Alley [PLEP 2011 - Schedule 1 6AB (2)] 

This site specific amendment will allow vehicle repair 

stations and vehicle sales or hire premises on some land 

principally along Church Street within the Auto Alley 

precinct. In the main this land is proposed to be rezoned 

from B5 Business Development to B3 Commercial Core.  

The B5 zone permits vehicle repair stations and vehicle 

sales or hire premises, however the B3 zone does not.  The 



Planning Proposal – Parramatta CBD 
 

 58 

(c) allow that land use on the relevant land without 

imposing any development standards or requirements 

in addition to those already contained in the principal 

environmental planning instrument being amended. 

 

purpose of this amendment is to manage the transition 

from existing car uses in the short term to a more 

traditional commercial use in the longer term. 

This site specific amendment is consistent with part (c) of 

this direction in that vehicle repair stations and vehicle 

sales or hire premises are permissible on land identified in 

the Additional Permitted Uses Map and no other 

development standards or requirements are proposed in 

addition to those already contained in PLEP 2011.   

This site specific amendment is therefore considered to be 

consistent with Direction 6.3 (4). 

 

2. Dixon, Rosehill and Boundary Streets, Parramatta 

[PLEP 2011 – Clause 7.7A] 

This site specific amendment applies to land in Dixon, 

Rosehill and Boundary Streets, Parramatta as shown on 

the Special Area Provisions Map (Area 5).  The 

amendment will allow an additional FSR of 1:1 and an 

additional height of 14m above the proposed 

development standards in PLEP 2011 provided that a 

minimum frontage of 60m is achieved.   

The affected sites are currently zoned B5 Business 

Developments and R4 High Density Residential, and the 

sites currently zoned B5 are proposed to be rezoned to R4 

under this Planning Proposal.  This site specific 

amendment will not affect permitted land uses but will 

impose development standards in addition to those 

proposed in PLEP 2011.  The proposed development 

standards for these sites are: base height control - 11m 

and 12; proposed incentive height control - 40m; 

proposed base FSR - 0.8:1 and 2:1; and proposed 

incentive FSR - 3:1.   

The proposed site specific development standards will 

allow a total possible height and FSR on the affected sites 

of 54m and 4:1.   

This site specific amendment will not affect land uses but 

will impose development standards in addition to those 

contained in PLEP 2011, and in this regard the 

amendment is NOT CONSISTENT with Direction 6.3 (4) (c).  

This inconsistency with Direction 6.3 is justified below in 

parts (5) and (6) of this table.    

(5) A planning proposal must not contain or refer to 

drawings that show details of the development 

proposal. 

Consistent 

The two site specific amendments do not contain or refer 

to drawings that show details of any the development 

proposals. 

(6) A planning proposal may be inconsistent with the 

terms of this direction only if the relevant planning 

authority can satisfy the Director-General of the 

Department of Planning (or an officer of the 

Justifiably Inconsistent.   

The site specific amendment affecting land in Dixon, 

Rosehill and Boundary Street, Parramatta shown on the 

Special Area Provisions Map (Area 5) imposes 
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Department nominated by the Director-General) that 

the provisions of the planning proposal that are 

inconsistent are of minor significance. 

development standards in addition to those contained in 

PLEP 2011.  The additional development standards are an 

FSR of 1:1 and a height limit of 14.   

The intent of this site specific amendment is to encourage 

the amalgamation of sites to achieve a built form outcome 

that is proportional to the site area and then facilitates a 

transition between taller development along Church Street 

and lower density residential areas and the South 

Parramatta Heritage Conservation Area to the west.   

The imposition of this site specific development standard 

within the Planning Proposal that is inconsistent with 

Direction is therefore considered to be of minor 

significance and therefore justifiably inconsistent with the 

Direction 6.3.   

Table 9 – Consistency with Section 117 Direction 6.3 Site Specific Provisions  
 

3.3 Section C – Environmental, social and economic impact 
This section considers the potential environmental, social and economic impacts which 
may result from the Planning Proposal. 

 
1.3.1 Is there any likelihood that critical habitat or threatened species, 

populations or ecological communities, or their habitats, will be 
adversely affected as a result of the proposal? 

 
The site is located within a highly modified urban environment and it is very unlikely to 
contain critical habitat or threatened species, populations or ecological communities, or 
their habitats. 
 

1.3.2 Are there any other likely environmental effects as a result of the 
planning proposal and how are they proposed to be managed? 

 
The key environmental considerations arising from the planning proposal are discussed 
in detail below.   

 European and Aboriginal cultural heritage; 
 Urban Design and Built Form;  

 Flooding; and 

 Contamination. 
 

European and Aboriginal cultural heritage 

The amendments proposed as part of this Planning Proposal including the 10:1 and 6:1 
FSR controls, the sliding scale control for FSR based on site area and the control 
enabling the maximum FSR to be achieved on small sites, may have impacts on 
heritage.  This includes impacts on the scale, curtilage and setting of heritage items, 
conservation areas and heritage views resulting from infill or new development, 
subdivision or site amalgamation.   
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These potential impacts on heritage are proposed to be managed by amended and new 
provisions detailed in this report under the heading, ‘Key elements of this Planning 
Proposal’.  In general, heritage impacts are proposed to be managed by retaining the 
existing heritage controls in PLEP 2011, reducing FSRs and heights adjacent to state 
heritage items within a landscaped setting and requiring a design competition to be held 
where a development site adjoins a heritage item and a FSR of 3:1 or more is proposed.    

Urban Design and Built Form 

The planning proposal generally allows land within the City Centre Core to have an FSR 
of 10:1 and sites within the peripheral areas to have an FSR of 6:1 subject to certain 
requirements, including a sliding scale control for FSR.  The purpose of the sliding scale 
control is to regulate the density of development so it is proportional to the site area.  The 
amendments proposed as part of this Planning Proposal may have impacts on solar 
access, transition, heritage and built form.   

Potential impacts on solar access are especially for sites to the north and north-east of 
identified open spaces like the River Foreshore, Prince Alfred Square and Jubilee Park.  
Potential impacts on low density and heritage conservation areas include potential 
impacts in terms of the amenity, scale and character of these areas. Higher FSRs such 
as those proposed, which are applied to smaller sites raise questions about whether 
inter-building separation (with the associated privacy and amenity issues) can be 
achieved.   

The potential impacts on urban design and built form are proposed to be managed by 
amended and new provisions detailed in this report under the heading, ‘Key elements of 
this Planning Proposal’.  In general, urban design and built form impacts are proposed to 
be managed by encouraging a more intense central core, with less intense peripheral 
areas north and south of the City; incorporating sun access controls to achieve a high 
quality public domain; requiring a built form transition to heritage items for a small 
number of sites that are within landscaped settings; and requiring buildings that 
incorporate additional floor space in return for community infrastructure to provide for tall, 
slender towers and improvements to the public domain.   

Flooding 

This planning proposal allows a significant increase in development potential in flood 
affected areas in the Parramatta CBD.  The issues associated with this are the safety of 
residents and workers and managing the potential for damage to property.  To address 
this, Council commissioned an update to the Floodplain Risk Management Plans that 
apply to the Parramatta CBD.   

One of the key recommendations from this report is that approval from the Minister for 
the Environment be sought to impose controls for development above the flood planning 
level (FPL) in PLEP 2011.  The effect of this is buildings with particular evacuation issues 
must be structurally adequate and incorporate a place for people to shelter above the 
PMF, or alternatively people must be able to evacuate to land above the PMF. 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 will occur concurrently with this Planning Proposal process.   
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Contamination 

The Planning Proposal is consistent with the provisions and advice contained in State 
Environmental Planning Policy No 55 – Remediation of Land and associated Managing 
Land Contamination Planning Guidelines SEPP 55 – Remediation of Land. Council has 
undertaken a preliminary (desktop) investigation of the area within the draft Planning 
Proposal boundary, and also a site specific contamination study for Auto Alley.  The 
findings from both studies were that no issues were identified that will preclude additional 
density (by way of increased height and FSR controls) and rezoning (including to more 
sensitive land uses including residential).  

There are no other aspects of the natural or built environment that require assessment 
as a result of consideration of this Planning Proposal. In summary, the potential 
variations to development standards that may arise as a result of this planning proposal 
will, through the proposed regime of design excellence, as well as the general provisions 
of the assessment process, ensure that environmental effects of development are 
appropriately managed and mitigated. 

 

1.3.3 How has the planning proposal adequately addressed any social and 
economic effects?  

The planning proposal will facilitate an increase in density through future development 
for housing and employment and it is envisaged that any resulting social and economic 
effects can be addressed through Council’s Infrastructure Delivery Plan and 
Infrastructure Models Funding Study. The key social and economic considerations 
arising from the planning proposal are discussed in detail below.   
 
Public Domain 

An Infrastructure Delivery Plan is being prepared to provide for the future population and 
will include new and upgraded public domain and pedestrian connections.   
 
Social infrastructure  

The planning proposal estimates that by 2036 an additional 27,000 jobs and 27,475 
residents will be located which the City Centre.  New residents will generate demand for 
schools and tertiary education facilities as well as increased usage of sporting and 
recreation facilities and infrastructure. Planning for social infrastructure will need to 
consider likely future demand, location and capacity of existing facilities, and future 
requirements for facilities.  

The Planning Proposal has the potential to result in improvements to social infrastructure 
through the new community infrastructure requirement and S94 plan.  Further, Council is 
preparing an Infrastructure Delivery Plan and Infrastructure Models Funding Study. The 
Infrastructure Delivery Plan and the Infrastructure Funding Models Study are to be used 
to continue discussions with the relevant state agencies and developers on the provision 
of community infrastructure in and around the CBD. However the fact that the 
Metropolitan Strategy promotes the growth proposed in this Planning Proposal means all 
relevant State Government Agencies are aware of the need to plan for this growth.  This 
Plan will provide detail for these agencies on how and where the growth will occur.   
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Existing retail and commercial 

New dwellings and jobs within the City Centre will enhance the role and function of the 
Parramatta CBD. This planning proposal attempts to meet the targets for jobs and 
generate economic benefits for Sydney through zoning and floor space ratio planning 
controls. The B3 Commercial Core zone is proposed to be expanded and within this 
zone, commercial development is exempt from maximum FSR controls.  Within the B4 
Mixed Use zone, a minimum provision of 1:1 commercial is required, with any additional 
commercial development provided also being exempt from maximum FSR controls.   

Community consultation and public authority consultation during the exhibition of the 
planning proposal will explore the social and economic benefits in more detail.  

 
1.4 Section D – State and Commonwealth Interests 

 
1.4.1 Is there adequate public infrastructure for the planning proposal? 

 
The draft changes to the planning controls will permit a significant increase in 
development potential across the City Centre.  The uplift of the FSR and or height 
controls has been quantified as outlined in the table below (Table 10).    

 

Capacity Analysis - additional jobs and dwellings under the Planning Proposal 

  Current  
(as at 2011) 

2036 Target 
(additional) 

Capacity under 
existing controls 

(additional) 

Capacity under 
Planning Proposal 

(additional) 

Jobs 49,513 jobs¹ 27,000 jobs 22,320 jobs* 48,721 jobs* 

  1,188,312 sqm² 972,000 sqm^ 803,550 sqm 1,753,980 sqm 

Dwellings 4,769 dwgs³ 7,500 dwgs 5712 dwgs* 19,976 dwgs 

  476,900 sqm⁴ 1,125,000 sqm^ 856,784 sqm 2,996,315 sqm* 

Total 
floor 
space  

1,665,212 sqm 2,097,000 sqm 1,660,334 sqm 4,750,295 sqm 

Notes         

¹Source: NSW Bureau of Transport Statistics, Employment Forecasts, September 2014 release figure 

²Assumption based on an average of 24sqm/job (SGS, 2014) 

³Figure provided by Forecast.id for the planning proposal area 

⁴Assumption based on an average of 100sqm/dwg 

^Floorspace needed plus 50%, given 100% take-up of capacity is unrealistic in practice (SGS, 2014) 

*Calculated based on 66% take-up of total capacity, given 100% take-up of capacity is unrealistic in practice (SGS, 2014) 

Table 10 - Population and job figures for the Planning Proposal area 
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Based on these numbers, the planning proposal is expected to result in additional 
demand for existing public infrastructure as follows:  

 Utilities, waste management and recycling services 
 Public transport and roads 
 Essential Services  
 Community Infrastructure  
 Aeronautical operations 

 
Utilities, waste management and recycling services 

The full range of utility services (electricity, telecommunications, water and sewer) and 
waste management and recycling services are all currently available across the City 
Centre.  It is expected that this Planning Proposal will generate greater demand for 
electricity, gas, water and sewer services from higher and more intense development 
permitted by the new planning controls.  To manage these impacts, this Planning 
Proposal will include new controls to reduce water and energy requirements and future-
proof buildings to accommodate dual piping.  These planning controls are expected to 
have the following benefits: 

- Achieve an 18% reduction in CBD peak electricity demand (compared to 
business as usual planning controls) 

- Achieve a 10% reduction in CBD potable water consumption (compared to 
business as usual planning controls) 

- Reduction in energy and water utility costs 
- Promote Parramatta’s competitive edge as a Smart City 
- Building resilient infrastructure in the CBD 
- Low cost water rates for residents and businesses 
- Make Parramatta more attractive to A-Grade commercial tenants (cost savings & 

reputational) 
- Support from utilities, less augmentation & disruption to the CBD 

Source: Kinesis, 2016 (Appendix 12 and 13) 
 
Council is also preparing an Infrastructure Delivery Plan and Infrastructure Models 
Funding Study. The Infrastructure Delivery Plan and the Infrastructure Funding Models 
Study are to be used to continue discussions with the relevant state agencies and 
developers on the provision of community infrastructure in and around the CBD.  Council 
will engage with utility, waste management and recycling service providers.   
 
Public transport and roads 

Parramatta is well-serviced by existing public transport including trains, buses and a ferry 
service with future upgrades including light rail to be identified in the Traffic and 
Transport Plan to be prepared.  However, as a consequence of the anticipated increases 
in workforce and residential populations from new development permitted by the new 
planning controls, greater demand for transport infrastructure, public transport and car 
parking is expected. Any upgrades required to the road network will be identified in the 
Traffic and Transport Plan to be prepared in support of this planning proposal.   
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Council will continue to engage with NSW Transport and the Roads and Maritime 
Service regarding the findings in the Traffic and Transport study and provision of any 
upgrades and new services for roads and public transport.   
 

Essential Services  

The Metropolitan Strategy aligns land use strategies and infrastructure provisions across 
the range of services and Council will engage with essential service providers on the 
provision of public infrastructure in and around the CBD including schools, hospitals, 
water, sewer, police, fire, state emergency services and the like.     
 
Community Infrastructure  

As mentioned above, to better inform how and when other essential infrastructure is to 
be delivered, Council is preparing an Infrastructure Delivery Plan and Infrastructure 
Models Funding Study. The Infrastructure Delivery Plan and the Infrastructure Funding 
Models Study are to be used to continue discussions with the relevant state agencies 
and developers on the provision of community infrastructure in and around the CBD.   
 
Aeronautical operations of Bankstown and Sydney airports 

Parramatta is located approximately 20km north west of Sydney Airport and 11km north 
of Bankstown Airport.  Airspace above the Parramatta CBD is affected by the operation 
of these airports. Any effects on aeronautical operations above the Parramatta CBD will 
be managed by the inclusion of an airspace operation clause to control development 
within the prescribed airspace area. 

 
1.4.2 What are the views of State and Commonwealth public authorities 

consulted in accordance with the gateway determination?  
 

Consultation with state public authorities was undertaken during the public exhibition of 
the Auto Alley and City Centre Frameworks.  The views of the following public authorities 
informed the preparation of the Parramatta CBD Planning Strategy.   

 Endeavour Energy 
 Education and Communities  
 Office of Environment and Heritage – Heritage Council of NSW 
 Health - Western Sydney Local District 
 Transport for NSW 
 Roads and Maritime Service  
 Family and Community Services – Land and Housing Corporation 

 
It is expected further consultation will occur with these public authorities and others 
nominated by the Department of Planning and Environment as part of the Gateway 
Determination. These authorities are expected to include: 
  

 Endeavour Energy 
 Telstra 
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 Education and Communities  
 Office of Environment and Heritage – Heritage Council of NSW 
 Office of Environment and Heritage – Regional Operations Group 
 Health - Western Sydney Local District 
 Transport for NSW 
 Roads and Maritime Service  
 Family and Community Services – Land and Housing Corporation 
 NSW State Emergency Service 
 Local Land Services – Greater Sydney  
 NSW Aboriginal Land Council 
 Land & Housing Corporation 
 Relevant adjoining councils 
 Environment Protection Authority 

 
 

 

PART 4 – MAPPING 

Located in this part are the following maps, which this planning proposal seeks to amend 
and create.  
 
 Amend the Additional Local Provisions Map  

 Amend the Land Zoning Map 

 Amend the Floor Space Ratio Map  

 Amend the Height of Buildings Map  

 Amend the Additional Permitted Uses Map  

 Amend the Special Provisions Map 

 Create a new Incentive Floor Space Ratio Map  

 Create a new Incentive Height of Buildings Map  

 Create a new Sun Access Protection Map  

 Create a new Active Street Frontages Map  

 Create a new Opportunity Sites Map  

 Create a new Floodplain Risk Management Map 
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PART 5 – COMMUNITY CONSULTATION 

In accordance with Section 57(2) of the EP&A Act, 1979, the Secretary of Planning must 
approve the form of the planning proposal, as revised to comply with the gateway 
determination, before community consultation is undertaken. 

Public exhibition is likely to include a newspaper advertisement, display on the Council’s 
web-site and written notification to landowners. The gateway determination will specify the 
level of public consultation that must be undertaken in relation to the planning proposal. 

Pursuant to Section 57(8) of the EP&A Act, 1979 the Responsible Planning Authority must 
consider any submissions made concerning the proposed instrument and the report of any 
public hearing. 

 
 
PART 6 – PROJECT TIMELINE 

The following project timeline will assist with tracking the progress of the planning proposal 
through its various stages of consultation and approval. It is estimated that this amendment 
to Parramatta LEP 2011 will be completed by December 2016. 
 
The detail around the project timeline is expected to be prepared following the referral to the 
Minister for Planning a Gateway Determination.   
 

Tasks Timeframe 

Gateway Determination March 2016 – June 2016 

Public Authority Consultation August 2016 – September 2016 

Community Consultation  August 2016 – September 2016 

Post Exhibition Review  October 2016 – November 2016 

Update Planning Proposal / Report to Council December 2016 – February 2017 

Department review of final Planning Proposal February 2017 – July 2017 

Parliamentary Counsel drafting of LEP February 2017 – July 2017 

Greater Sydney Commission to finalise LEP July 2017 

Development Contributions Plan  January 2016 – December 2016 

Draft DCP amendment  January 2016 – December 2016  

Draft Development Guideline  January 2016 – December 2016  
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Appendix 1 - Current planning controls - Parramatta LEP 2011 
Maps and Instrument 
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Existing LEP Provisions 

The following are the existing provisions of the Parramatta Local Environmental Plan 2011 
which are subject to change under this Planning Proposal. 

To view a full copy of the Parramatta Local Environmental Plan 2011, please visit the NSW 
Legislation website at http://www.legislation.nsw.gov.au 

Parramatta Local Environmental Plan 2011 (Extracts) 

Land Use Table 

Zone B3   Commercial Core 

1   Objectives of zone 

• To provide a wide range of retail, business, office, entertainment, community and other
suitable land uses that serve the needs of the local and wider community.

• To encourage appropriate employment opportunities in accessible locations.
• To maximise public transport patronage and encourage walking and cycling.
• To strengthen the role of the Parramatta City Centre as the regional business, retail and

cultural centre, and as a primary retail centre in the Greater Metropolitan Region.
• To create opportunities to improve the public domain and pedestrian links throughout the

Parramatta City Centre.
• To provide for the retention and creation of view corridors.
• To protect and enhance the unique qualities and character of special areas and heritage

values within the Parramatta City Centre.
• To protect and encourage accessible city blocks by providing active street frontages, and

a network of pedestrian-friendly streets, lanes and arcades.

2   Permitted without consent 

Nil 

3   Permitted with consent 

Building identification signs; Business identification signs; Business premises; Car parks; 
Child care centres; Commercial premises; Community facilities; Educational establishments; 
Entertainment facilities; Function centres; Hospitals; Hotel or motel accommodation; 
Information and education facilities; Medical centres; Office premises; Passenger transport 
facilities; Places of public worship; Public administration buildings; Recreation facilities 
(indoor); Registered clubs; Respite day care centres; Restricted premises; Roads; Tourist and 
visitor accommodation 

4   Prohibited 

Any development not specified in item 2 or 3 



Existing LEP Provisions  2 

4.3    Height of buildings 

(1)   The objectives of this clause are as follows: 
 

(a) to nominate heights that will provide a transition in built form and land 
use intensity within the area covered by this Plan, 

(b) to minimise visual impact, disruption of views, loss of privacy and loss 
of solar access to existing development, 

(c) to require the height of future buildings to have regard to heritage sites 
and their settings, 

(d) to ensure the preservation of historic views, 
(e) to reinforce and respect the existing character and scale of low density 

residential areas, 
(f) to maintain satisfactory sky exposure and daylight to existing buildings 

within commercial centres, to the sides and rear of tower forms and to 
key areas of the public domain, including parks, streets and lanes. 

(2) The height of a building on any land is not to exceed the maximum height 
shown for the land on the Height of Buildings Map. 

(2A) Despite subclause (2), any development on land identified with a thick blue 
line and labelled “Area 1” on the Height of Buildings Map is not to exceed the 
height determined in accordance with the Table to this clause. 

Site area Maximum height 
≤ 950 square metres 15 metres 

> 950 ≤ 2,100 square metres 21 metres 

> 2,100 ≤ 3,200 square metres 39 metres 

> 3,200 square metres 52 metres 

 

7.2    Floor space ratio 

(1) Despite clause 4.4, the maximum floor space ratio for buildings on land 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 

10:1 6:1 (6 + 4X):1 10:1 
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(2)   For the purposes of Column 3 of the table to subclause (2): 

X = (the site area in square metres − 500)/1500 

(3)   The maximum floor space ratio for any development that does not include 
residential accommodation on land identified as “Area 2” on the Special 
Provisions Area Map is as follows: 

 
(a) if the floor space ratio for all development on land identified as “Area 

1” on that map does not exceed 2:1—11:1, 
(b) if the floor space ratio for all development on land identified as “Area 

1” on that map exceeds 2:1—6:1. 

7.4 Sun access 

(1) The objective of this clause is to protect public open space in Parramatta 
Square, the Lancer Barracks site and Jubilee Park from overshadowing. 

(2) This clause applies if the consent authority considers that development that 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 plane controls specified for that land 
in section 4.3.3 of the Parramatta Development Control Plan. 

7.6  Airspace operations 

(1)   The objective of this clause is to protect airspace around airports. 

(2)   This clause applies to land identified as “Area 3” on the Special Provisions 
Area Map. 

(3)   The consent authority must not grant development consent to development 
that is a controlled activity within the meaning of Division 4 of Part 12 of the 
Airports Act 1996 of the Commonwealth on land to which this clause applies 
unless the applicant has obtained approval for the controlled activity under 
regulations made for the purposes of that Division. 

 

Note. Controlled activities include the construction or alteration of buildings or other 
structures that cause an intrusion into prescribed airspace (being generally airspace around 
airports). Controlled activities cannot be carried out without an approval granted under 
regulations made for the purposes of Division 4 of Part 12 of the Airports Act 1996 of the 
Commonwealth. 

7.10   Design excellence 

(1)   The objective of this clause is to deliver the highest standard of architectural, 
urban and landscape design. 
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(2)   This clause applies to development involving the erection of a new building or 
external alterations to an existing building on land to which this Part applies. 

(3)   Development consent must not be granted to development to which this clause 
applies unless, in the opinion of the consent authority, the proposed 
development exhibits design excellence. 

(4)   In considering whether development to which this clause applies exhibits 
design excellence, the consent authority must have regard to the following 
matters: 

 
(a) whether a high standard of architectural design, materials and detailing 

appropriate to the building type and location will be achieved, 
(b) whether the form and external appearance of the proposed development 

will improve the quality and amenity of the public domain, 
(c) whether the proposed development detrimentally impacts on view 

corridors, 
(d) 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 and archaeological issues and streetscape 

constraints or opportunities, 
(iv) 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, 

(v) the bulk, massing and modulation of buildings, 
(vi) street frontage heights, 
(vii)  environmental impacts, such as sustainable design, 

overshadowing and solar access, visual and acoustic privacy, 
noise, wind and reflectivity, 

(viii)  the achievement of the principles of ecologically sustainable 
development, 

(ix) pedestrian, cycle, vehicular and service access and circulation 
requirements, including the permeability of any pedestrian 
network, 

(x) the impact on, and any proposed improvements to, the public 
domain, 

(xi) the impact on any special character area, 
(xii)  achieving appropriate interfaces at ground level between the 

building and the public domain, 
(xiii)  excellence and integration of landscape design. 

(5)   Development consent must not be granted to the following development to 
which this clause applies unless a competitive design process has been held in 
relation to the proposed development: 

 
(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 
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identified on the Floor Space Ratio Map, where amalgamation with 
adjoining sites is not physically possible, 

(c) development having a capital value of more than $10,000,000 on a 
“Key site” identified on the Key Sites Map, 

(d) development having a capital value of more than $100,000,000 on any 
other site, 

(e) development for which the applicant has chosen such a process. 

(6)   A competitive design process is not required under subclause (5) if the consent 
authority is satisfied that such a process would be unreasonable or unnecessary 
in the circumstances and that the development: 

 
(a) involves only alterations or additions to an existing building, and 
(b) does not significantly increase the height or gross floor area of the 

building, and 
(c) does not have significant adverse impacts on adjoining buildings and 

the public domain, and 
(d) does not significantly alter any aspect of the building when viewed 

from public places. 

(7)   If, before the commencement of this clause, the Secretary issued a certificate 
under clause 22B (5) of Parramatta City Centre Local Environmental Plan 
2007 for any development to which subclause (5) of this clause applies, then 
subclause (5) of this clause does not apply to that development. 

(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)   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%. 

(9)   In this clause: 

building or alteration exhibits design excellence means a building where the 
design of the building (or the design of an external alteration to the building) is 
the winner of a competitive design process and the consent authority is 
satisfied that the building or alteration exhibits design excellence. 

competitive design process means an architectural design competition carried 
out in accordance with procedures approved by the Secretary of the 
Department of Planning and Environment. 
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Schedule 1 Additional permitted uses 

6AB Use of certain land at Church Street, Parramatta 

(1)   This clause applies to land at Church Street, Parramatta, being the land shown 
coloured pink, edged heavy black and identified as “2” on the Additional 
Permitted Uses Map. 

(2)   Development for the purpose of retail premises is permitted with development 
consent. 

Dictionary  

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 10). 



B4

B3

B4

B4

B4

B4

R4

B5

B5

R2

R4

W2

R4

R4

B4

B3

B4

R3

B4

B4

B1

B4
RE1

B4

RE1

RE1

SP2
Railway Corridor

RE1

RE1

R3

SP2
Defence

RE1

SP2
Cemetery

B5

RE1

RE1

RE1

SP2
Classified Road

SP2
Classified Road

RE1

RE1

SP1
Place of Public Worship

W1

SP2
Classified Road

RE1

PARRAMATTA

HARRIS PARK

NORTH PARRAMATTA

GRANVILLE

MAYS HILL

PI
TT

 S
T

CH
UR

CH
 S

T

HA
RR

IS
 S

T

RO S S  S T

G RO S E  S T

FE N N EL L S T

G EO R G E  S T

AL BE R T  S T

OC
ON

NE
LL

 S
T

V I C TO R IA  R D

M AC Q U A R IE  ST

W
IG

RA
M

 S
T

PAR K E S S T

SO
RR

EL
L  

S T

BU
L L

ER
 S

T

AR G Y L E  ST

PARK  PDE

RO S E H IL L S T

SM
IT

H 
S T

PH I LL I P  S T

HA R O L D  S T

M
AR

SD
EN

 S
T

IS A BE L L A S T

BR
IC

KF
IE

L D
 S

T

CA M P B EL L S T

TR
OT

T  
S T

PA
RK  

AV

AL L E N  S T

STAT ION
ST

E

BO U N D A RY S T

EA R LY ST

G RE AT  W ES T ER N  HW Y

TH O M A S  S T

CH
AR

LE
S

S T

FL
EE

T  
ST

HU N T ER  S T

VI
LL

IE
RS

 S
T

G L E BE  ST

CR I M E A S T

HA S S AL L S T

BO W D EN  S T

DI X O N  S T

W
IL

DE
 A

V

B R I DG E R D

ALM
A ST

HIGH  S T

GOOD S T

K I N G  S T

M
AC

AR
TH

UR
 S

T

AL
BI

ON
 S

T

RU S E  S T

AL IC E  S T

L A N SD O W N E S T
M AR I O N  S T

AB
BE

Y  
L

BE
TT

S  
S T

CR O W N  S T

EL
IZ

AB
ET

H  
S T

COW
PER  S T

IN KERM
AN  ST

P I TT  L A

D A R C Y S T

W E ST O N  S T

SH
OR

T 
S T

DEN ISON  ST

UN A S T

L E N NO X  ST

AI R D  S T

ST
AT

IO
N 

S T

BR I SB A N E S T

ST
EW

AR
T  

S T

AD A S T

O CONNEL L  S T

PA
TH

BO
BA

RT
 S

T

QU
EE

NS
 A

V

J ES S IE  ST

RA I LWAY  S T

AL
AS

KA
 S

T

HA I NSW ORT H  S T

PE A C E L A

FR
AN

K 
BE

AM
ES

 L
A

R I V ER  R D

H OR W
OO

D
PL

ANDERSON  ST

KE N D AL L S T

HE
NR

Y  
S T

RA
YM

ON
D  

LN

O RE I L LY  S T

AR
GU

S  
L A

NA P IE R  ST

UN I O N  S T

RAYM O N D  S T

M
AR

IS
T  

P L

PAL M E R  S T

M
AR

IO
N 

LA

BA
RR

AC
K  

LA

GO
RD

ON
 M

CK
IN

NO
N  

L A

M AR K E T  S T
GALLOW

AY S T

AM O S  ST

L IT T L E  S T

F I T Z W IL L IAM S T

HE L EN  ST

CARR INGTO
N S T

E A S T ERN

CC T

W
ENTW

ORTH  S T

L E S  B U RN N E T L A

ER B Y PL

EE L S  PL

SO R R E L L  L A

C A M BR ID G E S T

M A C Q U A RI E
LA

NO
R T

H C
O T

T
LA

R O
XY

AR
C

L A M O N T S T

CI
V I

C  
PL

JU
BI

LE
E  

L A

EL
IZ

AB
ET

H  
LA

ST
EE

LE
 S

T

ED G E W ATE R  P D E

O YS T ER  L A

DA
LL

EY
 S

T

M AR I O N  S T

AI R D  S T

CHURCH  S T

PATH

GO
OD

 S
T

M
ARSDEN S T

OC
ON

NE
LL

 S
T

G RE AT  W ES T ER N  HW Y

M AR IO N L A

¹ 0 250 500 750
Metres

Parramatta CBD Planning Proposal —

Data Version: 15/02/2016

1  :7,500 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary

Current Zoning
B1 - Neighbourhood Business
B3 - Commercial Core
B4 - Mixed Use
B5 - Business Development
R2 - Low Density Residential
R3 - Medium Density Residential
R4 - High Density Residential
RE1 - Public Recreation
SP1 - Special Activities
SP2 - Infrastructure
W1 - Natural Waterways
W2 - Recreational Waterways

Current Zoning - Parramatta LEP 2011



4.2

8.0

3.5

0.8

6.0

0.8

0.8

2.0

6.0

10.0

6.0

4.0

1.5

4.0

10.0

3.5
4.0

0.8

6.0

2.0

4.0

0.8

2.0

4.0

4.2

4.2

0.5

10.0

4.0

3.5

10.0

4.0

6.0

2.0

6.0

8.0

2.0

6.0

2.0

0.6

0.5

0.8

4.0

4.0

2.0

2.0

6.0

6.0

4.0

7.2

3.5

0.5

2.0

6.0

10.0

2.0

2.0

6.0

3.0

4.0

0.8

6.0

2.0

2.0

4.0

3.0

3.0

0.6

3.0

0.8

4.0

6.4

3.0

0.6

3.0

6.0

3.0

10.0

3.0

0.8

6.0

2.0

3.0

0.8

0.6

0.6

6.0

6.0

2.0

10.0

3.0

0.6

8.0

2.0 3.0

3.0

6.0

2.0

4.0

2.0

12.0

6.0

3.0

6.0

2.0

3.0

3.0

8.0

3.0

0.8

4.0

4.0

3.0

2.0

6.0

0.6

3.0

0.8

4.0

2.0

3.0 3.0

3.0

10.2

3.0

4.0

PARRAMATTA

NORTH PARRAMATTA

HARRIS PARK

GRANVILLE

MAYS HILL

PI
TT

 S
T

CH
UR

CH
 S

T

HA
RR

IS
 S

T

RO S S  S T

G RO S E  S T

FE N N EL L S T

G EO R G E  S T

AL BE R T  S T

OC
ON

NE
LL

 S
T

V I C TO R IA  R D

M AC Q U A R IE  ST

W
IG

RA
M

 S
T

SO
RR

EL
L  

S T

PAR K E S S T

BU
LL

ER
 S

T

AR G Y L E  ST

PARK  PDE

RO S E H IL L S T

SM
IT

H 
S T

PH I LL I P  S T

HA R O L D  S T

M
AR

SD
EN

 S
T

IS A BE L L A S T

BR
IC

KF
IE

L D
 S

T

CA M P B EL L S T

PA
RK  

AV

TR
OT

T  
S T

AL L E N  S T

STAT ION
ST

E

BO U N D A RY S T

EA R LY ST

G RE AT  W ES T ER N  HW Y

FL
EE

T 
ST

CH
AR

LE
S

S T

TH O M A S  S T

HU N T ER  S T

VI
LL

IE
RS

 S
T

G L E BE  ST

BR I D G E RD

CR I M E A S T

HA S S AL L S T

BO W D EN  S T

DI X O N  S T

W
IL

DE
 A

V
ALM

A S T

HIGH  S T

GOOD S T

K I N G  S T

M
AC

AR
TH

UR
 S

T

AL
BI

ON
 S

T

L A N SD O W N E S T

RU S E  S T

AL IC E  S T

M AR I O N  S T

AB
BE

Y  
L

BE
TT

S  
S T

CR O W N  S T

EL
IZ

AB
ET

H  
S T

COW
PER  S T

IN KERM
AN  ST

P I TT  L A

D A R C Y S T
SH

OR
T 

S T

DEN ISON  ST

W E ST O N  S T

UN A S T

L E N NO X  ST

AI R D  S T

ST
AT

IO
N 

S T

BR I SB A N E S T

O CONNEL L  S T

ST
EW

AR
T  

S T

AD A S T

PA
TH

BO
BA

RT
 S

T

J ES S IE  ST

QU
EE

NS
 A

V

HA I NSW ORT H  S T

RA I LWAY  S T
AL

AS
KA

 S
T

PE A C E L A

FR
AN

K 
BE

AM
ES

 L
A

R I V ER  R D

HO
RW

OO
D

PL

ANDERSON  ST

KE N D AL L S T

HE
NR

Y  
S T

RA
YM

ON
D  

LN

O RE I L LY  S T

AR
GU

S  
L A

NA P IE R  ST

E ASTE R
N

CC T

UN I O N  S T

RAYM O N D  S T

M
AR

IS
T  

P L

GAL LOW
AY S T

PAL M E R  S T

M
AR

IO
N 

LA

BA
RR

AC
K  

LA

GO
RD

ON
 M

CK
IN

NO
N  

L A

M AR K E T  S T

PENNANT H
IL LS

 R
D

AM O S  ST

L IT T L E  S T

HE L EN  ST

CARR INGTO
N S T

W
ENTW

ORTH  S T

L E S  B U RN N E T L A

PARINGA AV

ER B Y PL

EE L S  PL

SO R R E L L  L A

WARRI NA
AV

C A M BR ID G E ST

NO
R T

HC
O T

T
LA

RO
XY

 A
RC

L A M O N T S T

CI
V I

C  
PL

JU
BI

LE
E  

L A

UN
I T

ED
 L

A

EL
IZ

AB
ET

H  
LA

F I RE  HORSE  LA

ST
EE

LE
 S

T

GO
OD

 S
T

M AR I O N  S T

M
ARSDEN S T

CHURCH  S T

A I R D  S T

O 
CO

NN
EL

L  
S T

PATH

OC
ON

NE
LL

 S
T

G RE AT  W ES T ER N  HW Y

M AR IO N L A

¹ 0 250 500 750
Metres

Parramatta CBD Planning Proposal —

Data Version: 26/02/2016

1  :7,500 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary

Maximum Floor Space Ratio (n:1)
0.4
0.5
0.6
0.8
1.5
2.0
3.0
3.5
4.0
4.2
6.0
6.4
7.2
8.0
10.0
10.2
12

Current Floor Space Ratio - Parramatta LEP 2011



36 m

11 m

28 m

11 m

80 m

11 m

12 m

120 m

54 m

54 m

36 m

10 m

24 m

9 m

28 m

11 m

54 m

54 m

12 m

11 m

54 m

18 m

11 m

36 m
72 m

36 m

36 m

120 m

28 m

28 m

9 m

36 m

120 m

12 m

72 m

12 m 12 m

9 m

10 m
24 m

11 m

24 m

11 m

12 m

11 m

12 m

200 m

28 m

120 m

28 m

72 m

18 m

12 m

60 m

15 m

15 m

11 m

15 m

28 m

24 m

24 m

12 m

24 m

54 m

12 m

54 m

24 m

15 m

80 m

11 m

24 m

118 m

80 m

18 m

72 m

24 m

11 m

90 m

72 m

15 m

72 m

24 m

36 m

24 m

36 m

80 m

15 m

40 m

150 m

6 m

72 m

72 m

12 m

34 m 34 m

24 m

12 m

18 m

80 m

24 m

120 m

24 m

12 m 12 m

54 m

36 m

12 m

28 m

12 m

40 m

28 m

130 m

12 m

36 m

15 m

28 m

40 m

24 m

12 m

Area 2

Area 2

Area 2

Area 2
Area 2

Area 2

Area 2

Area 2

PARRAMATTA

HARRIS PARK

NORTH PARRAMATTA

GRANVILLE

MAYS HILL

PI
TT

 S
T

CH
UR

CH
 S

T

HA
RR

IS
 S

T

RO S S  S T

G RO S E  S T

FE N N EL L S T

G EO R G E  S T

AL BE R T  S T

VI C TO R IA  R D

OC
ON

NE
LL

 S
T

M AC Q U A R IE  ST

PAR K E S S T

W
IG

RA
M

 S
T

SO
RR

EL
L  

S T

BU
L L

ER
 S

T

AR G Y L E  ST

PARK  PDE

RO S E H IL L S T

SM
IT

H 
S T

PH I LL I P  S T

HA R O L D  S T

IS A BE L L A S T

M
AR

SD
EN

 S
T

BR
IC

KF
IE

L D
 S

T

CA M P B EL L S T

TR
OT

T  
S T

AL L E N  S T

STAT ION
ST

E

BO U N D A RY S T

PARK  AV

TH O M A S  S T

EA R LY ST

G RE AT  W ES T ER N  HW Y

CH
AR

L E
S

S T
HU N T ER  S T

FL
EE

T 
ST

M
AC

AR
TH

UR
 S

T

V I
LL

IE
RS

 S
T

G L E BE  ST

CR I M E A S T

HA S S AL L S T

BO W D EN  S T

DI X O N  S T

W
IL

DE
 A

V

B R I DG E R D

ALM
A ST

HIGH  S T

GOOD S T

K I N G  S T

AL IC E  S T

RU S E  S T

AL
BI

ON
 S

T

L A N SD O W N E S T
M AR I O N  S T

AB
BE

Y  
L

BE
TT

S  
S T

CR O W N  S T

EL
IZ

AB
ET

H  
S T

COW
PER  S T

IN KERM
AN  ST

W E ST O N  S T

PI TT  L A

D A R C Y S T
SH

OR
T 

S T

DEN ISON  ST

UN A S T

L E N NO X  ST

AI R D  S T

ST
AT

IO
N 

S T

BR I SB A N E S T

ST
EW

AR
T  

S T

AD A S T

PA
TH

BO
BA

RT
 S

T

QU
EE

NS
 A

V

O CONNEL L  S T

RA I LWAY  S T

AL
AS

KA
 S

T

PE A C E L A

FR
AN

K 
BE

AM
ES

 L
A

HA I NSW ORT H  S T

H OR
W

OO
D

PL

JES S IE  ST

ANDERSON  ST

KE N D AL L S T

HE
NR

Y  
S T

RA
YM

ON
D  

LN

O RE I L LY  S T

AR
GU

S  
L A

NA P IE R  ST

UN I O N  S T

RAYM O N D  S T

M
AR

IS
T  

P L

R I V ER  R D

PAL M E R  S T

M
AR

IO
N 

LA

BA
RR

AC
K  

LA

GO
RD

ON
 M

CK
IN

NO
N  

L A

M AR K E T  S T

GALLOW
AY S T

AM O S  ST

L IT T L E  S T

F I T Z WIL L IA M S T

CARRINGTO
N S T

EA S TERN

CC T

W
ENTW

ORTH  S T

L E S  B U RN N E T L A

ER B Y PL

EE L S  PL

SO R R E L L  L A

H ELE N ST

C A M B R ID G E ST

M A C QU A R I E
LA

NO
R T

HC
OT

T
LA

RO
XY

AR
C

L A M O N T S T

JU
BI

LE
E  

L A

UN
I T

ED
 L

A

EL
IZ

AB
ET

H  
LA

ST
EE

LE
 S

T

DA
L L

EY
 S

T

M AR I O N  S T GO
OD

 S
TM A R IO N L A

CHURCH  S T
O  

CO
NN

EL
L  

S T

M
ARSDEN S T

A I R D  S T

PATH

OC
ON

NE
LL

 S
T

G RE AT  W ES T ER N  HW Y

¹ 0 250 500 750
Metres

Parramatta CBD Planning Proposal —

Data Version: 26/02/2016

1  :7,500 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary

Height of Buildings
Area 2 - Refer to Clause 7.4

Maximum Building Height (m)
6
9
10
11
12
15
18
24
28
34
36
40
54
60
72
80
90
118
120
130
150
200

Current Height of Buildings - Parramatta LEP 2011



2

2

2

PARRAMATTA

HARRIS PARK

NORTH PARRAMATTA

GRANVILLE

MAYS HILL

PI
TT

 S
T

CH
UR

CH
 S

T

HA
RR

IS
 S

T

RO S S  S T

G EO R G E  S T

G RO S E  S T

FE N N EL L S T

AL BE R T  S T

OC
ON

NE
LL

 S
T

M AC Q U A R IE  ST

W
IG

RA
M

 S
T

V I C TO R IA  R D

SO
RR

EL
L  

S T

PAR K E S S T

PARK  PDE

BU
LL

ER
 S

T

AR G Y L E  ST

RO S E H IL L S T

SM
IT

H 
S T

PH I LL I P  S T

HA R O L D  S T

PA
RK  

AV

M
AR

SD
EN

 S
T

BR
IC

KF
IE

L D
 S

T

IS A BE L L A S T

CA M P B EL L S T

TR
OT

T  
S T

S TA T ION
ST

E

BO U N D A RY S T

AL L E N  S T

EA R LY ST

G RE AT  W ES T ER N  HW Y

CH
AR

LE
S

ST

HU N T ER  S T

FL
EE

T 
ST

V I
LL

IE
RS

 S
T

G L E BE  ST

CR I M E A S T

HA S S AL L S T

BO W D EN  S T

DI X O N  S T

TH O M A S  S T

W
IL

DE
 A

V

B R I DG E R D

ALM
A ST

HIGH  S T

GOOD S T

K I N G  S T

AL
BI

ON
 S

T

L A N SD O W N E S T
M AR I O N  S T

AB
BE

Y  
L

BE
TT

S  
S T

EL
IZ

AB
ET

H  
S T

J ES S IE  ST

COW
PER  ST

IN KERM
AN  ST

P I TT  L A

D A R C Y S T

SH
OR

T 
S T

DEN ISON  ST

UN A S T

L E N NO X  ST

AI R D  S T

AL IC E  S T

RU S E  S T

ST
AT

IO
N 

S T

CR O W N  S T

ST
EW

AR
T  

S T

AD A S T

PA
TH

BO
BA

RT
 S

T

O  CONNEL L  S T

QU
EE

NS
 A

V

W E ST O N  S T

HA INSW ORT H  S T

BR I SB A N E S T

RA I LWAY  S T

HE L EN  ST

AL
AS

KA
 S

T

PE A C E L A

FR
AN

K 
BE

AM
ES

 L
A

HOR W
OO

D
PL

ANDERSON  ST

KE N D AL L S T
HE

NR
Y  

S T

RA
YM

ON
D  

LN

O RE I L LY  S T

AR
GU

S  
L A

NA P IE R  ST

UN I O N  S T

RAYM O N D  S T

RI V ER  R D

M
AR

IS
T  

P L

MAC
AR

TH
UR  S

T

PAL M E R  S T

M
AR

IO
N 

LA

BA
RR

AC
K  

LA

GO
RD

ON
 M

CK
IN

NO
N  

L A

VA LE NT IN E A V

M AR K E T  S T

GALLOW
AY S T

AM O S  ST

L IT T L E  S T

PENNANT H
IL LS

 R
D

F IT Z WIL L IA M ST

CARRINGTO
N S T

EA S TERN

CC T

W
ENTW

ORTH  S T

L E S  B U RN N E T L A

ER B Y PL

EE L S  PL

SO R R E L L  L A

C A M B RI D GE S T

M A C Q U A RI E
LA

NO
RT

H C
O T

T
LA

RO
XY

AR
C

L A M O N T S T

CI
V I

C  
PL

JU
BI

LE
E  

L A

EL
IZ

AB
ET

H  
LA

ST
EE

LE
 S

T

ED G E W ATE R  P D E

O YS T ER  L A

DA
LL

EY
 S

T

A I R D  S T

M AR I O N  S T

CHURCH  S T

G RE AT  W ES T ER N  HW Y

OC
ON

NE
LL

 S
T

PATH

O 
CO

NN
EL

L  
S T

M
ARSDEN S T

M A RI O N L A

¹ 0 250 500 750
Metres

Parramatta CBD Planning Proposal —

Data Version: 29/02/2016

1  :7,500 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary

Additional Permitted Uses
Refer to Schedule 1

Current Add. Permitted Uses - Parramatta LEP 2011



PARRAMATTA

WESTMEAD

NORTH PARRAMATTA

GRANVILLE

HARRIS PARK

MAYS HILL

¹ 0 250 500 750 1,000
Metres

Parramatta CBD Planning Proposal —

Data Version: 29/02/2016

1  :10,000 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary
Additional Local Provisions

Current Add. Local Provisions - Parramatta LEP 2011



Area 3

Area 4

Area 1

Area 2
PARRAMATTA

HARRIS PARK

NORTH PARRAMATTA

GRANVILLE

WESTMEAD

MAYS HILL

PI
TT

 S
T

CH
UR

CH
 S

T

HA
RR

IS
 S

T

RO S S  S T

G EO R G E  S T

G RO S E  S T

FE N N EL L S T

AL BE R T  S T

OC
ON

NE
LL

 S
T

M AC Q U A R IE  ST

W
IG

RA
M

 S
T

V I C TO R IA  R D

SO
RR

EL
L  

S T

PAR K E S S T

PARK  PDE

BU
LL

ER
 S

T

AR G Y L E  ST

RO S E H IL L S T

SM
IT

H 
S T

PH I LL I P  S T

HA R O L D  S T

PA
RK  

AV

M
AR

SD
EN

 S
T

BR
IC

KF
IE

L D
 S

T

IS A BE L L A S T

CA M P B EL L S T

TR
OT

T  
S T

S TA T ION
ST

E

BO U N D A RY S T

AL L E N  S T

EA R LY ST

G RE AT  W ES T ER N  HW Y

CH
AR

LE
S

ST

HU N T ER  S T

FL
EE

T 
ST

V I
LL

IE
RS

 S
T

G L E BE  ST

CR I M E A S T

HA S S AL L S T

BO W D EN  S T

DI X O N  S T

TH O M A S  S T

W
IL

DE
 A

V

B R I DG E R D

ALM
A ST

HIGH  S T

GOOD S T

K I N G  S T

AL
BI

ON
 S

T

L A N SD O W N E S T
M AR I O N  S T

AB
BE

Y  
L

BE
TT

S  
S T

EL
IZ

AB
ET

H  
S T

J ES S IE  ST

COW
PER  ST

IN KERM
AN  ST

P I TT  L A

D A R C Y S T

SH
OR

T 
S T

DEN ISON  ST

UN A S T

L E N NO X  ST

AI R D  S T

AL IC E  S T

RU S E  S T

ST
AT

IO
N 

S T

CR O W N  S T

ST
EW

AR
T  

S T

AD A S T

PA
TH

BO
BA

RT
 S

T

O  CONNEL L  S T

QU
EE

NS
 A

V

W E ST O N  S T

HA INSW ORT H  S T

BR I SB A N E S T

RA I LWAY  S T

HE L EN  ST

AL
AS

KA
 S

T

PE A C E L A

FR
AN

K 
BE

AM
ES

 L
A

HOR W
OO

D
PL

ANDERSON  ST

KE N D AL L S T
HE

NR
Y  

S T

RA
YM

ON
D  

LN

O RE I L LY  S T

AR
GU

S  
L A

NA P IE R  ST

UN I O N  S T

RAYM O N D  S T

RI V ER  R D

M
AR

IS
T  

P L

MAC
AR

TH
UR  S

T

PAL M E R  S T

M
AR

IO
N 

LA

BA
RR

AC
K  

LA

GO
RD

ON
 M

CK
IN

NO
N  

L A

VA LE NT IN E A V

M AR K E T  S T

GALLOW
AY S T

AM O S  ST

L IT T L E  S T

PENNANT H
IL LS

 R
D

F IT Z WIL L IA M ST

CARRINGTO
N S T

EA S TERN

CC T

W
ENTW

ORTH  S T

L E S  B U RN N E T L A

ER B Y PL

EE L S  PL

SO R R E L L  L A

C A M B RI D GE S T

M A C Q U A RI E
LA

NO
RT

H C
O T

T
LA

RO
XY

AR
C

L A M O N T S T

CI
V I

C  
PL

JU
BI

LE
E  

L A

EL
IZ

AB
ET

H  
LA

ST
EE

LE
 S

T

ED G E W ATE R  P D E

O YS T ER  L A

DA
LL

EY
 S

T

A I R D  S T

M AR I O N  S T

CHURCH  S T

G RE AT  W ES T ER N  HW Y

OC
ON

NE
LL

 S
T

PATH

O 
CO

NN
EL

L  
S T

M
ARSDEN S T

M A RI O N L A

¹ 0 250 500 750
Metres

Parramatta CBD Planning Proposal —

Data Version: 29/02/2016

1  :7,500 @ A3

Holroyd LGA

Planning Proposal Area
Parcels
LGA Boundary

Special Provisions Area
Area 1
Area 2
Area 3
Area 4

Current Special Provisions Map - Parramatta LEP 2011



Planning Proposal – Parramatta CBD 
 

 

 

 

 

Appendix 2 - Parramatta CBD Planning Strategy  
 

 

 

  



 

 

 

  

 

Parramatta CBD 

Planning Strategy 
Adopted by Parramatta City Council on 27 April 2015 

 

 

 

 

 

 

 
 

 



Parramatta CBD Planning Strategy  Page 1 

Disclaimer 
Please note that this Strategy does not alter or change the zoning or planning controls of any land. Any actions relating 

to rezoning or changing planning controls put forward in this Strategy need to go through their own statutory 

amendment process in accordance with the Environmental Planning & Assessment Act 1979. 

Whilst the actions in this Strategy may be used to inform future Planning Proposals in the Parramatta CBD area, they 

will not be used in the assessment of development applications. Development applications should refer to current 

planning controls or any relevant Planning Proposals which have been the subject of community consultation under the 

Environmental Planning & Assessment Act 1979.  
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Objectives 

The objectives of this Strategy, which was adopted by Council at its meeting of 27 April 2015, are as follows: 

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. 

 

Parramatta CBD 

Parramatta is Sydney’s western CBD. It is located centrally in the demographic heart of the Sydney 

Metropolitan Area and performs a key economic, social and cultural role. The Parramatta CBD is of 

metropolitan significance as a regional employment centre, and it will continue to increase in importance as 

Western Sydney’s population continues to grow. Jobs in the Parramatta CBD are forecast to grow from 

49,000 in 2011 to 83,000 in 2041. 

The Parramatta office market is the fifth largest suburban office market in Australia with around 700,000 

sqm of office floorspace. It is the fourth largest office market in the Sydney metropolitan area, with the 

Sydney CBD having around 4,900,000 sqm of office floor space and Macquarie Park/North Ryde and North 

Sydney having around 850,000 sqm of floorspace each. Growth in office floor space in Parramatta from 2004 

to 2014 was at about 14% (an increase of about 84,000 sqm). There is currently a shortage of prime 

commercial office space in Parramatta with the vacancy rates for A Grade stock being very low at 2.0%, 

which is lower than the averages for North Sydney (5.6%), the Sydney CBD (9.5%) and Australia (9.0%).  

The Parramatta CBD is located on the Western Railway line, just north of the junction with the Southern 

Railway line. The NSW Government is undertaking investigations to connect the Parramatta CBD by light rail 

to other key employment centres, which will greatly improve access. The Parramatta Transport Interchange 

provides key infrastructure in the heart of the CBD to enable transfer between trains and the regional bus 

network. The Parramatta CBD also has a number of connections to major arterials, including the M4 

Motorway, Great Western Highway, Windsor Road, Pennant Hills Road and James Ruse Drive. 
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Background 

Parramatta’s growth as a dynamic and prosperous CBD is critical to the overall success of the entire Sydney 

metropolitan area. In order to help facilitate this growth, Council commenced its own strategic review of the 

CBD planning framework in 2013, so as to determine whether there were changes that could be made to 

help create more opportunities for investment, jobs, better built form outcomes and also design excellence. 

This was to ensure that Parramatta is able to achieve its full potential as Australia’s next great city. 

Council engaged consultants Architectus and SGS Economics & Planning to prepare the Draft Parramatta City 

Centre Planning Framework Review Study (‘the Draft Study’) for future development in the Parramatta CBD, 

which was undertaken in 2014.  The purpose of the Draft Study was to review the current planning 

framework and identity opportunities, constraints and market conditions impacting on development, and 

from this develop a new planning framework to support Parramatta’s progression to a premier CBD.   

The Draft Study, which included a number of recommendations for changes to Council’s planning 

framework, was placed on public exhibition at the end of 2014. These recommendations generally aimed to 

increase capacity for new residential and commercial development and to improve the design quality of 

development in our CBD. The Draft Study recommendations, together with a detailed consideration of 

submissions received during the public exhibition, have been used to inform the preparation of this Strategy. 
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Policy Context 

Metropolitan Strategy – A Plan for Growing Sydney 

 

Growing Greater Parramatta as Sydney’s dual CBD is identified as a Direction in the Government’s recently 

released metropolitan strategy, A Plan for Growing Sydney. The Plan states, “Greater Parramatta is Sydney’s 

western CBD. Located close to the demographic heart of the Sydney Metropolitan Area, its scale and mix of 

commercial, health and education facilities make it a centre – a CBD – of metropolitan significance”. In the 

Government’s Plan, Greater Parramatta includes the Parramatta CBD and the precincts of Westmead Health, 

Parramatta North, Rydalmere Education and Camellia (see figure below).  

 

 
Figure: Greater Parramatta (Source: ‘A Plan for Growing Sydney’, NSW Department of Planning 

and Environment, December 2014) 

 

According to the Government’s Plan, Greater Parramatta has the potential to reach 100,000 jobs over the 

next 20 years. There are a number of directions and actions in this Plan which directly influence this Strategy, 

including the following: 

 

• Grow Parramatta as Sydney’s second CBD by connecting and integrating Parramatta CBD, 

Westmead, Parramatta North, Rydalmere and Camellia 

• Renew Parramatta North to create a vibrant mixed use precinct 

• Establish a new Priority Growth Area – Greater Parramatta to the Olympic Peninsula 

• Expand the Global Economic Corridor (which connects with Parramatta) 

• Invest in strategic centres across Sydney to grow jobs and housing and create vibrant hubs of activity 
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• Preserve future transport and road corridors to support future growth (potential light rail corridors 

around Parramatta identified) 

• Commence planning and the development of a business case for new sports facilities for Western 

Sydney (includes an assessment of options for rectangular stadia at Parramatta/Sydney Olympic 

Park) 

• Grow the arts and cultural opportunities in Parramatta to include state-level facilities 

 

In addition to the above, there are a number of priorities identified in the Government’s Plan for the West 

Central Subregion which relate to Parramatta, including the following: 

 

• Plan Greater Parramatta as Sydney’s second CBD and Western Sydney’s number one location for 

employment and health and education services, supported by a vibrant mixture of land uses and 

cultural activity, with the Parramatta River foreshore as a focus for recreational activities. 

• Provide capacity for long term employment growth in Greater Parramatta, particularly in its CBD. 

• Provide capacity for additional mixed-use development in Parramatta CBD and surrounding 

precincts including offices and retail in Parramatta CBD, health services in Westmead, an education 

hub around the new University of Western Sydney Campus, a technology and education precinct in 

Rydalmere, arts and culture in Parramatta, a sports precinct around Parramatta Stadium and 

housing in all precincts. 

• Improve transport connections between Greater Parramatta and other Western Sydney centres and 

precincts, commencing with Macquarie Park via Carlingford, Castle Hill via Old Northern Road, 

Bankstown and Sydney Olympic Park. 

• Enhance the role of the Parramatta Transport Interchange as the major bus/rail and future light rail 

interchange of Western Sydney. 

• Improve walking and cycling connections between the Parramatta CBD, the Greater Parramatta 

precincts, Parramatta River and their surrounding area. 

• Work with Council to retain a commercial core in Parramatta CBD for long-term employment 

growth. 

• Prioritise the delivery of light rail services to Parramatta to improve connections between jobs and 

housing. 

 

Section 117 Direction 1.1 – Business & Industrial Zones 

 

The Minister for Planning has issued a direction under section 117 of the Environmental Planning & 

Assessment Act 1979 which relates to any potential changes to business and industrial zones. The Ministerial 

direction, known as Section 117 Direction 1.1 – Business and Industrial Zones, has the following objectives: 

 

(a) encourage employment growth in suitable locations,  

(b) protect employment land in business and industrial zones, and  

(c) support the viability of identified strategic centres.  

 

The Ministerial direction applies whenever Council prepares a planning proposal that will affect land within 

an existing or proposed business or industrial zone (including the alteration of any existing business or 

industrial zone boundary). Any such planning proposal must: 

 

(a) give effect to the objectives of this direction,  

(b) retain the areas and locations of existing business and industrial zones,  

(c) not reduce the total potential floor space area for employment uses and related public services in 

business zones,  

(d) not reduce the total potential floor space area for industrial uses in industrial zones, and  
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(e) ensure that proposed new employment areas are in accordance with a strategy that is approved by 

the Department of Planning & Environment.  

 

A planning proposal can be inconsistent with the direction only if it is justified by a strategy which gives 

consideration to the objectives of the direction (and is approved by the Department), or justified by a study, 

or is consistent with a regional strategy, or is considered to be of minor significance. 

 

One of the key intentions of this Strategy is to give consideration to the objectives of this Ministerial 

direction, particularly in terms of protecting employment land in business zones, encouraging employment 

growth and supporting the viability of Parramatta CBD as a strategic centre. 

 

Parramatta 2038 – Community Strategic Plan 

 

Parramatta 2038 is a long-term Community Strategic Plan for the City of Parramatta and it links to the long-

term future of Sydney. It formalises a series of ‘Big Ideas’ for Parramatta and the region – major 

transformational opportunities for the City, including the following: 

 

• the development of Parramatta CBD, Westmead, Camellia and Rydalmere; 

• a Light Rail network and Local and Regional Ring Roads; 

• the Parramatta River entertainment precinct; and 

• a connected series of parks and recreation spaces. 

 

Together, these ‘Big Ideas’ represent significant levers for positive change over the next 25 years. 

Parramatta 2038 outlines how to realise the true potential of Parramatta and spread those benefits locally 

and regionally. Under the strategic plan, Parramatta’s economic growth will help build the City as a centre of 

high, value-adding employment and the driving force behind the generation of new wealth for Western 

Sydney. 
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Parramatta Economic Development Strategy 2011-2016 

 

The Parramatta Economic Development Strategy 2011-16 responds to the vision contained in the State 

Government’s planning documents and presents Council’s own economic development vision for 

Parramatta, as follows: 

 

“To be the driving force and heart of Australia’s most significant economic region; a vibrant home for 

diverse communities to prosper; and a centre of excellence in research, education and enterprise.” 

 

The strategy identifies the Parramatta CBD, Westmead, Camellia and Rydalmere as the four primary 

employment precincts which will house the majority of Parramatta’s jobs by 2036. All four will produce high 

volumes of high-skilled knowledge based employment concentrated in various sectors. Westmead will be a 

world class bio-medical and bio-technology cluster, a state significant asset characterised by high levels of 

research, interaction and science. Rydalmere will house a high-tech business park developed in conjunction 

with UWS Rydalmere’s campus expansion. The regional economics of Western Sydney will take on a hub and 

spoke formation whereby Parramatta CBD, the administrative ‘hub’, will service ‘client’ firms in the 

employment lands around it. 

 

Under the strategy, commercial activity in the CBD will expand to the north along Church Street and east 

along the river. The north will be an affluent professional area that will merge with the medical character of 

adjoining Westmead. The East will develop a creative character defined by media, communications and IT 

companies. Auto Alley will become a commercial extension of the CBD, with potential for mixed use 

development as the auto industry restructures and high-density residential estates, large format retail and 

hospitality take over, revitalising the southern corridor of the CBD and supplying local firms inside the core 

with skilled labour. Harris Park and Granville will continue to grow as vibrant inner-city cultural 

neighbourhoods. Both will densify, Granville in particular. Parramatta Park will be a highly activated space by 

2036. It will connect to a green belt running through the Cumberland Hospital site, Lake Parramatta and the 

river foreshore to Rosehill Gardens. 
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Vision 

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. 

Principles 

P1 Achieve world’s best practice in the planning and development of cities. 

P2 Achieve a strategic balance of land uses. 

P3 Create an attractive and distinctive city skyline, defined by tall, slender towers. 

P4 Create a liveable, active and highly desirable city. 

P5 Promote economic diversity, prosperity and jobs growth. 

P6 Improve the quality of urban design and the public domain. 

P7 Achieve design excellence. 

P8 Celebrate heritage and the natural environment. 

P9 Facilitate the delivery of infrastructure to support Parramatta’s growth. 

P10 Improve access to the regional transport network. 
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Actions 

A1 City Centre Boundaries 

A1.1 Investigate potential expansion of the boundaries of the Parramatta CBD (as shown below). 

  

Figure: Proposed new city centre boundary 
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A2 Primary built form controls 

A2.1 Conduct detailed testing for the proposed Floor Space Ratio (FSR) controls shown below. 

 

Figure: Proposed Floor Space Ratio (FSR) controls (subject to testing) 
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A2.2 Subject to urban design testing, only allow FSRs greater than 3:1 (as shown above at A2.1) for those 

sites that achieve a minimum site area of 1,000 sqm. For sites less than 1,000 sqm, only allow FSRs 

greater than 3:1 to be achieved where the development demonstrates design excellence and meets 

all the other design requirements for the site for that form of development. All sites, regardless of 

size, that are able to demonstrate design excellence through a design competition process, will be 

eligible to potentially receive an additional bonus FSR of 15% (as per Action A6). 

A2.3 Investigate potential sun access controls to key public spaces, based on retaining sun access to a 

defined portion of nominated open spaces from 12pm – 2pm in midwinter (see figure below). 

  

Figure: Proposed solar access controls (subject to testing)  

* 

* Note: Council resolved on 9 March 2015 to remove the planning 
control relating to overshadowing of Parramatta Square. 
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A2.4 Investigate removal of the maximum building height controls for the CBD, other than for the 

following: 

A2.4.1 Potential sun access controls for key public spaces (as noted in Action A2.3 above – specific 

controls to be developed). 

A2.4.2 In the Park Edge highly sensitive area adjacent to World Heritage listed Old Government 

House, as shown in the figure below. 

 

 

Figure: Park Edge Highly Sensitive Area – existing height restrictions continue to apply 
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A2.4.3 In the Auto Alley precinct and transitional area, where new height limits shown in the figure 

below will apply, given its location on a major road and the need to transition down to 

neighbouring heritage conservation areas on the CBD edge. 

 

 

Note: ** 

FSR = 4:1 AND HOB = 54M/17st (62M/ 20st with DE) MAY BE CONSIDERED SUBJECT TO SITE 

CONSOLIDATION WITH A MINIMUM STREET FRONTAGE OF 60M TO DIXON, ROSEHILL OR BOUNDARY 

STREETS AND ACHIEVING DESIGN EXCELLENCE. OTHERWISE FSR = 3:1 AND HOB = 40M APPLIES. 

 

 Figure: Proposed land use and indicative heights in the Auto Alley precinct and transitional area 
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A2.4.5 Potentially in the CBD fringe areas (as shown in the figure below), which are still subject to 

further urban design refinement and testing. 

 

Figure: Areas subject to further urban design refinement may be subject to height controls 
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A2.5 Notwithstanding Action A2.4, additional analysis of the implications of completely removing height 

limits will be undertaken including an assessment on the feasibility of including a clause that informs 

potential developers that aviation requirements set out in the Airports (Protection of Airspace) 

Regulations 1996 may require separate approval for some taller buildings. 

A3 Land Use Mix 

A3.1 Investigate the potential to expand the commercial core as shown in the figure below. 

 

Figure: Proposed commercial core expansion 

A3.2 Investigate the potential for residential uses in the commercial core, other than in the Auto Alley 

precinct (where high density residential will be permitted directly adjacent to the core), subject to 

the following conditions being met: 
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A3.2.1 A significant quantum of office space (i.e. 20,000 sqm minimum) is built before residential 

occupation of a development site.  

A3.2.2 Sites deliver primarily employment uses (i.e. employment uses comprise a minimum 50% of 

total floorspace). Note: this is to ensure that very large or amalgamated sites do not deliver 

one modest commercial building and a much larger quantum of residential development. 

A3.2.3 Non-residential FSR exceeding the minimum requirements above should be exempt from 

the overall maximum FSR in the commercial core. 

 Any investigation should consider the grade of office space that could be achieved in very close 

proximity to residential uses and its ability to attract high quality tenants. Further, the investigation 

should also consider the NSW Government’s metropolitan strategy, “A Plan for Growing Sydney”, 

which requires the retention of a commercial core in the Parramatta CBD for long-term employment 

growth. 

A3.3 Controls designed to encourage employment uses should be targeted to high-yielding employment 

uses and not serviced apartments.  

A3.4 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. 

A3.5 Plan for the following jobs and dwelling targets in the Parramatta CBD to 2036, so as to ensure both 

a vibrant commercial and business centre and also an active ‘24 hour’ living city environment: 

 Current (as at 2011) Target (additional)  2036 Target (Total) 

Jobs 49,000 27,000 76,000 

Dwellings 3,800 7,500 11,300 

Table: Jobs and dwelling targets for the Parramatta CBD to 2036. 

A4 Infrastructure 

A4.1 That Council undertake a detailed investigation of regional and local infrastructure upgrades that will 

be needed to facilitate growth of the Parramatta CBD, including the following: 

A4.1.1 Public domain improvements, including new city spaces and street upgrades. 

A4.1.2 City culture, entertainment, events and arts spaces. 

A4.1.3 Social services, educational and community facilities. 

A4.1.4 Recreational spaces and facilities. 

A4.1.5 Access and transport improvements, including light rail. 

A4.1.6 Improved utility infrastructure, including energy, water and waste infrastructure. 

A4.2 That Council investigate the following potential infrastructure funding mechanisms to determine the 

correct mix of mechanisms that could be put in place to address the infrastructure demands arising 

from this strategy: 
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A4.2.1 Value Uplift Sharing – That additional higher FSR controls than those proposed in this 

Strategy can only be achieved by sharing the value of the uplift. That is any additional new 

FSR is to be purchased by landowners based on 50% of the nominated dollar value per sqm 

of GFA. The dollar value is to be scheduled to provide certainty and reviewed annually. Such 

a system would apply for residential uses only, not employment uses. Further, the system 

would operate in addition to any section 94A contributions payable. 

A4.2.2 Section 94A Levy Increase – That an additional Section 94A Levy of 1.5% (total 4.5%) be 

provided in the City Centre for recreational purposes. 

A4.2.3 ‘Traditional’ Section 94 Contributions – Given the large number of new dwellings being 

proposed in the CBD, a ‘traditional’ section 94 approach of levying per dwelling should be 

considered. 

N.B. The introduction of some of these funding mechanisms will require changes to State 

Government legislation or Ministerial directions. This work will present the analysis to support 

Council’s submission to the Department of Planning & Environment requesting any changes. 

 

 

A5 Tower Slenderness 

A5.1 For sites greater than 1,000 m², the floorplate Gross Building Area (measured to the external facade 

of the building, including balconies) of residential towers should be limited to a maximum of: 

A5.1.1 800 m² for residential buildings up to 75 m in height (approx. 25 storeys). 

A5.1.2 950 m² for residential buildings which are 75-105 m in height (approx. 25-35 storeys). 

A5.1.3 1,100 m² for residential buildings greater than 105 m in height (approx. 35 storeys). 
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A5.1 For sites less than 1,000 m², the floorplate Gross Building Area (measured to the external facade of 

the building, including balconies) of residential towers will be determined through the design 

excellence process. 

 

A6 Design Excellence 

A6.1 Confirm the appropriateness of a 15% Floor Space Ratio (FSR) bonus for developments over 30m 

which demonstrate design excellence through a design competition process and whether a similar 

bonus should be provided to developments below 30m that achieve design excellence through a 

Design Review Panel process. 

A6.2 Subject to urban design testing, consider allowing a 15% FSR bonus for all sites, regardless of size, 

that are able to demonstrate design excellence through a design competition process. 
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Implementation Plan 

In order to the implement the actions of this Strategy, the following Implementation Plan has been prepared 

(see figure below). 

 

Figure: Implementation Plan 
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The key features of the Implementation Plan are as follows: 

1. Prepare a formal Planning Proposal under the Environmental Planning and Assessment Act 1979 for 

the area shown as ‘Planning Proposal Boundary’ in the figure above, including any necessary 

supporting technical studies (see detailed comments below). 

 

2. Expand the CBD boundary by undertaking further technical studies of the three Planning 

Investigation Areas shown in the figure above. 

 

3. Generally increase FSRs as shown, subject to final built form testing and also specific urban design 

refinement of those fringe areas marked. 

 

4. Incorporation of the Parramatta North Urban Renewal Area (being undertaken separately by 

UrbanGrowth NSW) into the Parramatta CBD area. 

 

5. Full integration of the Auto Alley Planning Framework into the CBD Planning Framework. 

 

6. Exclusion of the Park Edge highly sensitive area adjacent to World Heritage listed Old Government 

House from the CBD Planning Framework Review. 

 

In order to meet Council’s statutory obligations and also the requirements of State Government agencies, 

there is significant work needed to progress a formal Planning Proposal and also potential expansion of the 

CBD through the ‘Planning Investigation Areas’. A summary of the additional work and technical studies 

needed to progress the review is provided in the table below. 

Additional Work/Technical 

Studies 
Reason Approximate 

Timing 

Urban Design 

Testing/Refinement 
Needed to assess solar access impacts, test built form 

outcomes on sample CBD sites and also to assess impacts 

in transitional areas and heritage 

4 months 

Floodplain Risk 

Management Plan Update 
Statutory Requirement – Section 117 Direction 8 months 

Transport Study  Requirement of Transport for NSW and RMS (required 

pre-Gateway) 
6 months 

Integrated Transport Plan Requirement of Transport for NSW and RMS (would 

follow Transport Study and can be finalised post-

Gateway) 

6 months 

Economic Review – 

Achieving A-Grade Office 

Space 

Needed to determine what are the key requirements to 

achieve A-Grade commercial office space in the 

Parramatta CBD and respond to Metropolitan Strategy 

requirement to retain the commercial core 

1½ months 

Heritage Study Requirement of NSW Heritage Council and Statutory 

Requirement – Section 117 Direction 
4 months 

Infrastructure Funding 

Models Study 
Needed to assess appropriate funding model (Value 

Capture, S94A increase, etc) and potential impacts on 

development feasibility 

4 months 
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Infrastructure Needs 

Analysis 
Needed to assess infrastructure needs as a result of 

increased development (local & state) 
4 months 

Planning Investigation Area 

Studies (Urban Design & 

Economic Studies) 

Needed for Planning Investigation Areas to examine 

potential CBD expansion (detailed work not yet 

undertaken) 

12 months 

Note: These processes and technical studies can run concurrently, subject to resourcing. 

Table: Additional work and technical studies needed to progress the CBD planning framework review 

Given the significance of Parramatta in the NSW Government’s metropolitan strategy, “A Plan for Growing 

Sydney”, Council will actively seek the Government’s assistance for funding these technical studies. Further, 

Council establish a dedicated project team to implement the review as a high priority. 

The approximate timeframes for implementation are summarised in the table below. It is anticipated that a 

Planning Proposal could be finalised by the end of 2016, although this is subject to NSW Government 

timeframes in regard to tasks that require their statutory approval. Further, timing for technical studies 

which require State agency approvals (eg. heritage and transport) will also potentially affect timeframes for 

delivery of this project. Council will actively engage with State agencies early in the process so as to ensure 

any issues can be resolved as soon as possible. 

 

Table: Approximate timeframes for implementation of this Strategy 

 

 

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

Parramatta CBD Planning Strategy

Technical Studies*

Urban Design Testing/Refinement

Infrastructure Needs Analysis

Planning Proposal preparation

Planning Investigation Areas**

Gateway Determination

Contributions Plan

DCP Amendment

Public Authority Consultation

Community Consultation

Post exhibition review

Update Planning Proposal/Reporting

Department review of final Planning Proposal

Parlimentary Counsel drafting of LEP

Minister to finalise LEP

Key: Council tasks Govt tasks Consultation

Notes:

*Technical studies will generally take about 4 months to complete, however, some will take longer (eg. Transport and Flooding)

**A further planning proposal will be required to progress the Planning Investigation Areas through the statutory process

2015 2016Task
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ECONOMY 

ITEM NUMBER 7.7 
SUBJECT  Draft Parramatta CBD Planning Proposal - Resolution of Key 

Policy Areas 
REFERENCE F2013/02004 - D04001352 

REPORT OF Team Leader Strategy 

PURPOSE: 

To seek Council’s strategic direction in relation to key policy issues affecting the 
finalisation of the Draft Parramatta CBD Planning Proposal, which affects all land in 
the Parramatta CBD, and to provide options to resolve these issues as requested at 
the Councillor workshop held on 14 November 2015. 

RECOMMENDATION 

(a) That , in relation to the preparation of the Draft Parramatta CBD Planning
Proposal, Council resolve to proceed in accordance with Option FSR-1
together with Option ALT-1  with respect to the FSR Sliding Scale and
‘Alternate FSR Clause’ , as follows:

“That Council implement the Proposed Sliding Scale (with the option to achieve 
the maximum FSR on sites between 1000sqm – 1800sqm that achieve design 
excellence and cannot be amalgamated).” 

(b) That , in relation to the preparation of the Draft Parramatta CBD Planning
Proposal, Council resolve to proceed in accordance with Option SOL-1  with
respect to Solar Access Controls , which reads as follows:

“That FSRs and heights in solar access affected areas be reduced to align with 
solar access planes.” 

(c) That , in relation to the preparation of the Draft Parramatta CBD Planning
Proposal, Council resolve to proceed in accordance with Option HER-1  with
respect to Heritage Controls , which reads as follows:

“(1) That heritage items in the CBD core (ie. area shown as 10:1 in the 
Architectus Study) have FSRs similar to adjoining properties, except for 
the following: 

• Church Street between the river and Macquarie Street, given the
strong concentration of heritage items and its heritage character.

• Harrisford House, given this is a state heritage item with a direct
connection with the river.

• Area directly to the north of Lancer Barracks, given this is an item of
national heritage significance.

• Areas adjoining state heritage items within a significant landscape
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setting, including St John’s Church and St John’s Cemetery. 
• Along the eastern edge of the CBD to allow for a transition to HCAs. 

 
(2)  That heritage items and some key adjoining sites have lower FSRs in 

transitional areas (ie. areas shown as 6:1 in the Architectus Study) to 
prevent overdevelopment, minimise any adverse impacts on their 
heritage significance and respond to their modest residential scale.” 

 
(d) That , in relation to the preparation of the Draft Parramatta CBD Planning 

Proposal, Council resolve to proceed in accordance with Option VAL-1  with 
respect to Value Sharing Mechanisms , which reads as follows: 

 
“(1) That Council implement a ‘Phase 1 Value Sharing’ mechanism, where 

existing FSR controls remain in place and additional higher FSR 
controls can be achieved by sharing 50% the value of the uplift with the 
community for the provision of infrastructure. 

(2) That Council implement a ‘Phase 2 Value Sharing’ mechanism, where 
higher FSRs than those proposed in Phase 1 can be achieved for 
nominated ‘Special Areas’ by sharing 50% of the value of uplift with the 
community for the provision of infrastructure and subject to preparation 
of a site-specific DCP (or Stage 1 Concept DA) to demonstrate the site 
can accommodate the proposed additional yield without any adverse 
impacts. 

(3) That Council nominate the ‘Special Areas’ for ‘Phase 2 Value Sharing’ 
and the amount of potential additional FSR for each area when 
considering the Draft Parramatta CBD Planning Proposal in early 2016. 

(4) That Council prepare an Infrastructure Delivery Plan to provide an 
infrastructure works program to provide transparency in how any 
income received through the value sharing scheme will be spent. 

(5) That Council prepare a Development Guideline to explain the process 
for provision of infrastructure through the value sharing scheme, 
including nominating a dollar value per square metre of additional GFA 
being sought (which should be scheduled to provide certainty and 
reviewed annually), in case monies are dedicated towards 
infrastructure, rather than works. 

(6) That the Value Sharing mechanism applies only to additional 
residential GFA, not commercial GFA. 

(7) That the Value Sharing system be used instead of pursuing Ministerial 
approval for an increase of section 94A from 3% to 4.5%. 

(8) That the Value Sharing mechanism operates in addition to existing 
section 94A contributions.”  

(e) That , in relation to the preparation of site-specific planning proposals at 14-20 
Parkes Street, Harris Park and 122 Wigram Street, Harris Park, Council 
amends these planning proposals currently being prepared to adopt a similar 
approach for value sharing as that adopted above for the Draft Parramatta CBD 
Planning Proposal. 

 
(f) Further that , in relation to existing site-specific planning proposals currently 

being processed by Council in the Parramatta CBD, Council resolve to adopt a 
similar approach for value sharing in negotiating Voluntary Planning 
Agreements  (VPAs) for these sites as that adopted for the Draft Parramatta 
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CBD Planning Proposal above in (d) and Council advise applicants where 
Council is currently negotiating a VPA that the value sharing methodology 
outlined in (d) above is now Council’s position in relation to the negotiation of 
these VPAs. 

 
 
 

BACKGROUND 
 
Parramatta CBD Planning Strategy 
 
1. At its meeting of 27 April 2015, Council resolved to adopt the Parramatta CBD 

Planning Strategy (‘the Strategy’). The objectives of the Strategy are as follows: 
 
(a) To set the vision for the growth of the Parramatta CBD as Australia’s next 

great city. 
(b) To establish principles and actions to guide a new planning framework for 

the Parramatta CBD. 
(c) To provide a clear implementation plan for delivery of the new planning 

framework for the Parramatta CBD. 
 

2. The Strategy is the outcome of technical studies and consultation that was 
undertaken in 2013 and 2014. The Strategy is being used to inform the 
development of a Draft Planning Proposal to amend planning controls for the 
CBD. 
 

3. The study that informed planning and urban design considerations in the 
Strategy was the ‘Draft Parramatta City Centre Planning Framework Study’ (23 
September 2014), which was prepared by consultants Architectus (‘the 
Architectus Study’). The study that informed the economic considerations in the 
Architectus Study was the ‘Parramatta CBD Planning Framework: Economic 
analysis – Draft Report’ (August 2014), which was prepared by consultants SGS 
Economics and Planning (‘the SGS Study’). These studies provided a high level, 
strategic analysis of the CBD planning framework and their findings were subject 
to further, more detailed analysis and technical studies. 

 
4. The Architectus Study (supported by the SGS Study) contained a number of 

recommendations which were generally carried over into the Strategy, subject to 
some amendments. Amendments were made by Council following consideration 
of the submissions received during the exhibition and also some further analysis.  
 

5. The Strategy sets a framework for preparation of a Planning Proposal, which is 
the statutory mechanism for changing planning controls for the Parramatta CBD. 
The Strategy includes an Implementation Plan for delivery of these changes to 
the controls, including a requirement to undertake a number of technical studies, 
which are currently being prepared.  

 

Council Workshops 
 

6. Since the Strategy was adopted on 27 April 2015, six Councillor workshops have 
been held to help inform the development of the Draft Planning Proposal 
(including a half day Saturday workshop). These workshops have covered the 
following areas: 
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(a) 3 August 2015 – Draft Planning Proposal Update 
(b) 7 September 2015 – Achieving A-Grade Office Space 
(c) 14 October 2015 – Outcomes of Technical Studies 
(d) 21 October 2015 – Urban Design Analysis 
(e) 14 November 2015 – Draft provisions and maps 
(f) 30 November 2015 – Options for resolving key policy areas 

 
7. As a result of the outcomes of these Councillor workshops, there are four key 

policy areas which require strategic direction from Council to enable the 
finalisation of the Draft Planning Proposal. These four policy areas, which are 
addressed in detail in this report, include the following: 
 
(a) Sliding Scale for FSR 
(b) FSR/Heights for areas affected by solar access 
(c) FSR/Heights for areas affected by heritage 
(d) Value Sharing Mechanisms 

 
FSR SLIDING SCALE   

 
8. The table below provides data on the land size of developable sites within the 

CBD. The table demonstrates that 70% of developable properties in the 
Parramatta CBD are under 800sqm and a further 6% have an area between 
800sqm and 1000sqm (ie. a total of 76% have an area of 1000sqm or less). It is 
therefore critical that appropriate controls are prepared to promote amalgamation 
and to prevent overdevelopment and inappropriate built form on small sites. 

 
Land Area Range  No. Properties  Percen tage of Properties  
Under 800 sqm 478 70.0% 
800 – 1000 sqm 42 6.1% 
1000 – 1800 sqm 94 13.8% 
1800 sqm and over 69 10.1% 
Total  683 100.0% 

Note:  Some adjoining sites may already be in single ownership and this is not reflected in the 
figures above. 

 
Current/Adopted FSR Sliding Scale 

 
9. FSR sliding scales are not a new concept for Parramatta. The current 

Parramatta City Centre LEP 2007 uses a FSR sliding scale to control density on 
small sites and encourage amalgamation. 

 
10. An amended version of the current sliding scale has also been carried over into 

Draft Parramatta LEP 2011 (Amendment No 10), which is the instrument that is 
consolidating the Parramatta City Centre LEP 2007 with the Parramatta LEP 
2011. Draft Parramatta LEP 2011 (Amendment No 10) was adopted by Council 
on 25 November 2013 and is close to finalisation.  

 
11. The amendments to the current sliding scale as proposed under Draft 

Parramatta LEP 2011 (Amendment No 10) effectively: 
 
(a) Lower the upper threshold to achieve the maximum FSR from 2,500m² to 

1,800m². 
(b) Adjust the sliding scale formula between 1,000m² and 1,800m², so as to 

allocate a more generous uplift upon meeting the lower and upper 
threshold amounts. 
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Proposed FSR Sliding Scale 

12. Following detailed urban design testing in response to the Strategy, Council 
officers are recommending retaining the sliding scale in the new CBD Planning 
Proposal, subject to further amendments. The Council officer recommended 
sliding scale is as follows: 
 

FSR Shown on 
Map 

Site is less than or 
equal to 1,000m² 

Site is gre ater than 
1,000m² but less 
than 1,800m² 

Site is equal to or 
greater than 1,800m² 

4:1 3:1 (3+1X):1 4:1 
6:1 4:1 (4+2X):1 6:1 
7:1 4.5:1 (4.5+2.5X):1 7:1 
8:1 5:1 (5+3X):1 8:1 
10:1 6:1 (6+4X):1 10:1 

Where X = (the site area in square metres – 1000)/800 
 

13. The major differences between the proposed sliding scale in the Parramatta 
CBD Planning Proposal and the sliding scale proposed under  Draft Parramatta 
LEP 2011 (Amendment No 10) are as follows: 
(a) Increase the range of mapped FSRs affected by the sliding scale, given 

the increased range of FSRs being proposed in the CBD (ie. the FSRs in 
the transition areas to the north and south of the proposed CBD are 
included where previously they were not). 

(b) Adjust the formula to allow a smooth and more equitable transition of FSR 
increase for sites between 1,000sqm and 1,800sqm. 

 
14. Feedback from Councillors at workshops held on the CBD planning proposal 

requested officers consider alternative options, including the following:  
 

(a) The approach used by the City of Sydney Council in dealing with small 
sites. 

(b) The proposed sliding scale, but with the lower and upper thresholds 
adjusted downwards. 

(c) Inclusion of an ‘out-clause’ that allows all sites to be able to achieve the 
maximum FSR if they demonstrate design excellence. 

City of Sydney Approach 

15. The City of Sydney does not use a sliding scale to limit overdevelopment on 
small sites. Instead it uses a clause to cap development at 55m (approx. 16-17 
storeys) in height for sites under 800sqm. Development can go higher on sites 
less than 800sqm, but only where certain criteria in an LEP clause are met.  
These criteria include: 
(a) Must have a freestanding tower, each face of which will be able to be 

seen from a public place. 
(b) Provide adequate amenity and privacy. 
(c) Ground activated with retail. 
 

16. Should Council choose to adopt the City of Sydney approach instead of an FSR 
sliding scale, it is recommended that the clause apply to all sites less than 1,000 
sqm (rather than 800sqm) given the constraints these smaller sites have in 
achieving the maximum FSR and still being able to comply with SEPP 65/ADG. 
Further, an additional requirement to undertake a design competition and 
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achieve design excellence should also be added to the clause, to achieve a 
tower taller than 55m (approx. 16-17 storeys).  

 
Proposed Sliding Scale with adjusted thresholds 
 
17. One option Councillors requested be investigated was a proposed sliding scale 

with the lower and upper thresholds adjusted downwards. Urban design analysis 
has been undertaken to adjust the lower and upper thresholds from 1000sqm 
and 1800sqm down to 800sqm and 1600sqm respectively. Urban design testing 
has shown this is the lowest that thresholds can be reduced before they are 
ineffective and do not add value.  

 
18. A request was made at the Councillor workshop on 30 November 2015 to 

investigate lowering thresholds even further for all FSRs up to 6:1. At the time of 
writing this report, this additional request is being investigated and the results will 
be provided to Councillors under separate cover. 

Inclusion of an ‘Alternate FSR Clause’ 
 

19. Clause 7.10(5)(b) of Draft Parramatta LEP 2011 (Amendment No 10), which was 
adopted by Council on 25 November 2013, allows applicants with isolated sites 
the option of achieving the maximum FSR (despite the sliding scale) if they carry 
out a design competition and achieve design excellence. However, this applies 
to sites between 1,000sqm and 1,800sqm in area and only where amalgamation 
with adjoining sites is not physically possible. Council officers are recommending 
retention of this ‘Alternate FSR Clause’ in the Draft Parramatta CBD Planning 
Proposal, with some words added to allow for recent changes to strata 
legislation, so as to include not only isolated sites where amalgamation is not 
physically possible, but also where it is not reasonably achievable. 
 

20. Following feedback received from Councillors at workshops on the Draft 
Parramatta CBD Planning Proposal, a potential option could be to further amend 
this ‘Alternate FSR Clause’ to allow for increased flexibility and apply it to all 
sites up to 1,800sqm. It could also include additional criteria from the City of 
Sydney approach highlighted earlier in this report to build in further ‘safe guards’ 
to restrict overdevelopment of small sites. 

 
No FSR Sliding Scale 
 
21. The option also exists to proceed with no FSR sliding scale. This would mean all 

sites, regardless of size, are able to attempt to access the FSR identified on the 
map, subject to design excellence. There would be no incentive to amalgamate 
with adjoining properties under this option.  

 
Options – FSR Sliding Scale 
 
22. The table below summarises the five options  for consideration by Council on 

how to progress FSR density controls in the Draft Parramatta CBD Planning 
Proposal. 
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OPTIONS TABLE – FSR SLIDING SCALE 
No Option   Pros  Cons 
FSR-1 That Council implement 

the Proposed Sliding 
Scale at paragraph 12.  

Will restrict overdevelopment 
on small sites. 
 
Incentivises amalgamation. 
 
Minimises poor amenity 
dwellings and cumulative 
impacts. 
 
 

May still allow 
overdevelopment on narrow 
sites. 
 
Does not allow much 
flexibility for unique sites. 
 
There will remain pressure to 
vary the controls and give 
higher FSR even with these 
controls. 
 
Perception that this benefits 
large developers/landowners 
over smaller ones. 

FSR-2 That Council implement 
the Draft Parramatta LEP 
2011 (Amd 10) Sliding 
Scale (as discussed in  
paragraphs 10 and 11)  

Allows more significant uplift 
at the lower and upper 
thresholds. 
 
Incentivises amalgamation. 
 
 

Incentivises development at 
the lower end of the size 
range. 
 
May still allow 
overdevelopment on narrow 
sites. 
 
Does not allow much 
flexibility for unique sites. 
 
Still the perception that this 
benefits larger land owners 
and pressure to vary the 
controls and give higher FSR 
even with these controls but 
not as significant an impact 
as with Option FSR-1. 
 
More cumulative impacts at 
the lower end of scale. 

FSR-3 That Council implement 
the Proposed Sliding 
Scale with thresholds 
adjusted downwards to 
800sqm and 1,600sqm 
respectively  

Likely to facilitate 
redevelopment by lowering 
acquisition costs. 
 
Better than having no sliding 
scale. 
 
 

Less incentive to 
amalgamate. 
 
Increase number of units with 
less amenity. 
 
May result in more 
overdevelopment on smaller 
sites, with taller towers 
grouped closely together 
resulting in adverse 
cumulative overshadowing 
and view impacts. 
 
May still allow 
overdevelopment on narrow 
sites. 

FSR-4 That Council remove the 
existing sliding scale and 
that the Draft Parramatta 
CBD Planning Proposal 
proceed without a sliding 
scale. 

Flexibility – allows maximum 
FSR to be achieved on all 
sites that achieve design 
excellence. 
 
Perception that it benefits 
smaller landowner/ 
developers. 
 

No incentive to amalgamate. 
  
Increase of units with less 
amenity. 
 
Does not align controls with 
likely development capacity 
of site for development 
market. 
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Simpler planning controls.  
May result in more 
overdevelopment on smaller 
sites, with taller towers 
grouped closely together 
resulting in adverse 
cumulative overshadowing 
and view impacts. 
  
Conflict at DA stage - first 
development may be 
approved and surrounding 
development miss out. 

FSR-5 That Council remove the 
sliding scale and 
implement instead a City 
of Sydney style clause 
(to apply to sites under 
1,000sqm and include a 
requirement for design 
excellence) as discussed 
in paragraphs 15-16. 

Merit based approach, allows 
for flexibility. 
 
Caps development at 55m 
(approx. 16-17 storeys) on 
small sites. Above that towers 
must be freestanding and 
subject to design excellence. 

Clause really intended to deal 
with isolated sites, not 
amalgamation issues. 
 
Sydney CBD built form at a 
different maturity and context 
than Parramatta CBD so 
amalgamation less of an 
issue in the City of Sydney. 
 
Likely to produce a built form 
that is significantly different to 
Council’s vision for tall, 
freestanding towers. 
 
May still allow 
overdevelopment on narrow 
sites. 
 
Could result in many bulky 
buildings attempting to fit in 
as much FSR under the 55m 
height cap. 

 
23. Should Council adopt a sliding scale under options FSR-1, FSR-2 or FSR-3 

above, they may wish to also include an ‘Alternate FSR Clause’ to provide some 
flexibility. The table below provides two options  for a potential ‘Alternate FSR 
Clause’ for consideration by Council. 

 
OPTIONS TABLE – ‘ALTERNATE FSR CLAUSE’ 

No Option   Pros  Cons  
ALT-1 Include an ‘Alternate 

FSR Clause’ for the 
maximum FSR to be 
achieved on sites 
between 1000sqm – 
1800sqm that achieve 
design excellence and 
cannot be amalgamated. 

Will restrict overdevelopment 
on small sites. 
 
Incentivises amalgamation of 
sites below 1000sqm. 
 
Minimises poor amenity and 
cumulative impacts. 
 
Flexibility – allows maximum 
FSR to be achieved on sites 
between 1000sqm – 1800sqm 
that achieve design 
excellence and cannot be 
amalgamated. 

Does not allow much 
flexibility for unique sites. 
 
Will restrict development on 
sites less than 1000sqm. 
 
Perception that it benefits 
larger landowners/developers 
over small sites.  
 

ALT-2 Include an ‘Alternate 
FSR Clause’ that allows 
any site to achieve the 
maximum FSR permitted 

Allows for flexibility.  
 
Better suited to unique sites 
that can meet design criteria. 

May encourage 
overdevelopment on small 
sites. 
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by the map subject to 
meeting the following 
criteria: 
(a) achieving design 

excellence, and 
(b) the building will have 

a freestanding tower 
each face of which 
will be able to be 
seen from a public 
place, and 

(c) the development will 
provide adequate 
amenity and privacy, 
and  

(d) the ground floor of all 
sides of the building 
facing the street will 
be activated.  

‘Out-clause’ potentially open 
to misuse and undermines 
incentive to amalgamate. 
 
Significant conflict likely to 
arise at DA stage between 
refusing application or 
accepting poor amenity 
outcomes for future residents. 

 
24. Option FSR-1 together with Option ALT-1 is recommended , being the 

proposed sliding scale with the option to achieve the maximum FSR on sites 
between 1000sqm-1800sqm that achieve design excellence and cannot be 
amalgamated. This is because on balance, these options facilitate the best 
urban design outcomes when compared with the other options. 

 
FSR/HEIGHTS FOR AREAS AFFECTED BY SOLAR ACCESS 
 
Approach to Solar Access Protection 
 
25. The Architectus Study recommended the application of sun access controls, 

based on retaining sun access to a defined portion of nominated open spaces 
from 12pm-2pm in midwinter. The open spaces identified by Architectus included 
the southern part of Prince Alfred Square, the south bank of the Parramatta 
River Foreshore, part of Parramatta Square and Jubilee Park. Architectus 
recommended the sun access controls for Lancer Barracks be removed as it 
retained good solar access in all the scenarios which were tested in that study. 
 

26. The Strategy generally adopted the Architectus recommendations for solar 
access protection to key public spaces (refer to Action A2.3). However, 
Parramatta Square was removed based on the resolution of Council on 9 March 
2015 to amend the DCP control relating to overshadowing of Parramatta Square 
and this was recently reconsidered and confirmed by Council at the meeting of 
23 November 2015. A separate clause dealing specifically with solar access to 
Parramatta Square will be included the Draft Parramatta CBD Planning Proposal 
but it will not be shown as the same type of solar access controls proposed for  
other open space areas.  
 

27. The approach taken in the Draft Parramatta CBD Planning Proposal is to 
prepare solar access planes to protect parts of Prince Alfred Square, Jubilee 
Park, Lancer Barracks and southern bank of Parramatta River foreshore. 
Heights and FSRs align with the solar access plane to provide certainty. A 
separate provision for Parramatta Square is proposed which requires 
consideration of solar access against DCP provisions. 
 

28. At previous Councillor workshops, Councillors requested Council officers present 
an alternative option which retains the solar access plane, but does not lower the 
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height and FSRs to align with the solar access plane. In other words, heights 
and FSRs would be generally consistent with those of adjoining properties which 
are unaffected, but the sun access plane would still apply.  
 

Options – Solar Access 
 
29. The table below summarises two options  for consideration by Council on how 

to progress solar access controls in the Parramatta CBD Planning Proposal. 
 

OPTIONS TABLE – SOLAR ACCESS CONTROLS 
No Option   Pros  Cons  
SOL-1 That FSRs and heights 

in solar access affected 
areas be reduced to 
align with solar access 
planes. 

Consistency in controls – less 
open to challenge. 
 
More likely to achieve overall 
objective of protecting solar 
access to public open spaces. 
 
Will not result in bulky built 
form outcomes, as FSR and 
height will align with the solar 
access plane. 

Less flexibility. 
 
Results in much more 
complexity in planning 
controls. 
 
Still open to challenge via DA 
process. 

SOL-2 That heights and FSRs 
in solar access affected 
areas be consistent with 
those shown on 
adjoining unaffected 
properties (with solar 
access planes to remain 
as an overarching 
control). 

Allows for flexibility. 
 
Simpler planning controls. 
 
Allows proponents to explore 
options for other land uses. 
 
Encourages developers to do 
much better due diligence 
checks before purchasing. 

Sends an incorrect signal to 
the market about 
development potential, as the 
residential FSR is unlikely to 
be ever achieved within the 
height plane on some sites. 
 
FSR and height controls 
would be inconsistent with 
the solar access plane, and 
therefore constantly subject 
to challenge. 
 
Proponents are likely to ‘fill in’ 
as much FSR as possible 
within the solar access plane, 
creating very bulky built form. 
 
Solar access controls are 
likely to be undermined. 

 
30. Option SOL-1 is recommended  as it is likely to produce the best design 

outcomes, protect solar access and be less open to challenge.  

FSR/HEIGHTS FOR AREAS AFFECTED BY HERITAGE 
 
Heritage Study 
 
31. Given the need to address the NSW Heritage Council submission, Section 117 

Direction No. 2.3 – Heritage Conservation, and also be consistent with the 
Implementation Plan in the Strategy adopted by Council on 27 April 2015, 
Council commissioned a Heritage Study to support the preparation of the Draft 
Parramatta CBD Planning Proposal. The key recommendations of the Heritage 
Study with respect to FSR can be summarised generally as follows:  
(a) Allow heritage items to have similar FSRs to adjoining properties in the 

CBD core (being the area generally bound by the river to the north and the 
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Great Western Highway/Parkes/Hassall Streets to the south, with the 
following exceptions: 
(i) Church Street between the river and Macquarie Street, given the 

strong concentration of heritage items and its heritage character. 
(ii) Harrisford House, given this is a state heritage item with a direct 

connection with the river. 
(iii) Area directly to the north of Lancer Barracks, given this is an item of 

national heritage significance. 
(iv) Areas adjoining state heritage items within a significant landscape 

setting, including St John’s Church and St John’s Cemetery.  
(v) Along the eastern edge of the CBD to allow for a transition to HCAs. 

(b) In the transitional areas north of the river and south of Great Western 
Highway/Parkes/Hassall Streets, FSRs generally transition down to the six 
heritage conservation areas which adjoin the CBD. Heritage items and 
some sites immediately adjoining some items in these transitional areas 
have been allocated lower FSRs to prevent overdevelopment, minimise any 
adverse impacts on their heritage significance and respond to their modest 
scale. 

Alternative Options 
 
32. At the Councillor workshops on the Draft Parramatta CBD Planning Proposal, 

Councillors requested an option be presented that would allow similar 
FSRs/heights for heritage items to those of adjoining properties. Under this 
option, proponents would need to demonstrate heritage objectives can still be 
achieved before the maximum FSR/Height could be awarded at development 
application stage.  
 

33. It is noted that this approach is what is being recommended in the Heritage 
Study for the CBD Core (ie. the area between the river to the north and the Great 
Western Highway/Parkes/Hassall Streets to the south), excluding those 
exceptions described in Paragraph 31 above. 

Options – Heritage  
 
34. The table below summarises two options  for consideration by Council on how 

to progress heritage controls in the Draft Parramatta CBD Planning Proposal. 
 

OPTIONS TABLE – HERITAGE CONTROLS 
No Option   Pros  Cons  
HER-1 (1) That heritage items 

in the CBD core (ie. 
area shown as 10:1 
in the Architectus 
Study) have FSRs 
similar to adjoining 
properties, except for 
the following: 

 
• Church Street 

between the river 
and Macquarie 
Street, given the 
strong 
concentration of 
heritage items 

Allocates generous FSRs to 
CBD Core heritage items so 
as to enable transfer of floor 
space with adjoining 
properties and encourage 
redevelopment and renewal. 
 
Will prevent overdevelopment 
of heritage items in 
transitional areas, which are 
generally of a modest 
residential scale. 
 
Ensures significant heritage 
precincts within the CBD core 
are protected from 

Potential impacts on CBD 
Core heritage items if subject 
to inappropriate 
overdevelopment (given 
higher FSRs). 
 
Less incentive in transitional 
areas for owners to purchase 
adjoining heritage items and 
include them in a 
redevelopment because of 
lower FSRs. 



Council 14 December 2015 Item 7.7 

- 12 - 

and its heritage 
character. 

 
• Harrisford House, 

given this is a 
state heritage 
item with a direct 
connection with 
the river. 

 
• Area directly to the 

north of Lancer 
Barracks, given 
this is an item of 
national heritage 
significance. 

 
� Areas adjoining 

state heritage 
items within a 
significant 
landscape setting, 
including St 
John’s Church 
and St John’s 
Cemetery. 
 

� Along the eastern 
edge of the CBD 
to allow for a 
transition to 
HCAs. 

 
(2) That heritage items 

and some key 
adjoining sites have 
lower FSRs in 
transitional areas (ie. 
areas shown as 6:1 in 
the Architectus 
Study) to prevent 
overdevelopment, 
minimise any adverse 
impacts on their 
heritage significance 
and respond to their 
modest residential 
scale. 

overdevelopment and adverse 
impacts on their heritage 
significance are minimised. 
 
Allows for appropriate 
transition to adjoining HCAs. 
 
Complies with Section 117 
Direction No. 2.3 – Heritage 
Conservation. 
 
Approach is supported by 
independent Heritage Study. 
 
 

HER-2 That Council allow 
similar FSRs/heights for 
heritage items to those of 
adjoining properties for 
all areas of the 
Parramatta CBD. 

Allows for flexibility. 
 
Allows developers to 
determine the value of the 
adjoining heritage item to their 
development. 
 
Simplifies planning controls. 

Higher FSRs/heights on 
these sites are unlikely to be 
achieved given their heritage 
significance. This will mean 
these controls are constantly 
subject to challenge. 
 
Higher FSRs/heights are 
likely to result in 
overdevelopment which will 
have more significant 
adverse impacts on heritage 
significance. 
 
This approach will not comply 
with Section 117 Direction 
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No. 2.3 – Heritage 
Conservation. 
 
This approach is unlikely to 
be supported by the NSW 
Heritage Council during the 
consultation phase, thereby 
significantly delaying the 
progress of the Planning 
Proposal through the 
statutory process. 

 
35. Option HER-1 is recommended  as it will: 

(a) comply with Section 117 Direction No. 2.3 – Heritage Conservation; and 
(b) facilitate redevelopment and renewal of heritage items in the CBD core, but 

still protect significant heritage items; and  
(c) allow for appropriate transition to adjoining HCAs; and 
(d) prevent overdevelopment of heritage items in transitional areas which are 

generally of a modest residential scale.   

VALUE SHARING MECHANISMS 
 
What is Value Sharing? 
 
36. Properties which are subject to ‘up-zoning’ generally receive an increase in land 

value as a result of that planning decision. A value sharing mechanism is 
another form of developer contribution to infrastructure that is only triggered 
when the site increases in land value due to changes in the planning controls. 
For example, a 2,000sqm property that has an existing FSR of 6:1 which is 
increased to 10:1 as a result of a planning decision receives a benefit of an 
additional 4:1. This equates to an additional 8,000sqm of GFA, or 80 units. A 
value sharing mechanism would aim to share some of the land value gained in 
this uplift with the community, so as to provide for the infrastructure needed to 
support these 80 additional units. 

 
Why should Council extract some of the value uplift that results from planning 
decisions? 
 
37. Value sharing will benefit future residents of development through improved 

community facilities and public domain.  The following are the key reasons why it 
is reasonable for Council to extract some of the value from planning decisions for 
community benefit:  
 

(a) These planning decisions will lead to developments that generate 
infrastructure impacts. The extra infrastructure required by development 
might not be able to be provided using conventional development 
contributions mechanisms.  

(b) Sharing value uplift can be justified on economic development grounds. The 
value uplift would not have occurred without the planning decision.  

 

City of Sydney – Green Square Infrastructure Scheme 
 

38. The City of Sydney operates a value sharing scheme for infrastructure in Green 
Square. This scheme is enabled under clause 6.14 of Sydney Local 
Environmental Plan 2012. The LEP allows for a base and a maximum FSR. 
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Additional floor space (called ‘community infrastructure floor space’) up to the 
‘maximum’ can only be achieved where ‘community infrastructure’ is provided. 
Details of the scheme are provided in a published Development Guideline, 
including contribution rates, with additional residential GFA being charged at 
$475/sqm. The contribution is secured by a VPA during the DA process. It is 
proposed that Council implement a similar system in the Draft Parramatta CBD 
Planning Proposal, details of which are provided below. 

 
Architectus Study 
 
39. The Architectus Study made recommendations for significant increases to FSRs 

that apply to the Parramatta CBD, including up to 10:1 in the core and 6:1 in the 
transitional areas. However, in making these recommendations, Architectus also 
recommended the following: 

 
Value Uplift Sharing 
11 The existing FSR controls to remain in place. The additional higher FSR controls 

can only be achieved by ‘sharing’ the value of the uplift. That is any additional new 
FSR is to be purchased by landowners based on 50% of the nominated dollar 
value per square metre GFA. The dollar value is to be scheduled to provide 
certainty and reviewed annually. 

12 This is to operate for residential uses only, not employment uses. 
 

13 This system will operate in addition to the existing Section 94A contributions. 
 
40. When Council considered all the recommendations from Architectus, Council 

resolved to modify these recommendations, as follows: 
 

Value Uplift Sharing 
11 The proposed FSR controls to become the base, and additional higher FSR 

controls can only be achieved by sharing the value of the uplift. That is any 
additional new FSR is to be purchased by landowners based on 50% of the 
nominated dollar value per sqm of GFA. The dollar value is to be scheduled to 
provide certainty and reviewed annually.  

12 This is to operate for residential uses only, not employment uses. 
 

13 This system will operate in addition to the existing Section 94A contributions. 
17 That an additional S94A Levy of 1.5% (total 4.5%) be provided in the City Centre 

for recreational purposes. 
 
41. These amendments to the Architectus recommendations were consequently 

adopted by Council in the Strategy under Action A4.2. 
 
Infrastructure Delivery Plan 
 
42. Whilst the detailed infrastructure analysis is being progressed, the table below 

provides high level cost approximates for infrastructure likely needed to 
accommodate the projected growth of the Parramatta CBD. 

 
Project  Possible Cost (Approximate)  
Civic link $30m 
River foreshore $300m 
Theatre $50m 
Light Rail supporting infrastructure $100m 
City Ring Road $50m 
Parramatta Square $40m 
Other public domain (e.g. Green grid, link $50m 
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to Parramatta Lake) 
Other community facilities $50m 
Cultural facilities $50m 
Pedestrian Bridge (Morton Street) $15m 
Swimming/sports centre $65m 
Stadium – public domain $30m 
Total  $835m 
 

43. Council currently only receives an average of $4.1 million per year in S94A 
income in the Parramatta CBD with the current 3% levy. Assuming this remains 
generally consistent over a 20 year period, this would result in an income of $81 
million. If the Government were to approve an increase in the levy to 4.5%, this 
would increase the levy to $6.15 million per year, or an overall income of $123 
million over 20 years. In either S94A scenario, there is a significant infrastructure 
funding shortfall over the next 20 years, as demonstrated in the table below. 
 
Cost of Infrastructure  $835m 
Section 94A Levy  
 

$81m (3%) $123m (4.5%) 

Infrastructure Funding 
Shortfall 

$754m $712m 

 
Value Sharing – Proposed System  
 
44. Council officers are proposing a two phase value sharing system to operate 

under the Draft Parramatta CBD Planning Proposal. Details of this phasing 
system are provided below. In summary, the two phases are as follows: 
(a) Phase 1 – Value Sharing the difference between existing FSR controls and 

proposed FSR controls under the Draft Parramatta CBD Planning Proposal. 
(b) Phase 2 – Value sharing additional ‘bonus’ FSR for ‘Special Areas’ above 

that proposed in Phase 1. 
 

45. The proposed process for value sharing under the Draft Parramatta CBD 
Planning Proposal, including FSR increase, phasing, land applicability and 
relevant requirements (to meet each phase) is summarised in Figure 1 below. 
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Only for ‘Special 
Areas’ 

All CBD Sites 

Applicability  

Value Sharing + 
Site Specific DCP 

Value Sharing 

Requirements  

Phase 2 

Phase 1 

Phase 

Existing FSR under current 
LEP controls 

Proposed FSR under CBD 
Planning Proposal 

Potential additional FSR for 
‘Special Areas’ 

FSR Increase  

 
Figure 1: Value Sharing – Process  
 
Value Sharing Mechanism – Existing FSR as the Base (‘Phase 1 Value 
Sharing’) 
 
46. Using the same approach the City of Sydney use for Green Square and in 

accordance with the original recommendation in the Architectus Study, Council 
could consider using a value sharing mechanism in its LEP to help fund the 
shortfall for infrastructure.  
 

47. This report assumes an approximate land value range of $80,000 to $140,000 
per residential unit in the Parramatta CBD. In other words, for every additional 
residential unit that can be developed on a site, its land value increases by 
between $80,000 - $140,000. If an average unit size of 100sqm is applied, this 
equates to: 

 
(a) $80,000/100sqm of GFA, or $800/sqm of GFA as an approximate rate for 

value uplift at the lower end of the approximate range.  
(b) $140,000/100sqm of GFA, or $1400/sqm of GFA as an approximate rate 

for value uplift at the higher end of the approximate range.  
 

48. In response to feedback received at the Councillor workshops, officers have 
tested potential income generation under various scenarios based on the 
projected increase in residential yield envisaged under the Draft Parramatta CBD 
Planning Proposal, assuming the residential land value uplift rates described 
above (commercial would be excluded as per the original Architectus 
recommendation). The results of this scenario testing are summarised in the 
table below. 

 
PHASE 1  Potential Value Sharing Income 

Range (Approximate)  
Scenario  Description  Low ¹  High ² 
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1 Uplift at 50% of entire yield for value 
sharing 

$345.2M $881.9M 

2 Uplift at 25% of entire yield for value 
sharing 

$172.6M $441.0M 

3 First 50% of uplift not included in value 
sharing, balance at 50% 

$172.6M $441.0M 

4 First 25% of uplift not included in value 
sharing, balance at 50% 

$258.9M $661.4M 

5 First 1:1 of uplift not included, balance at 
50%  

$226.5M $651.1M 

6 First 2:1 of uplift not included, balance at 
50% 

$138.4M $467.9M 

7 First 4:1 of uplift not included, balance at 
25% 

$22.5M $99.0M 

8 Uplift at 20% of entire yield for value 
sharing 

$138.1M $352.8M 

Notes. 
¹Applies a base value of $800/sqm, based on a hypothetical site value of $80,000 and 100 sqm per dwelling. Applies the 
lowest yield due to lack of site amalgamations. 
²Applies a base value of $1400/sqm, based on a hypothetical site value of $140,000 and 100 sqm per dwelling. Applies 
the highest yield assuming optimised amalgamations occur on neighbouring sites to achieve highest and best FSR. 
Base values are then multiplied by the percentage rates in each scenario. 
 
Further income details of each of these scenarios on a hypothetical 1,800sqm 
site are provided in Attachment 1 . 

 
49. It is important to note that the above table reflects the increase in residential FSR 

above that currently permissible to reach that recommended in the Draft 
Parramatta CBD Planning Proposal. For example, a site with an area of 
1,800sqm that has an existing FSR of 4:1 may have a proposed FSR of 10:1 
under the Draft Parramatta CBD Planning Proposal. The owner may choose to 
develop at 4:1 with no additional cost, or instead ‘opt in’ to a bonus floor space 
scheme and develop at 10:1. Utilising the bonus floor space scheme would be 
subject to a value sharing mechanism for infrastructure for the additional 6:1, 
which represents additional GFA of 10,800sqm (or 108 units).  
 

50. At the Council meeting held on 23 November 2015 Council resolved to 
implement a value sharing regime in relation to two site-specific planning 
proposal applications. The table below indicates the current FSR as well as the 
base and maximum FSR Council resolved for each site-specific planning 
proposal. 

  
Planning Proposal Site  Current FSR 

(Parramatta 
City Centre LEP 
2007) 

Base FSR 
resolved by 
Council 

FSR Maximum 
Resolved by 
Council 

14-20 Parkes Street 4:1 8:1 10:1 
122 Wigram Street 4:1 8:1 10:1 
 

51. An estimate of the financial outcome if the approach applied with the Parkes and 
Wigram Street site-specific planning proposals (ie. the first 4:1 of FSR does not 
attract any value sharing and the balance charged at 25%) is applied generally 
to all CBD sites in the future is shown in the table above at Paragraph 48 
(Scenario 7).  
 

52. Given that different sites in the CBD will have different magnitudes of change 
between their existing FSR and the recommended FSR (ie. some sites will see 
their FSR increase by 6:1, others 4:1 and others even less) and the problems 
with sites that have more than one FSR, it would be more transparent and easier 
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to interpret if the preferred scenario was selected from scenarios 1-4 or 8, rather 
scenarios 5-7 which rely on a specified FSR. 

 
Value Sharing Mechanism – Higher Additional FSR for “Special Areas” (‘Phase 
2 Value Sharing’) 
 
53. Consistent with the Architectus Study, the maximum FSRs envisaged in the CBD 

under the Draft Parramatta CBD Planning Proposal generally reach 10:1, or 
11.5:1 inclusive of design excellence (with some exceptions for urban design or 
heritage reasons). Consistent with the previous Council resolution to apply a 
value sharing mechanism only to land seeking FSRs in excess of the Architectus 
Study recommendations, ‘Special Areas’ which potentially could accommodate 
additional FSR in excess of that recommended in the Draft Parramatta CBD 
Planning Proposal could also be identified.  
 

54. ‘Special Areas’ could potentially include the following: 
(a) B4 Mixed Use zone areas with an FSR of 10:1 (under the Draft Parramatta 

CBD Planning Proposal) that are not affected by the solar access planes, 
meet land size requirements and can demonstrate an appropriate transition 
to heritage items; and 

(b) Areas which need to provide significant publicly accessible recreation areas 
or links and additional ‘bonus’ FSR is needed to incentivise this.  

 
Council could add additional ‘Special Areas’ to those recommended when it 
considers the Draft Parramatta CBD Planning Proposal in early 2016. For 
example, at recent Councillor workshops areas affected by heritage items and 
heritage transition were discussed as potentially being included as ‘Special 
Areas’ and therefore eligible for ‘bonus’ additional FSR, however there are 
potential section 117 direction compliance issues if these are ultimately included. 
 

55. To obtain the higher additional FSR in whichever of the ‘Special Areas’ are 
ultimately adopted by Council, it is proposed that proponents would need to: 
(a) Prepare a site specific DCP (or Stage 1 concept DA) to demonstrate the 

site can accommodate the proposed additional yield without any adverse 
impacts; and 

(b) Provide infrastructure in accordance with the value sharing scheme. 
 
56. Preliminary testing has shown that if higher FSRs of up to 15:1 were permitted in 

the proposed B4 Mixed Use zone (that was already able to achieve an FSR of 
10:1 based on the Draft Parramatta CBD Planning Proposal, met minimum size 
requirements and was not affected by the solar access plane), and some other 
selected ‘Special Areas’ which may be able to accommodate some additional 
FSR, this could potentially result in additional income for infrastructure ranging 
between $27.3M and $325.4M, depending on the extent of site amalgamations 
and the value uplift rate used, as demonstrated in the table below.  
 
PHASE 2  Potential Value Sharing Income 

Range (Approximate)  
Scenario  Description  Low ¹  High ² 

1 Uplift at 50% of entire additional FSR 
yield for value sharing 

$45.5M $325.4M 

2 Uplift at 30% of entire additional FSR 
yield for value sharing 

$27.3M $195.2M 

Notes. 
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¹Applies a base value of $800/sqm, based on a hypothetical site value of $80,000 and 100 sqm per dwelling. Also applies 
the lowest yield assuming a lack of amalgamations. 
²Applies a base value of $1400/sqm, based on a hypothetical site value of $140,000 and 100 sqm per dwelling. Also 
applies the highest yield assuming an optimal mix of amalgamations to achieve the maximum FSR. 
Base values are then multiplied by the percentage rates in each scenario. 

 
Value Sharing Mechanism – Potential Income  

 
57. The total potential income range for infrastructure under a Phase 1 and Phase 2 

value sharing system is summarised in the table below: 
 

Value Sharing Mechanism  Potential Infrastructure Income  
 Low  High  
Phase 1 Value Sharing – Additional GFA using existing 
FSRs as the base up to the FSRs recommended in 
Draft CBD Planning Proposal 

$22.5M $881.9m 

Phase 2 Value Sharing – Additional GFA for ‘Special 
Areas’ to allow bonus FSRs above the maximum 
permitted under Phase 1  

$27.3M $325.4m 

Total  $49.8M $1.2B 
 
Development Viability Modelling 
 
58. Prior to formal reporting of the Draft Parramatta CBD Planning Proposal early in 

2016, Council will commission additional modelling in the Infrastructure Funding 
Models Study to assess the impact of Council’s adopted position on value 
sharing (to be determined at this meeting) on development feasibility. This will 
consider both the impact on development viability (ie. project IRR and Profit 
Margin) as well as contributions Council could expect from the development. The 
results of this assessment will be included with the report on the Draft 
Parramatta CBD Planning Proposal. 
 

59. Further to the above, Council will also request the consultant to undertake more 
detailed analysis of land value uplift (using current sales and market data) to 
assist with the determination of an appropriate rate to be used in the 
Development Guideline. 

 
Options – Value Sharing 
 
60. The table below summarises two options  for consideration by Council on how 

to progress a value sharing mechanism in the Draft Parramatta CBD Planning 
Proposal. In summary, Option VAL-1 proposes the implementation of both a 
‘Phase 1 and Phase 2 Value Sharing’ mechanism, whereas Option VAL-2 would 
be the implementation of the ‘Phase 2 Value Sharing’ mechanism only. 

 
OPTIONS TABLE – VALUE SHARING MECHANISMS 

No Option   Pros  Cons  
VAL-1 (1) That Council 

implement a ‘Phase 
1 Value Sharing’ 
mechanism, where 
existing FSR 
controls remain in 
place and additional 
higher FSR controls 
can be achieved by 
sharing 50% the 
value of the uplift 

This will enable Council to 
fund up to approximately $718 
million in infrastructure. 
 
Will contribute significantly to 
the infrastructure funding 
shortfall. 
 
Fair and transparent process, 
as the rate will be clear and 
consistent. 

Whilst Council can include a 
requirement for inclusion of 
community infrastructure in 
the LEP, it cannot specify the 
rate. This needs to be 
included in a separate 
Guideline, and means it will 
subject to negotiation via a 
VPA process. 
 
Adds complexity to planning 
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with the community 
for the provision of 
infrastructure. 
 

(2) That Council 
implement a ‘Phase 
2 Value Sharing’ 
mechanism, where 
higher FSRs than 
those proposed in 
Phase 1 can be 
achieved for 
nominated ‘Special 
Areas’ by sharing 
50% of the value of 
uplift with the 
community for the 
provision of 
infrastructure and 
subject to 
preparation of a 
site-specific DCP 
(or Stage 1 Concept 
DA) to demonstrate 
the site can 
accommodate the 
proposed additional 
yield without any 
adverse impacts. 

 

 
Operates as an ‘opt in’ 
process only, developers are 
not required to participate. 
 
Will greatly assist Council in 
achieving its vision of 
becoming Australia’s next 
great city. 
 
Precedent exists in City of 
Sydney for Green Square. 

controls. 

VAL-2 (1) That Council 
implement a ‘Phase 2 
Value Sharing’ 
mechanism, where 
higher FSRs than 
those proposed in 
Phase 1 can be 
achieved for 
nominated ‘Special 
Areas’ by sharing 
50% of the value of 
uplift with the 
community for the 
provision of 
infrastructure and 
subject to preparation 
of a site-specific DCP 
(or Stage 1 Concept 
DA) to demonstrate 
the site can 
accommodate the 
proposed additional 
yield without any 
adverse impacts. 

 

This will enable Council to 
fund up to approximately $214 
million in infrastructure. 
 
Fair and transparent process, 
as the rate will be clear and 
consistent. 
 
Operates as an ‘opt in’ 
process only, developers are 
not required to participate. 

Effectively gives away up to 
approximately $504m 
towards infrastructure. 
 
Council will continue to have 
a significant infrastructure 
funding shortfall. 
 
Whilst Council can include a 
requirement for inclusion of 
community infrastructure in 
the LEP, it cannot specify the 
rate. This needs to be 
included in a separate 
Guideline, and means it will 
subject to negotiation via a 
VPA process. 

  
61. Common to both  options VAL-1 and VAL-2 are the following additional  

recommendations: 
 

(3) That Council nominate the ‘Special Areas’ for ‘Phase 2 Value Sharing’ and the 
amount of potential additional FSR for each area when considering the Draft 
Parramatta CBD Planning Proposal in early 2016. 
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(4) That Council prepare an Infrastructure Delivery Plan to provide an infrastructure 
works program to provide transparency in how any income received through the 
value sharing scheme will be spent. 

(5) That Council prepare a Development Guideline to explain the process for provision 
of infrastructure through the value sharing scheme, including nominating a dollar 
value per square metre of additional GFA being sought (which should be 
scheduled to provide certainty and reviewed annually), in case monies are 
dedicated towards infrastructure, rather than works. 

(6) That the Value Sharing mechanism applies only to additional residential GFA, not 
commercial GFA. 

(7) That the Value Sharing system be used instead of pursuing Ministerial approval for 
an increase of section 94A from 3% to 4.5%. 

(8) That the Value Sharing mechanism operates in addition to existing section 94A 
contributions.  

 
62. Option VAL-1 is recommended  (together with additional recommendations 

noted above) as it will enable Council to generate the most income for 
infrastructure funding. It is also consistent with the original Architectus Study 
recommendation with respect to the CBD Planning Framework Review and 
based on the precedent set by the City of Sydney for Green Square. 
 

63. Given the significant additional income that could be generated for infrastructure 
under a value sharing system, it is also recommended that this be pursued 
instead of attempting to obtain Ministerial approval to increase the section 94A 
levy rate from 3% to 4.5% (as per Council’s previous resolution). 

 
Value Sharing – Current Site-Specific Planning Proposals 
 
64. Council currently has a number of current site-specific planning proposals in the 

CBD, most of which are seeking additional FSR above current controls and also 
that envisaged in the Strategy. Council is in negotiation (through the voluntary 
planning agreement process) with a number of these proponents seeking value 
sharing on the uplift to go towards community infrastructure. To ensure 
consistency with whatever option Council adopts for value sharing for the Draft 
Parramatta CBD Planning Proposal approach, it is recommended that Council 
adopt a similar approach for negotiating these site-specific planning proposals.  

 
CONCLUSION 
 
65. This report has considered a number of options in relation to key policy areas 

which need to be resolved to enable the finalisation of the draft Planning 
Proposal for the Parramatta CBD. The key policy areas discussed include the 
FSR sliding scale, FSR/Heights for areas affected by solar access and heritage, 
and value sharing mechanisms. Council officers have provided 
recommendations for each area based on technical study work, achieving the 
best built form outcomes, meeting statutory obligations and maximising income 
to Council to fund infrastructure for a growing CBD. It is recommended that 
Council resolve these issues so that a final draft Planning Proposal can be 
prepared and reported to Council early in 2016. 

 
Roy Laria 
Team Leader Strategy 
 
 

ATTACHMENTS: 
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1  Income details of value sharing scenarios on a hypothetical 1800sqm 
site 
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MINUTES OF THE MEETING OF PARRAMATTA CITY COUNCIL HELD IN THE 
COUNCIL CHAMBER, CIVIC PLACE, 
DECEMBER 2015 AT 6.48PM 

PARRAMATTA ON MONDAY, 14 
  

 
PRESENT 

 
 

The Lord Mayor, Councillor P J Garrard in the Chair and Councillors J P Abood, S H 
Chowdhury, R Dwyer, G J Elmore, P Esber, J D Finn MP (arrived 7.09pm), J A 
Hugh, S T Issa (retired 10.25pm), S D Lloyd, B Makari (Deputy Lord Mayor), J L 
Shaw, L E Wearne (arrived 6.51pm) and A A Wilson (arrived 6.51pm). 

 
 
 

ACKNOWLEDGEMENT TO TRADITIONAL LAND OWNERS 
 

The Lord Mayor, Councillor P J Garrard acknowledged the Burramattagal 
Clan of The Darug, the traditional land owners of Parramatta and paid 
respect to the elders both past and present. 

 
 

MINUTES 
 
 

SUBJECT Minutes of the Council (Development) Meeting held on 7 
December 2015 

16269 RESOLVED (Issa/Makari) 
 

That the minutes be taken as read and be accepted as a true record of 
the Meeting subject to it being noted that Councillor Elmore had 
declared an interest in relation to Items 9.10 and 9.11 of Major Reports 
of the previous meeting (Minute No.s 16231 and 16232 refer) relating to 
22D and 22E Cowells Lane Ermington, respectively, and had not been 
present in the Chamber during voting on either of these matters. 

 
 

APOLOGIES 
 
 

16270 RESOLVED (Esber/Elmore) 
 

That an apology be received and accepted for the absence of Councillor J 
Chedid and it be noted that Councillors Finn and Wilson will be arriving 
later in the evening. 

 
 
 

DECLARATIONS OF INTEREST 
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1. Councillor J P Abood declared a significant, non-pecuniary interest in 
relation to Item 7.14 of Economy regarding the Draft Parramatta Road 
Urban Transformation Strategy as one of his good friends is a land 
holder on Parramatta Road. 

 
Councillor J P Abood declared an interest in relation to Item 14.3 of the 
Supplementary Agenda regarding 1 Parramatta Park Land, Parramatta 
as he is a member of the JRPP. 

 
In addition, Councillor J P Abood declared a non - pecuniary interest in 
relation to Closed Session Items 1 and 2 relating to Tender 34/2015 and 
Tender 38/2015 respectively as one of the tenderers is a relation of 
Councillor Abood’s wife. 

 
2. Councillor S Chowdhury declared a non - pecuniary Interest in relation 

to Item 7.7 of Economy regarding the Draft Parramatta CBD Planning 
Proposal as he is on the Board of a Company that owns property in the 
CBD. Councillor Chowdhury also declared a pecuniary interest in 
relation to this matter also as he has an interest in land in the CBD that 
relates to this issue. 

 
3. Councillor P Esber declared a Special Disclosure of Pecuniary Interest 

in relation to Item 7.7 of Economy regarding the Draft Parramatta CBD 
Planning Proposal as he as an interest in land that relates to this issue. 

 
4. Councillor J Finn MP declared, in relation to Item 14.3 of the 

Supplementary Agenda regarding 1 Parramatta Park Land, Parramatta, 
that the Parramatta Leagues Club had made a minor donation towards 
her election fund. 

 
5. The Lord Mayor, Councillor P J Garrard declared a non - pecuniary 

interest in relation to Item 7.7 of Economy regarding the Draft 
Parramatta CBD Planning Proposal as he is on the Parramatta Leagues 
Club Board which owns property in the CBD that relates to this issue. 

 
The Lord Mayor, Councillor P J Garrard further declared an interest in 
relation to Item 14.3 of the Supplementary Agenda regarding 1 
Parramatta Park Land, Parramatta as he is a member of the Parramatta 
Leagues Club Board. 

 
6. Councillor J Hugh declared a non - pecuniary interest in relation to Item 

7.7 of Economy regarding the Draft Parramatta CBD Planning Proposal 
as he is a director of a charity which owns property in the CBD that 
relates to this issue. Councillor Hugh added that he would be remaining 
in the Chamber during discussion on this issue. 

 
7. Councillor B Makari declared a pecuniary interest in relation to Item 7.7 

of Economy regarding the Draft Parramatta CBD Planning Proposal as a 
relative has an interest in land affected by this issue. 
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8. Councillor J Shaw declared an interest in relation to Item 7.7 of 
Economy regarding the Draft Parramatta CBD Planning Proposal as he 
owns property in the affected area but as the property is his principal 
place of residence, the interest is insignificant and he will be remaining 
in the Chamber during discussion and voting on this matter. 

 
Councillor J Shaw further declared an insignificant, non-pecuniary 
interest in relation to Item 14.3 of the Supplementary Agenda regarding 
1 Parramatta Park Land, Parramatta as he is a member of the 
Parramatta Leagues Club. 

 
 
 

PUBLIC FORUM 
 
 

7.7 SUBJECT Draft Parramatta CBD Planning Proposal - Resolution of 
Key Policy Areas 

REFERENCE F2013/02004 - D04001352 
REPORT OF Team Leader Strategy. Also Director Strategic 

Outcomes and Development Memorandum dated 10 
December 2015. Also correspondence from JBA dated 
14 December 2015. 

 
ELECTION OF CHAIR 

 
As The Lord Mayor, Councillor P J Garrard and the Deputy Lord Mayor, 
Councillor B Makari intended to declare an interest in relation to this 
matter, it was necessary to elect a Chairperson. 

 
 16281 RESOLVED (Issa/Makari) 
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That Councillor S Lloyd be elected to Chair the meeting during 
discussion and voting on Item 7.7 of Economy. 

 
16282 MOTION (Issa/Hugh) 

 
(a) That, in relation to the preparation of the Draft Parramatta CBD 

Planning Proposal, Council resolve to proceed in accordance with 
Option FSR-3A (as detailed in the memo to Councillors dated 10 
December 2015) together with the ‘Alternate FSR Clause’ detailed 
as follows: 

 
i) That Council implements the Proposed Sliding Scale 

FSR-3A when a site cannot meet the conditions in the 
Alternate FSR Clause.. 

 
That Council implements the Proposed Sliding Scale 
(FSR-3A) as follows: 

• FSRs up to 6:1 – adjusted to 500sqm and 
1,300sqm respectively 

• FSR of 7:1 – adjusted to 600sqm and 1,600sqm 
respectively 

• FSRs of 8:1 and above – adjusted to 800sqm and 
1,600sqm respectively 

 
However, the maximum FSR can be achieved on all sites, 
subject to the condition of the ‘Alternate FSR Clause’, and 
only refer to FSR-3A in the event that the conditions in the 
Alternate FSR Clause cannot be met. 

 
ii) That Council adopt the an ‘Alternate FSR Clause’ that 

allows any site to achieve the maximum FSR permitted by 
the maps (ie. 10:1 in the CBD Core and 6:1 in the 
transitional areas as resolved in the Draft City Centre 
Planning framework maps and Auto Alley Maps) subject 
to meeting the following criteria: 

(a) Achieving design excellence through 
instruments such as design competitions, and 

(b) Compliance with state planning instruments 
SEPP 65 and the objectives of the ADG and; 

(c) The ground floor of all sides of the building 
facing the street will be activated. 

(d) That staff prepare material boards or other 
appropriate forms/lists of noble materials with 
developers being required to use such 
materials on facades facing active street 
frontages, water courses and features, active 
public domain areas, parks and significant 
heritage or cultural items. 

(e) Further, that developers be required to 
create active street frontages whether their 
site is facing active street frontages, water 
course and features, active public domain, 
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parks and significant heritage or cultural 
items. 

 
(This would provide a process that all sites, regardless of 
size, are able to attempt to access the FSR identified on 
the map, subject to design excellence. This is consistent 
with the resolution adopted by council through item 9.4 8 
September 2014) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(b) That, in relation to the preparation of the Draft Parramatta CBD 
Planning Proposal, Council resolve to proceed in accordance with 
Option SOL-2 with respect to Solar Access Controls, which reads 
as follows: 

 
“That heights and FSRs in solar access affected areas be 
consistent with those shown on adjoining unaffected properties 
(with solar access planes to remain as an overarching control in the 
LEP). Further, that FSR and height controls remain as listed in the 
current draft City Centre Planning Framework maps. 

 

(This would provide applicants the flexibility to attempt to achieve 
maximum FSR whilst still complying with Solar Access Controls as 
well as design excellence)” 

 

(c) That Council recognise that to preserve the heritage value of each 
individual heritage item in the City, and seek to enhance heritage 
outcomes for the City, redevelopment proposed for heritage items 
should be treated as site specific case by case matters based on 
merit. Further: 

 
i) In order to ensure compliance with the s117 Direction No. 2.3 

– Heritage Conservation, Council adopts provisions in respect 
to heritage conservation which are consistent with the current 
Parramatta City Centre LEP 2007 (Part 5, Clause 35). 

ii) That heritage controls for land fronting Church Street between 
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the river and Macquarie Street be limited to height controls in 
the LEP (ie. replace the 3:1 FSR with a 10:1 FSR) with other 
relevant controls to be included in the DCP, given the strong 
concentration of heritage items and its heritage character. 

iii) In respect of other listed heritage items, that Council Officers 
note that Council requires all development matters potentially 
impacting these items to be brought before the Council. 

iv) That FSR and height controls remain as listed in the current 
draft maps (ie. 10:1 in the CBD Core and 6:1 in the 
transitional areas as resolved in the draft City Centre 
Planning Framework Maps and as adopted in the Auto Alley 
Strategy). That is, that heritage items in the CBD, and those 
adjoined, have FSRs the same as adjoining properties, 
except for only the following: 
a. Harrisford House, given this is a state heritage item with 

a direct connection with the river. 
b. Area directly to the north of Lancer Barracks, given this 

is an item of national heritage significance. 
c. Areas adjoining state heritage items within a significant 

landscape setting, including St John’s Church and St 
John’s Cemetery. 

v) Further, that Council explore a mechanism for transferrable 
floor space on heritage items (subject to the enhancement of 
the heritage item) to provide greater incentive for heritage 
conservation (in addition to Part 5, Clause 35 in the current 
Parramatta City Centre LEP 2007) 

 
For the avoidance of doubt the standard template clause is as 
follows: 

 
Heritage conservation 

 

(1) Objectives 
The objectives of this clause are as follows: 

(a) to conserve the environmental heritage of the 
City, 
(b) to conserve the heritage significance of heritage 
items and heritage conservation areas, including 
associated fabric, settings and views, 
(c) to conserve archaeological sites, 
(d) to conserve Aboriginal objects and Aboriginal 
places of heritage significance. 

 

(2) Requirement for consent 
Development consent is required for any of the 
following: 

(a) demolishing or moving any of the following or 
altering the exterior of any of the following 
(including, in the case of a building, making 
changes to its detail, fabric, finish or appearance): 

(i) a heritage item, 
(ii) an Aboriginal object, 
(iii) a building, work, relic or tree within a 
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heritage conservation area, 
(b) altering a heritage item that is a building by 
making structural changes to its interior or by 
making changes to anything inside the item that is 
specified in Schedule 5 in relation to the item, 
(c) disturbing or excavating an archaeological site 
while knowing, or having reasonable cause to 
suspect, that the disturbance or excavation will or is 
likely to result in a relic being discovered, exposed, 
moved, damaged or destroyed, 
(d) disturbing or excavating an Aboriginal place of 
heritage significance, 
(e) erecting a building on land: 

(i) on which a heritage item is located or that 
is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located 
or that is within an Aboriginal place of 
heritage significance, 

(f) subdividing land: 
(i) on which a heritage item is located or that 
is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located 
or that is within an Aboriginal place of 
heritage significance. 

 

(3) When consent not required 
However, development consent under this clause is not 
required if: 

(a) the applicant has notified the consent authority 
of the proposed development and the consent 
authority has advised the applicant in writing before 
any work is carried out that it is satisfied that the 
proposed development: 

(i) is of a minor nature or is for the 
maintenance of the heritage item, Aboriginal 
object, Aboriginal place of heritage 
significance or archaeological site or a 
building, work, relic, tree or place within the 
heritage conservation area, and 
(ii) would not adversely affect the heritage 
significance of the heritage item, Aboriginal 
object, Aboriginal place, archaeological site 
or heritage conservation area, or 

(b) the development is in a cemetery or burial 
ground and the proposed development: 

(i) is the creation of a new grave or 
monument, or excavation or disturbance of 
land for the purpose of conserving or 
repairing monuments or grave markers, and 
(ii) would not cause disturbance to human 
remains, relics, Aboriginal objects in the form 
of grave goods, or to an Aboriginal place of 
heritage significance, or 
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(c) the development is limited to the removal of a 
tree or other vegetation that the Council is satisfied 
is a risk to human life or property, or 
(d) the development is exempt development. 

 

(4) Effect of proposed development on heritage 
significance 
The consent authority must, before granting consent under 
this clause in respect of a heritage item or heritage 
conservation area, consider the effect of the proposed 
development on the heritage significance of the item or 
area concerned. This subclause applies regardless of 
whether a heritage management document is prepared 
under subclause (5) or a heritage conservation 
management plan is submitted under subclause (6). 

 

(5) Heritage assessment 
The consent authority may, before granting consent to any 
development: 

(a) on land on which a heritage item is located, or 
(b) on land that is within a heritage conservation 
area, or 
(c) on land that is within the vicinity of land referred 
to in paragraph (a) or (b), 
require a heritage management document to be 
prepared that assesses the extent to which the 
carrying out of the proposed development would 
affect the heritage significance of the heritage item 
or heritage conservation area concerned. 

 

(6) Heritage conservation management plans 
The consent authority may require, after considering the 
heritage significance of a heritage item and the extent of 
change proposed to it, the submission of a heritage 
conservation management plan before granting consent 
under this clause. 

 

(7) Archaeological sites 
The consent authority must, before granting consent under 
this clause to the carrying out of development on an 
archaeological site (other than land listed on the State 
Heritage Register or to which an interim heritage order 
under the Heritage Act 1977 applies): 

(a) notify the Heritage Council of its intention to 
grant consent, and 
(b) take into consideration any response received 
from the Heritage Council within 28 days after the 
notice is sent. 

 

(8) Aboriginal places of heritage significance 
The consent authority must, before granting consent under 
this clause to the carrying out of development in an 
Aboriginal place of heritage significance: 
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(a) consider the effect of the proposed 
development on the heritage significance of the 
place and any Aboriginal object known or 
reasonably likely to be located at the place by 
means of an adequate investigation and 
assessment (which may involve consideration of a 
heritage impact statement), and 
(b) notify the local Aboriginal communities, in 
writing or in such other manner as may be 
appropriate, about the application and take into 
consideration any response received within 28 days 
after the notice is sent. 

 

(9) Demolition of nominated State heritage items 
The consent authority must, before granting consent under 
this clause for the demolition of a nominated State heritage 
item: 

(a) notify the Heritage Council about the 
application, and 
(b) take into consideration any response received 
from the Heritage Council within 28 days after the 
notice is sent. 

 

(10) Conservation incentives 
The consent authority may grant consent to development 
for any purpose of a building that is a heritage item or of 
the land on which such a building is erected, or for any 
purpose on an Aboriginal place of heritage significance, 
even though development for that purpose would 
otherwise not be allowed by this Plan, if the consent 
authority is satisfied that: 

(a) the conservation of the heritage item or 
Aboriginal place of heritage significance is facilitated 
by the granting of consent, and 
(b) the proposed development is in accordance 
with a heritage management document that has 
been approved by the consent authority, and 
(c) the consent to the proposed development would 
require that all necessary conservation work 
identified in the heritage management document is 
carried out, and 
(d) the proposed development would not adversely 
affect the heritage significance of the heritage item, 
including its setting, or the heritage significance of 
the Aboriginal place of heritage significance, and 
(e) the proposed development would not have any 
significant adverse effect on the amenity of the 
surrounding area. 

 

(d) Further, that Council restates its objective to provide for the future 
infrastructure needs of the Parramatta City Centre from the 
redevelopment of the Centre:- 
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i) That Council continue to pursue an increase to the section 
94A levy from 3% to 4.5%, and 

ii) That Council, as an alternative to (i), explore the 
implementation of a ‘Phase 1’ infrastructure funding 
mechanism, where existing FSR controls remain in place and 
additional higher FSR controls can be achieved by 
contributing/sharing 10% of the land value of the uplift with 
the community for the provision of infrastructure. This will only 
be applicable if the Minister does not consent to the proposed 
increase in the s94A levy 

iii) Further to (ii), That Council explore the implementation of a 
‘Phase 2’ infrastructure funding mechanism, where higher 
FSRs than those proposed in Phase 1 can be achieved for 
nominated ‘Special Areas’ by sharing/contributing “a 
percentage” of the land value of the uplift with the community 
for the provision of infrastructure and subject to preparation of 
a site-specific DCP (or Stage 1 Concept DA) to demonstrate 
the site can accommodate the proposed additional yield 
without any adverse impacts. 

iv) That Council nominate the ‘Special Areas’ for ‘Phase 2 Value 
Sharing’ and the amount of potential additional FSR for each 
area when considering the Draft Parramatta CBD Planning 
Proposal in early 2016. 

v) That Council prepare an Infrastructure Delivery Plan to 
provide an infrastructure works program to provide 
transparency in how any income received through the funding 
scheme will be spent. 

vi) That Council prepare a Development Guideline to explain the 
process for provision of infrastructure through the 
infrastructure funding scheme, including nominating a dollar 
value per square metre of additional GFA being sought 
(which should be scheduled to provide certainty and reviewed 
annually), in case monies are dedicated towards 
infrastructure, rather than works. 

vii) That the mechanism applies only to additional residential 
GFA, not commercial GFA above the base FSRs shown on 
the maps. 

viii) That the infrastructure funding mechanism operates in 
addition to existing section 94A contributions. 

ix) That, in relation to the preparation of site-specific planning 
proposals at 14-20 Parkes Street, Harris Park and 122 
Wigram Street, Harris Park, Council amends these planning 
proposals currently being prepared to adopt a similar 
approach for negotiation (ie 10% of land value uplift) of an 
appropriate infrastructure contribution cause by the impact of 
these developments as that adopted above in (ii) for the Draft 
Parramatta CBD Planning Proposal. 

x) Further that, in relation to existing site-specific planning 
proposals currently being processed by Council in the 
Parramatta CBD, Council resolve to adopt a similar approach 
for infrastructure contribution in negotiating Voluntary 
Planning Agreements (VPAs) for these sites as that adopted 
for the Draft Parramatta CBD Planning Proposal above in (ii) 
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(ie 10% of land value uplift) and Council advise applicants 
where Council is currently negotiating a VPA that the 
infrastructure funding methodology outlined in (ii) above is 
now Council’s position in relation to the negotiation of these 
VPAs. 

 
Justifications - 

• Allows for flexibility. 
• Simpler planning controls. 
• Allows proponents to explore options for other land uses whilst 

encouraging equality 
• Encourages developers to do much better due diligence checks 

before purchasing 
• Better suited to unique sites that can meet design criteria to 

achieve maximum FSRs 
• Protects the items of Local, State, National and World heritage 
• Provides incentives for current and future investment into our city 

 

• Consistent with council resolutions 
o Council has consistently voted unanimously for all 

resolutions associated with the city centre planning 
framework. These include 
 Council voted unanimously in support of the City 

Centre Framework 8 September 2014 
• This was publically exhibited. Drop in 

sessions to town hall (x2), as well as public 
forum in hotel were held 

• Submission to the draft were made, with NO 
negatives or objections 

• Build not only speculation, but activity and 
confidence in Parramatta 

• Consistent with the states “Plans for Growing 
Sydney” 

• Aligned to the Greater Sydney Commission 
chairs view (L.Turnbull) that for Sydney to 
prosper, Parramatta and its growth must be 
achieved 

 Council voted unanimously in support of sites less 
that 1000sqr metres achieving maximum FSRs 
subject to design excellence (item 9.4 8 September 
2014) 

• OTHER COUNCIL RESOLUTIONS IN SUPPORT and 
CONSISTENT WITH 

o Item 10.3 13 July 2015 – Parramatta CBD Planning 
Strategy – Park Edge Highly Sensitive Area adjacent to 
World Heritage Listed Old Government House and Domain 
Solar Access to Key Public Spaces (passed 14 ayes, 1 no) 

o item 9.4 8 September 2014 – Parramatta CBD Planning 
Framework Review 

o item 7.14 December 2014 – Draft Parramatta City Centre 
Planning Framework Review- Outcome of Public 
Exhibition. 
 This included the Communications and Media report 
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2014. With a total audience reach of 3.656,037 
 Highlights: 

• Sky set to be the limit for Satellite CBD – 
Weekend Australian 18 Oct 14 

• Parra’s Plan to send city through the roof – 
Sunday Tele 26 Oct 14 

• Other social media and articles in online 
medium such as TheUrbanDeveloper.com 
“Height limits removed in proposed planning 
framework for Parramatta” 

o LM Minute 10 April 15. Parramatta City Centre Planning 
Framework Review 

o LM Minute 9 March 15 - Parramatta City Centre Planning 
Framework Review 

o NoM Garrard 26 June 15. Draft Parramatta CBD Planning 
Strategy 

 
e) That Council form a committee to review the plan to report back 

with their recommendations by the first Council Meeting in 
February 2016. 

 
(f) That this committee may consist of three councillors and two 

outside experts. These expert may be Mary Lyn Taylor from the 
JRPP and Sam Haddad (the former Director General of 
Planning). 

 
(g) That should anyone be unable or unwilling to attend the 

committee, then the NSW Planning Minister be requested to 
supply a replacement subject to the concurrence of the Lord 
Mayor and the 3 committee councillors. 

(j) That compensation to the members of the committee be in line 
with the JRPP payments. 

 
(i) That the engagement include the following scope:- 

1. Development of an implementation for the infrastructure 
funding mechanism linked to CBD development and the 
provision of CBD city infrastructure. 

2. Assistance with talks and presentation with the Minister for 
Planning and Environment and his senior  Department 
officials to gauge the State Government views on a statutory 
based infrastructure fund and levy made pursuant to Division 
6 of the Environmental Planning and Assessment Act 1979 to 
provide for the future infrastructure needs of the City Centre, 
over and above the existing section 94A contribution. 

3. Obtaining specialist senior economic advice as to the 
potential structure and options therein of a statutory based 
infrastructure fund to inform council’s discussions with the 
State Government. 

 
(j) Further, that the objectives of this process is to be in a 

completed form for Council review and adoption in March 2016. 
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AMENDMENT  (Wilson/Finn) 
 

(a) That, in relation to the preparation of the Draft Parramatta CBD 
Planning Proposal, Council resolve to proceed in accordance with 
Option FSR-3A (as detailed in the memo to Councillors dated 10 
December 2015) together with the ‘Alternate FSR Clause’ detailed 
as follows: 

 
i) That Council implements the Proposed Sliding Scale FSR- 
3A when a site cannot meet the conditions in the Alternate 
FSR Clause. 

 
That Council implements the Proposed Sliding Scale (FSR- 
3A) as follows: 

• FSRs up to 6:1 – adjusted to 500sqm and 
1,300sqm respectively 

• FSR of 7:1 – adjusted to 600sqm and 1,600sqm 
respectively 

• FSRs of 8:1 and above – adjusted to 800sqm and 
1,600sqm respectively 

 
However, the maximum FSR can be achieved on all sites, 
subject to the condition of the ‘Alternate FSR Clause’, and 
only refer to FSR-3A in the event that the conditions in the 
Alternate FSR Clause cannot be met. 

 
ii) That Council adopt the an ‘Alternate FSR Clause’ that 
allows any site to achieve the maximum FSR permitted by 
the maps (ie. 10:1 in the CBD Core and 6:1 in the 
transitional areas as resolved in the Draft City Centre 
Planning framework maps and Auto Alley Maps) subject to 
meeting the following criteria: 

(a) Achieving design excellence through 
instruments such as design competitions, and 

(b) Compliance with state planning instruments 
SEPP 65 and the objectives of the ADG and; 

(c) The ground floor of all sides of the building 
facing the street will be activated. 

(d) That staff prepare material boards or other 
appropriate forms/lists of noble materials with 
developers being required to use such 
materials on facades facing active street 
frontages, water courses and features, active 
public domain areas, parks and significant 
heritage or cultural items. 

(e) Further, that developers be required to 
create active street frontages whether their 
site is facing active street frontages, water 
course and features, active public domain, 
parks and significant heritage or cultural 
items. 
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(This would provide a process that all sites, regardless of 
size, are able to attempt to access the FSR identified on 
the map, subject to design excellence. This is consistent 
with the resolution adopted by council through item 9.4 8 
September 2014) 

 

 
 
 

(b) That, in relation to the preparation of the Draft Parramatta CBD 
Planning Proposal, Council resolve to proceed in accordance with 
Option SOL-2 with respect to Solar Access Controls, which reads 
as follows: 

 
“That heights and FSRs in solar access affected areas be 
consistent with those shown on adjoining unaffected properties 
(with solar access planes to remain as an overarching control in the 
LEP). Further, that FSR and height controls remain as listed in the 
current draft City Centre Planning Framework maps. 

 
(This would provide applicants the flexibility to attempt to achieve 
maximum FSR whilst still complying with Solar Access Controls as 
well as design excellence)” 

 

(c) That Council recognise that to preserve the heritage value of each 
individual heritage item in the City, and seek to enhance heritage 
outcomes for the City, redevelopment proposed for heritage items 
should be treated as site specific case by case matters based on 
merit. Further: 

 
i) In order to ensure compliance with the s117 Direction No. 2.3 

– Heritage Conservation, Council adopts provisions in respect 
to heritage conservation which are consistent with the current 
Parramatta City Centre LEP 2007 (Part 5, Clause 35). 

ii) That heritage controls for land fronting Church Street between 
the river and Macquarie Street be limited to height controls in 
the LEP (ie. replace the 3:1 FSR with a 10:1 FSR) with other 
relevant controls to be included in the DCP, given the strong 
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concentration of heritage items and its heritage character. 
iii) In respect of other listed heritage items, that Council Officers 

note that Council requires all development matters potentially 
impacting these items to be brought before the Council. 

iv) That FSR and height controls remain as listed in the current 
draft maps (ie. 10:1 in the CBD Core and 6:1 in the 
transitional areas as resolved in the draft City Centre 
Planning Framework Maps and as adopted in the Auto Alley 
Strategy). That is, that heritage items in the CBD, and those 
adjoined, have FSRs the same as adjoining properties, 
except for only the following: 
a. Harrisford House, given this is a state heritage item with 

a direct connection with the river. 
b. Area directly to the north of Lancer Barracks, given this 

is an item of national heritage significance. 
c. Areas adjoining state heritage items within a significant 

landscape setting, including St John’s Church and St 
John’s Cemetery. 

v) Further, that Council explore a mechanism for transferrable 
floor space on heritage items (subject to the enhancement of 
the heritage item) to provide greater incentive for heritage 
conservation (in addition to Part 5, Clause 35 in the current 
Parramatta City Centre LEP 2007) 

 
For the avoidance of doubt the standard template clause is as 
follows: 

 
 

Heritage conservation 
 

(1) Objectives 
The objectives of this clause are as follows: 

(a) to conserve the environmental heritage of the 
City, 
(b) to conserve the heritage significance of heritage 
items and heritage conservation areas, including 
associated fabric, settings and views, 
(c) to conserve archaeological sites, 
(d) to conserve Aboriginal objects and Aboriginal 
places of heritage significance. 

 

(2) Requirement for consent 
Development consent is required for any of the 
following: 

(a) demolishing or moving any of the following or 
altering the exterior of any of the following 
(including, in the case of a building, making 
changes to its detail, fabric, finish or appearance): 

(i) a heritage item, 
(ii) an Aboriginal object, 
(iii) a building, work, relic or tree within a 
heritage conservation area, 

(b) altering a heritage item that is a building by 
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making structural changes to its interior or by 
making changes to anything inside the item that is 
specified in Schedule 5 in relation to the item, 
(c) disturbing or excavating an archaeological site 
while knowing, or having reasonable cause to 
suspect, that the disturbance or excavation will or is 
likely to result in a relic being discovered, exposed, 
moved, damaged or destroyed, 
(d) disturbing or excavating an Aboriginal place of 
heritage significance, 
(e) erecting a building on land: 

(i) on which a heritage item is located or that 
is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located 
or that is within an Aboriginal place of 
heritage significance, 

(f) subdividing land: 
(i) on which a heritage item is located or that 
is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located 
or that is within an Aboriginal place of 
heritage significance. 

 

(3) When consent not required 
However, development consent under this clause is not 
required if: 

(a) the applicant has notified the consent authority 
of the proposed development and the consent 
authority has advised the applicant in writing before 
any work is carried out that it is satisfied that the 
proposed development: 

(i) is of a minor nature or is for the 
maintenance of the heritage item, Aboriginal 
object, Aboriginal place of heritage 
significance or archaeological site or a 
building, work, relic, tree or place within the 
heritage conservation area, and 
(ii) would not adversely affect the heritage 
significance of the heritage item, Aboriginal 
object, Aboriginal place, archaeological site 
or heritage conservation area, or 

(b) the development is in a cemetery or burial 
ground and the proposed development: 

(i) is the creation of a new grave or 
monument, or excavation or disturbance of 
land for the purpose of conserving or 
repairing monuments or grave markers, and 
(ii) would not cause disturbance to human 
remains, relics, Aboriginal objects in the form 
of grave goods, or to an Aboriginal place of 
heritage significance, or 

(c) the development is limited to the removal of a 
tree or other vegetation that the Council is satisfied 
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is a risk to human life or property, or 
(d) the development is exempt development. 

 

(4) Effect of proposed development on heritage 
significance 
The consent authority must, before granting consent under 
this clause in respect of a heritage item or heritage 
conservation area, consider the effect of the proposed 
development on the heritage significance of the item or 
area concerned. This subclause applies regardless of 
whether a heritage management document is prepared 
under subclause (5) or a heritage conservation 
management plan is submitted under subclause (6). 

 

(5) Heritage assessment 
The consent authority may, before granting consent to any 
development: 

(a) on land on which a heritage item is located, or 
(b) on land that is within a heritage conservation 
area, or 
(c) on land that is within the vicinity of land referred 
to in paragraph (a) or (b), 
require a heritage management document to be 
prepared that assesses the extent to which the 
carrying out of the proposed development would 
affect the heritage significance of the heritage item 
or heritage conservation area concerned. 

 

(6) Heritage conservation management plans 
The consent authority may require, after considering the 
heritage significance of a heritage item and the extent of 
change proposed to it, the submission of a heritage 
conservation management plan before granting consent 
under this clause. 

 
(7) Archaeological sites 
The consent authority must, before granting consent under 
this clause to the carrying out of development on an 
archaeological site (other than land listed on the State 
Heritage Register or to which an interim heritage order 
under the Heritage Act 1977 applies): 

(a) notify the Heritage Council of its intention to 
grant consent, and 
(b) take into consideration any response received 
from the Heritage Council within 28 days after the 
notice is sent. 

 
(8) Aboriginal places of heritage significance 
The consent authority must, before granting consent under 
this clause to the carrying out of development in an 
Aboriginal place of heritage significance: 

(a) consider the effect of the proposed 
development on the heritage significance of the 
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place and any Aboriginal object known or 
reasonably likely to be located at the place by 
means of an adequate investigation and 
assessment (which may involve consideration of a 
heritage impact statement), and 
(b) notify the local Aboriginal communities, in 
writing or in such other manner as may be 
appropriate, about the application and take into 
consideration any response received within 28 days 
after the notice is sent. 

 

(9) Demolition of nominated State heritage items 
The consent authority must, before granting consent under 
this clause for the demolition of a nominated State heritage 
item: 

(a) notify the Heritage Council about the 
application, and 
(b) take into consideration any response received 
from the Heritage Council within 28 days after the 
notice is sent. 

 
(10) Conservation incentives 
The consent authority may grant consent to development 
for any purpose of a building that is a heritage item or of 
the land on which such a building is erected, or for any 
purpose on an Aboriginal place of heritage significance, 
even though development for that purpose would 
otherwise not be allowed by this Plan, if the consent 
authority is satisfied that: 

(a) the conservation of the heritage item or 
Aboriginal place of heritage significance is facilitated 
by the granting of consent, and 
(b) the proposed development is in accordance 
with a heritage management document that has 
been approved by the consent authority, and 
(c) the consent to the proposed development would 
require that all necessary conservation work 
identified in the heritage management document is 
carried out, and 
(d) the proposed development would not adversely 
affect the heritage significance of the heritage item, 
including its setting, or the heritage significance of 
the Aboriginal place of heritage significance, and 
(e) the proposed development would not have any 
significant adverse effect on the amenity of the 
surrounding area. 

 

(d) That Council restates its objective to provide for the future 
infrastructure needs of the Parramatta City Centre from the 
redevelopment of the Centre:- 

 
i) That Council continue to pursue an increase to the section 

94A levy from 3% to 4.5%, and 
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ii) That Council, as an alternative to (i), explore the 
implementation of a ‘Phase 1’ infrastructure funding 
mechanism, where existing FSR controls remain in place and 
additional higher FSR controls can be achieved by 
contributing/sharing 10% of the land value of the uplift with 
the community for the provision of infrastructure. This will only 
be applicable if the Minister does not consent to the proposed 
increase in the s94A levy 

iii) Further to (ii), That Council explore the implementation of a 
‘Phase 2’ infrastructure funding mechanism, where higher 
FSRs than those proposed in Phase 1 can be achieved for 
nominated ‘Special Areas’ by sharing/contributing “a 
percentage” of the land value of the uplift with the community 
for the provision of infrastructure and subject to preparation of 
a site-specific DCP (or Stage 1 Concept DA) to demonstrate 
the site can accommodate the proposed additional yield 
without any adverse impacts. 

iv) That Council nominate the ‘Special Areas’ for ‘Phase 2 Value 
Sharing’ and the amount of potential additional FSR for each 
area when considering the Draft Parramatta CBD Planning 
Proposal in early 2016. 

v) That Council prepare an Infrastructure Delivery Plan to 
provide an infrastructure works program to provide 
transparency in how any income received through the funding 
scheme will be spent. 

vi) That Council prepare a Development Guideline to explain the 
process for provision of infrastructure through the 
infrastructure funding scheme, including nominating a dollar 
value per square metre of additional GFA being sought 
(which should be scheduled to provide certainty and reviewed 
annually), in case monies are dedicated towards 
infrastructure, rather than works. 

vii) That the mechanism applies only to additional residential 
GFA, not commercial GFA above the base FSRs shown on 
the maps. 

viii) That the infrastructure funding mechanism operates in 
addition to existing section 94A contributions. 

ix) That, in relation to the preparation of site-specific planning 
proposals at 14-20 Parkes Street, Harris Park and 122 
Wigram Street, Harris Park, Council amends these planning 
proposals currently being prepared to adopt a similar 
approach for negotiation (ie 10% of land value uplift) of an 
appropriate infrastructure contribution cause by the impact of 
these developments as that adopted above in (ii) for the Draft 
Parramatta CBD Planning Proposal. 

x) Further that, in relation to existing site-specific planning 
proposals currently being processed by Council in the 
Parramatta CBD, Council resolve to adopt a similar approach 
for infrastructure contribution in negotiating Voluntary 
Planning Agreements (VPAs) for these sites as that adopted 
for the Draft Parramatta CBD Planning Proposal above in (ii) 
(ie 10% of land value uplift) and Council advise applicants 
where Council is currently negotiating a VPA that the 
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infrastructure funding methodology outlined in (ii) above is 
now Council’s position in relation to the negotiation of these 
VPAs. 

 
Justifications - 

• Allows for flexibility. 
• Simpler planning controls. 
• Allows proponents to explore options for other land uses whilst 

encouraging equality 
• Encourages developers to do much better due diligence checks 

before purchasing 
• Better suited to unique sites that can meet design criteria to 

achieve maximum FSRs 
• Protects the items of Local, State, National and World heritage 
• Provides incentives for current and future investment into our city 

 

• Consistent with council resolutions 
o Council has consistently voted unanimously for all 

resolutions associated with the city centre planning 
framework. These include 
 Council voted unanimously in support of the City 

Centre Framework 8 September 2014 
• This was publically exhibited. Drop in 

sessions to town hall (x2), as well as public 
forum in hotel were held 

• Submission to the draft were made, with NO 
negatives or objections 

• Build not only speculation, but activity and 
confidence in Parramatta 

• Consistent with the states “Plans for Growing 
Sydney” 

• Aligned to the Greater Sydney Commission 
chairs view (L.Turnbull) that for Sydney to 
prosper, Parramatta and its growth must be 
achieved 

 Council voted unanimously in support of sites less 
that 1000sqr metres achieving maximum FSRs 
subject to design excellence (item 9.4 8 September 
2014) 

• OTHER COUNCIL RESOLUTIONS IN SUPPORT and 
CONSISTENT WITH 

o Item 10.3 13 July 2015 – Parramatta CBD Planning 
Strategy – Park Edge Highly Sensitive Area adjacent to 
World Heritage Listed Old Government House and Domain 
Solar Access to Key Public Spaces (passed 14 ayes, 1 no) 

o item 9.4 8 September 2014 – Parramatta CBD Planning 
Framework Review 

o item 7.14 December 2014 – Draft Parramatta City Centre 
Planning Framework Review- Outcome of Public 
Exhibition. 
 This included the Communications and Media report 

2014. With a total audience reach of 3.656,037 
 Highlights: 
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• Sky set to be the limit for Satellite CBD –
Weekend Australian 18 Oct 14

• Parra’s Plan to send city through the roof –
Sunday Tele 26 Oct 14

• Other social media and articles in online
medium such as TheUrbanDeveloper.com
“Height limits removed in propsed planning
framework for Parramatta”

o LM Minute 10 April 15. Parramatta City Centre Planning
Framework Review

o LM Minute 9 March 15 - Parramatta City Centre Planning
Framework Review

o NoM Garrard 26 June 15. Draft Parramatta CBD Planning
Strategy

(e) That Council form a committee to review the plan to report back
with their recommendations by the first Council Meeting in
February 2016.

(f) That this committee consist of three councillors and two outside
experts. These experts be Mary Lyn Taylor from the JRPP and
Sam Haddad (the former Director General of Planning).

(g) That should anyone be unable or unwilling to attend the committee,
then the NSW Planning Minister be requested to supply a
replacement subject to the concurrence of the Lord Mayor and the
3 committee councillors.

(h) That compensation to the members of the committee be in line with
the JRPP payments.

(i) That the engagement include the following scope:-
1. Development of an implementation for the infrastructure

funding mechanism linked to CBD development and the
provision of CBD city infrastructure.

2. Review and advice on a planning framework , heritage
treatment and controls for the CBD to ensure that
plans promote growth of high quality housing and
employment to  create Sydney Second CBD including:-
(i) The practicality of the plan;
(ii) Transition of development to conservation areas;
(iii) Enhancing the amenity of the public domain

including (but not limited to): Parramatta Square,
Centenary Square, River Foreshore, Prince Alfred
Park, Jubilee Park, James Ruse Park and Robin
Thomas Reserve;

(iv) Ways of lifting development standards in
Parramatta;

(v) Ways of ensuring Parramatta fulfils its place as the
capital of Western Sydney.

3. Assistance with talks and presentation with the Minister
for Planning and Environment and his senior
Department officials to gauge the State Government
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views on a statutory based infrastructure fund and levy 
made pursuant to Division 6 of the Environmental 
Planning and Assessment Act 1979 to provide for the 
future infrastructure needs of the City Centre, over 
and above the existing section 94A contribution. 

4. Obtaining specialist senior economic advice as to the
potential structure and options therein of a
statutory based infrastructure fund to inform council’s
discussions with the State Government.

(j) Further, that the objectives of this process is to be in a completed
form for Council review and adoption in March 2016.

The amendment was put and lost. 
The motion was put and carried. 
DIVISION The result being:- 
AYES: Councillors J P Abood, R Dwyer, J D Finn, J A Hugh, S T 

Issa, S D Lloyd, and L E Wearne 
NOES: Councillors G J Elmore, J L Shaw and A A Wilson 

Note 
1. Councillor S Chowdhury had declared a non - pecuniary

Interest in relation to this item as he is on the Board of a
Company that owns property in the CBD. Councillor
Chowdhury further declared a pecuniary interest in relation to
this matter also as he has an interest in land in the CBD that
relates to this issue. Councillor Chowdhury left the meeting
during discussion and voting on this issue.

2. Councillor P Esber had declared a Special Disclosure of
Pecuniary Interest in relation to this item as he as an interest
in land that relates to this issue. Councillor Esber left the
meeting during discussion and voting on this issue.

3. The Lord Mayor, Councillor P J Garrard declared a non -
pecuniary interest in relation this item as he is on the Board of
the Parramatta Leagues Club which owns property in the CBD
that relates to this issue. The Lord Mayor left the meeting
during discussion and voting on this issue.

4. Councillor J Hugh had declared a non - pecuniary interest in
relation to this item as he is a director of a charity which owns
property in the CBD that relates to this issue. Councillor Hugh
remained in the Chamber during discussion on this issue.

5. Councillor B Makari declared a pecuniary interest in relation to
this item as a relative has an interest in land affected by this
issue. Councillor Makari left the meeting during discussion
and voting on this issue.
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6. Councillor J Shaw declared an interest in relation to this item
as he owns property in the affected area but as the property is
his principal place of residence, he advised the interest is
insignificant and remained in the Chamber during discussion
and voting on this matter.

7. Per Minute No. 16281, Councillor Lloyd was in the Chair during
discussion and voting on this matter.

Lord Mayor 
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ECONOMY 

ITEM NUMBER 0.0 
SUBJECT Report of the Parramatta CBD Infrastructure Funding Review 

Committee 
REFERENCE F2013/02004 - D04070773 

REPORT OF Team Leader Strategy         
 
PURPOSE: 
 
The purpose of this report is to provide Council with the Report of the Parramatta 
CBD Infrastructure Funding Committee meeting held on 27 January 2016, including 
the recommendations from that Committee. 
 
 

RECOMMENDATION 
 
That Council adopt the recommendations of the Parramatta CBD Infrastructure 
Funding Review Committee meeting held on 27 January 2016, as follows: 
 
(1)  That instead of pursuing an increase to section 94A from 3% to 4.5%, that 

Council proceed with a two phase value sharing system in the Draft 
Parramatta CBD Planning Proposal, as follows: 

 
(a)  Phase 1 – Value sharing the difference between existing FSR controls 

and proposed FSR controls under the Draft Parramatta CBD Planning 
Proposal; and 

(b)  Phase 2 – Value sharing additional ‘bonus’ FSR for ‘Opportunity Sites’ 
above that proposed in Phase 1.   

 
(2)  That further work be undertaken to develop the specific value sharing rate to 

appear in a separate Development Guideline. Further analysis required to 
allow the Committee to finalise its recommendation on the rate includes:  
 
(a)  Consideration of land value uplift in different locations in the CBD. 
(b)  Consideration of land value uplift pre and post DA approval. 
(c)  Further development feasibility testing of any proposed rates. 
(d)  Consideration of different rates for Phase 1 and Phase 2 value sharing. 

 
(3)  That Council obtain legal advice to ensure the proposed value sharing system 

is permissible under the Environmental Planning and Assessment Act 1979, 
noting similar systems already in place by the City of Sydney and Ryde 
Councils. 
 

(4)  Further, that Council defer consideration of a heritage floor space transfer 
scheme to a separate LEP amendment to be undertaken at a future date 
given the potential conflicts arising with the proposed value sharing scheme. 

 
 

BACKGROUND 
 
1. Reference is made to Item 11.6 of the Business Paper to this meeting, which 

advises that the meeting of the Parramatta CBD Infrastructure Funding Review 
Committee was held on 27 January 2016. As provided under Item 11.6 (refer to 



Council (Development)  8 February 2016 Item 0.0 

- 2 - 

paragraph 5 of that report), a copy of the Report of the Committee is provided 
at Attachment 1 accordingly. 

2. It is recommended that Council adopt the recommendations of the Committee, 
so as to enable the progression of the Draft Parramatta CBD Planning 
Proposal. 

3. A further meeting of the Committee will be required, which will be arranged in 
the next month, once the additional analysis requested by the Committee is 
complete. 

 

Roy Laria 
Team Leader Strategy 

 

 
 

ATTACHMENTS: 
1  Report of the Parramatta CBD Infrastructure Funding Review 

Committee held on 27 January 2016 
3 
Pages 

 

  
 
REFERENCE MATERIAL 
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ATTACHMENT 1 
 
REPORT OF THE PARRAMATTA CBD INFRASTRUCTURE FUNDING REVIEW 
COMMITTEE MEETING HELD IN THE LEVEL 12 BOARDROOM, 126 CHURCH 
STREET, PARRAMATTA ON WEDNESDAY, 27 JANUARY 2016 AT 6:20PM  
 

PRESENT 
 

Clr Steven Issa in the Chair, Clr James Shaw, Clr Lorraine Wearne, Ms Mary-Lynne 
Taylor and Mr Sam Haddad. 
 

IN ATTENDANCE 
 

Clr Scott Lloyd, Ms Sue Weatherley (Director Strategic Outcomes and 
Development), Ms Jennifer Concato (Manager City Strategy), Mr Robert Cologna 
(Service Manager Land Use Planning), Mr Roy Laria (Team Leader Strategy), Mr 
Greg New (Consultant – GLN Planning) and Mr Peter Lawrence (Consultant – GLN 
Planning). 
 

APOLOGIES 
 
Clr Jean Pierre Abood. 
 

WELCOME AND INTRODUCTIONS 
 

The Chair, Clr Steven Issa, welcomed all Committee members, support staff and 
consultants to the meeting. Introductions were provided by all present. 
 

PURPOSE AND BACKGROUND 
 
Ms Sue Weatherley gave an overview of the key purpose of the Committee and 
provided some background. The key purpose of the Committee is to advise Council 
on an appropriate infrastructure funding mechanism to incorporate in the Draft 
Parramatta CBD Planning Proposal. 
 

PRESENTATION – PROPOSED VALUE SHARING MECHANISM 
 
Mr Robert Cologna delivered a presentation on the proposed two phase value 
sharing system (as described in the report to Council on 14 December 2015). The 
proposed system, which is generally based on the systems used by the City of 
Sydney Council for Green Square and Ryde Council for Macquarie Park, would 
operate as follows: 
 

(a) Phase 1 – Value Sharing the difference between existing FSR controls and 
proposed FSR controls under the Draft Parramatta CBD Planning Proposal; 
and 

(b) Phase 2 – Value sharing additional ‘bonus’ FSR for ‘Opportunity Sites’ above 
that proposed in Phase 1.   

 
The presentation also detailed the implications of implementing a heritage floor 
space transfer system as Council had resolved on 14 December 2015 to explore the 
implementation of a heritage floor space transfer system. The presentation 
discussed the implications of implementing a value sharing mechanism and heritage 
floor space transfer system at the same time. 
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PRESENTATION – VALUE SHARING RATE AND FEASIBILITY TESTING 

 
Mr Greg New delivered a presentation which discussed the work being undertaken 
to develop a value sharing rate for the Parramatta CBD. Comparable rates in Green 
Square ($475/m²) and Macquarie Park ($250/m²) were also being considered in the 
analysis. 
 
The presentation also looked at a number of contribution scenarios and examined 
their impacts on development feasibility, including contribution generated, 
developers profit, IRR and margin. 
 

RECOMMENDATIONS FROM THE COMMITTEE 
 
Following the presentations and discussion amongst the Committee members, the 
Committee RECOMMENDS the following to Council: 
 
(5) THAT instead of pursuing an increase to section 94A from 3% to 4.5%, that 

Council proceed with a two phase value sharing system in the Draft 
Parramatta CBD Planning Proposal, as follows: 

 
(c) Phase 1 – Value Sharing the difference between existing FSR controls 

and proposed FSR controls under the Draft Parramatta CBD Planning 
Proposal; and 

(d) Phase 2 – Value sharing additional ‘bonus’ FSR for ‘Opportunity Sites’ 
above that proposed in Phase 1.   

 
(6) THAT further work be undertaken to develop the specific value sharing rate to 

appear in a separate Development Guideline. Further analysis required to 
allow the Committee to finalise its recommendation on the rate includes:  
 
(e) Consideration of land value uplift in different locations in the CBD. 
(f) Consideration of land value uplift pre and post DA approval. 
(g) Further development feasibility testing of any proposed rates. 
(h) Consideration of different rates for Phase 1 and Phase 2 value sharing. 

 
(7) THAT Council obtain legal advice to ensure the proposed value sharing system 

is permissible under the Environmental Planning and Assessment Act 1979, 
noting similar systems already in place by the City of Sydney and Ryde 
Councils. 
 

(8) THAT Council defer consideration of a heritage floor space transfer scheme to 
a separate LEP amendment to be undertaken at a future date given the 
potential conflicts arising with the proposed value sharing scheme. 
 

NEXT MEETING 
 

The next meeting of the Committee will be held in the next month (once the 
additional analysis is complete), to further discuss and consider the value sharing 
rate. 
 
The meeting terminated at 9:00pm. 
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COUNCIL RESOLUTION  
 
11.6 SUBJECT Infrastructure Funding Review Committee -Draft 

Parramatta CBD Planning Proposal 

REFERENCE F2013/02004 - D04061827 

REPORT OF Team Leader Strategy. Also additional Team Leader 
Strategy Report. 

1 RESOLVED (Issa/Makari) 
 
(a) That Council adopt the recommendations of the Parramatta CBD 

Infrastructure Funding Review Committee meeting held on 27 
January 2016.  
 

(b) That instead of pursuing an increase to section 94A from 3% to 
4.5%, that Council proceed with a two phase value sharing system 
in the Draft Parramatta CBD Planning Proposal, as follows: 
 
(e) Phase 1 – Value sharing the difference between existing FSR 

controls and proposed FSR controls under the Draft Parramatta 
CBD Planning Proposal; and 

(f) Phase 2 – Value sharing additional ‘bonus’ FSR for ‘Opportunity 
Sites’ above that proposed in Phase 1.   

 
(c) That further work be undertaken to develop the specific value 

sharing rate to appear in a separate Development Guideline. Further 
analysis required to allow the Committee to finalise its 
recommendation on the rate includes:  
 

(i) Consideration of land value uplift in different locations in the 
CBD. 

(ii) Consideration of land value uplift pre and post DA approval. 
(iii) Further development feasibility testing of any proposed rates. 
(iv) Consideration of different rates for Phase 1 and Phase 2 value 

sharing. 
 

(d) That Council obtain legal advice to ensure the proposed value 
sharing system is permissible under the Environmental Planning and 
Assessment Act 1979, noting similar systems already in place by the 
City of Sydney and Ryde Councils. 

 

(e) Further, that Council defer consideration of a heritage floor space 
transfer scheme to a separate LEP amendment to be undertaken at 
a future date given the potential conflicts arising with the proposed 
value sharing scheme. 

 
 



Planning Proposal – Parramatta CBD 
 

 

 

 

 

Appendix 5 - Council Report 7 December 2015 - Plannin g 
Proposal for 61B George Street, Parramatta  

 

 

  



ECONOMY 

ITEM NUMBER 10.4 
SUBJECT  Planning Proposal for land at 61B George Street, Parramatta, 

known as the "Parramall" site. 
REFERENCE RZ/11/2014 - D03985458 

REPORT OF Team Leader - Land Use Planning          
 
LANDOWNER  Sterling House 88 Pty Ltd 
APPLICANT  Dyldam Developments 
 
PURPOSE 
 
The purpose of this report is to seek Council’s resolution on a planning proposal to 
amend Schedule 1 of Parramatta City Centre Local Environmental Plan (PCC LEP) 
2007 to permit ‘residential accommodation’ as an additional permitted use on the site 
at 61B George Street, Parramatta, currently zoned B3 (Commercial Core) in the 
Parramatta City Centre LEP 2007. 
 
 

RECOMMENDATION 
 
That  Council not support the planning proposal to amend Schedule 1 Additional 
Permitted Uses of Parramatta City Centre Local Environmental Plan 2007 to include 
‘residential accommodation’ at 61B George Street, Parramatta. 
 
 

EXECUTIVE SUMMARY 
 
1. The planning proposal (Attachment 1 ) for 61B George Street, Parramatta 

seeks to amend Schedule 1 of Parramatta City Centre Local Environmental 
Plan (PCC LEP) 2007 to include ‘residential accommodation’ as an additional 
permitted use on the site in the Commercial Core where it is currently 
prohibited. 
 

2. The planning proposal seeks to allow 22,000sqm of floor space to be provided 
for residential purposes within a total of 42,000sqm of floor space, with the 
remaining 20,000sqm being for commercial use. 
 

3. The planning proposal will result in a loss of employment generating floor space 
on one of the few available large unconstrained sites in the Commercial core 
and may compromise the potential of the Parramatta CBD to provide the 
required level of commercial development needed to support Parramatta as the 
major employment centre in Western Sydney. 
  

4. An entirely commercial development could generate up to 2,100 jobs. However, 
mixed use development on this site will reduce the job opportunities to 1,000 
(based on 1 worker per 20sqm) and have a negative impact on the ability for 
Parramatta to meet its employment target. 
 



5. Council has undertaken a study (Attachment 2 ) which examines the ability of 
the city to provide the required A-grade office space into the future. The option 
of permitting residential development in the commercial core has been 
examined in detail and ultimately concludes that this use should not be 
supported in the built form (i.e. a single tower containing both uses) proposed 
by the applicant in this case. 
 

6. The planning proposal is inconsistent with Council’s strategy to promote job 
growth in the Parramatta CBD, the objectives of the B3 Commercial Core zone 
in which the subject site is located, and also the findings of the study 
undertaken on the provision of high quality A-Grade Office Space (contained in 
Attachment 2 ).  
 

COUNCILLOR WORKSHOP 
 

7. Councillors have recently requested that all Planning Proposals be presented to 
Councillors at a Councillor Workshop prior to the being reported to Council. 
This proposal was presented at the Councillor Workshop of 7 September 2015 
along with the findings of the A-Grade Office Space Study commissioned as 
part of the CBD Planning Framework Review. 
 

BACKGROUND 
 

8. In December 2012 a preliminary planning proposal was submitted to Council for 
consideration and was subsequently withdrawn by the applicant in August 
2013. 
 

9. A revised planning proposal was submitted to Council in July 2014. 
 

10. A preliminary assessment was undertaken by Council staff and further 
information was requested from the applicant in September 2014 with regard to 
compliance with Section 117 Ministerial Directions and urban design matters. A 
response was provided by the applicant in October 2014. 
 

11. In April 2015 Council in adopting the CBD Planning Framework resolved to 
undertake a further study into the issue of whether residential development 
should be permitted on land zoned B3 Commercial Core. Given the Study 
findings would be so critical to Council’s policy position on the introduction of 
residential development into the Commercial core it was not considered 
appropriate to finalise the assessment of this Planning Proposal until the 
findings of the study were available. 
 

12. The A-Grade Office Space Study was completed and presented to a Councillor 
workshop on 7 September 2015. 
 

13. Following the workshop the preliminary findings of the Study were 
communicated to the applicant who requested an opportunity to provide 
additional information in support of their proposal which was provided to 
Council in October and November 2015. 

 



THE SITE 
 
14. The subject site is located at 61B George Street, Parramatta, known as 

“Parramall” and is within the commercial core of the Parramatta CBD (outlined 
in red in Figure 1 ). The legal description of the site is Lot 1 DP 607181 and it 
has an approximate land area of 3,654m2. The site is on the corner of George 
Street and Horwood Place, which wraps around the site, and has a total of 
three street frontages. 

 
15. Current uses on the site consist of a single storey commercial/retail shopping 

mall with a variety of tenants. It is surrounded by predominantly low scale 
commercial developments and is opposite the ‘Roxy Hotel’, a heritage listed 
item under Parramatta City Centre Local Environmental Plan (PCC LEP) 2007. 

 
16. The site is located within close proximity (approximately 300m) to the 

Parramatta Transport Interchange and the ferry wharf (approximately 500m) 
and is centrally positioned between the proposed Parramatta Square and 
Parramatta River foreshore.   
 

 
Figure 1  – Location of subject site at 61B George Street, Parramatta 

 
CURRENT PLANNING CONTROLS 

 
17. The site is currently zoned B3 Commercial Core under PCC LEP 2007 (refer to 

Figure 2 ), with an FSR of 10:1 and maximum building height of approximately 
120m (35 storeys).  
 



 
Figure 2  – Land zoning map showing the applicable B3 Commercial Core zone 

 
18. Surrounding land uses are retail and commercial ranging between 1 and 11 

storeys in height. 
 
19. The potential Gross Floor Area (GFA) on the site is 40,000m2 including a 10% 

design excellence bonus, which applies in the current PCC LEP 2007, or 
42,000m2 including a 15% design excellence bonus. The 15% design 
excellence bonus will apply to the CBD when PCC LEP 2007 is consolidated 
with Parramatta LEP 2011, which is expected to be finalised in the near future. 
 

LAND USE PERMISSIBILITY 
 

20. The permissible land uses within this zone are specified in PCC LEP 2007. The 
site currently operates as a low scale retail centre. The B3 Commercial Core 
zone is intended to provide a range of uses that serve the local and wider 
community. These include: 

 
• Commercial and retail development, 
• Cultural and entertainment facilities that cater for a range of arts and 

cultural activity, including events, festivals, markets and outdoor dining, 
• Tourism, leisure and recreation facilities, and 
• Social, education and health services. 

 
21. This zone is intended to, among others: 
 

• Encourage appropriate employment opportunities in accessible locations, 
and 

• Strengthen the role of the Parramatta city centre as the regional business, 
retail and cultural centre, and as a primary retail centre in the Greater 
Metropolitan Region. 



 
22. There is no provision for residential uses within this zone and a primary 

justification for the application of this zone in the core of the CBD is to ensure 
that future development contributes to the supply of A-Grade office space in 
Parramatta. 

 
THE PROPOSAL 

 
23. The proposal seeks to amend Schedule 1 – Additional Permitted Uses of PCC 

LEP 2007 to include ‘residential accommodation’ on the site. No other planning 
controls are proposed to be changed as part of the amendment. 
 

24. The Proposal intends to provide a total of 42,000m2 of GFA, which includes an 
additional 15% floor space ratio bonus for design excellence. The commercial 
GFA component is 20,000m2 (47.6%) and a non-commercial (residential) 
component of 22,000m2 GFA. 

 
ASSESSMENT AND KEY ISSUES 
 
25. The Proposal has been prepared in accordance with the Department of 

Planning and Environment’s (DP&E’s) A Guide to Preparing Planning 
Proposals and considers state and local planning strategies. 

 
26. The Proposal conflicts with Council’s overall strategic intentions for the core of 

the CBD. The provision of residential accommodation within the core of the 
Parramatta CBD in the form proposed by the applicant with commercial and 
residential in one tower is not consistent with the A-Grade Office Space Study 
recommendations. The findings of the recent A-Grade Office Space study are 
being relied upon as they are representative of current and future drivers of 
development in this sector (i.e. commercial floorspace development). The study 
included in-depth interviews with commercial office owners and developers who 
are active in Parramatta. 

 
27. It is therefore contended that the recommendation of the A-Grade Office Space 

Study should guide Council’s future strategy for the commercial core of the 
Parramatta CBD. While some residential uses are required to ensure the CBD 
retains a level of activity at night and during weekends, the primary use of the 
CBD should be for commercial operations and employment generating uses.  

 
28. In addition it is highlighted that currently, only 24% of the Parramatta City 

Centre is zoned exclusively for business uses. These are the B3 (Commercial 
Core) and B5 (Business Development) zones. The remainder is largely zoned 
B4 Mixed Use. The current development market heavily favours residential 
development with up to 76% of the City zoned to allow residential flat buildings 
which are expected to accommodate significant residential development to help 
activate the entire CBD. 
 

FLOODING AND HERITAGE 
 



29. The site is not classified as flood prone land and is not listed as a heritage item 
under Schedule 5 of PCC LEP 2007. However, the adjacent property at 41-59 
George Street is listed as having archaeological significance and 69 George 
Street (Roxy Hotel) is listed as a locally significant item. 

 
TRAFFIC AND ACCESS 

 
30. A separate traffic study was not included in the proposal; however it is 

proposed that vehicular access will be from Horwood Place and not from 
George Street. Further parking and traffic assessment can be undertaken 
should the proposal proceed and a development application lodged.   
 

A-GRADE OFFICE SPACE 
 

31. Parramatta is focusing on attracting high calibre commercial tenants to the CBD 
and therefore needs to ensure that appropriate commercial spaces are 
available and able to be provided into the future. Following Council’s adoption 
of the CDB Planning Framework Strategy the study, “Achieving A-Grade Office 
Space Study” was commissioned and is attached to this report (Attachment 2 ). 
 

32. The focus on A-Grade office space was in response to a very low vacancy rate 
of A-Grade office space (approximately 2% vacancy as of the Property 
Council’s Office Market report, July 2015) and the perception of demand for 
such space in the market. Providing additional A-Grade office space, or the 
refurbishment of existing building stock into a higher quality space, has the 
potential to attract high profile corporate and government tenants to the 
Parramatta CBD, while not limiting the diversity of grades of office space stock 
for other tenants who cannot or do not require A-Grade office space. It also 
reinforces the importance of Parramatta CBD within the Sydney office market 
as well as providing viable alternatives for businesses to locate outside the 
Central Sydney CBD.  
 

33. Parramatta CBD is currently the fourth-largest office market within Metropolitan 
Sydney (after Sydney CBD, North Sydney & North Ryde/Macquarie Park), with 
approximately 685,800m2 of office space of which approximately 40% is 
classified as “A-Grade” space. Eclipse Tower at 60 Station Street East, 
Parramatta and Sydney Water Headquarters at 40-60 Darcy Street, Parramatta 
are two recent examples of recently constructed A-Grade office space 
developments. 
 

34. The Study identified several criteria relevant to the Parramatta CBD for a 
building to be considered “A-Grade” space, including: 

 
• A building Gross Floor Area (GFA) over 10,000m2  
• A floor plate over 1,300m2 GFA 
• Ceiling heights over 2.7m 
• Reliable and frequent lift service 
• End-of-trip facilities (i.e. change rooms, showers) 
• High quality fixtures, finishes and fittings 



• Readily accessible to diverse retail, dining and entertainment amenities 
and services 

• Readily accessible to transport – both public transport and road 
connections; and 

• Location in a “corporate setting” with clustering of similar business 
activities. 

 
35. The Study included consultation with commercial office owners and developers 

active in Parramatta CBD and results indicated that the market is favouring 
buildings with a GFA of 20,000 to 25,000m2. These floor areas are based on 
the average government or commercial tenant who seek approximately 
7,000m2 each in floor space, and is considered an “ideal” most viable size for 
Parramatta CBD. These GFAs are consistent with the Eclipse Tower and 
Sydney Water Headquarters. 

 
36. Commercial developers also advised that “vertical separation” 

(residential apartments above office space within the same building) of 
mixed-use development would not result in high quality A-Grade office 
space being provided.  The B1 Tower at 118 Church Street, Parramatta is an 
example of a vertically separated mixed use development that comprises 5 
floors of commercial development in a podium with 23 levels of residential 
development above. A further disadvantage of vertical separation is the 
expectation that the residential component will be strata-titled, which provides 
limited scope for reconfiguration of commercial spaces under current Strata 
arrangements. 
 

37. “Horizontal separation” (residential and commercial uses in separate buildings) 
is preferred as financing and development of these proposals can be 
undertaken independently, as can ownership arrangements. A disadvantage of 
horizontal separation is that a very large site area is required in order to 
accommodate both buildings and maintain compliance with development 
controls such as building separation.  

 
38. Preliminary urban design testing indicates that a minimum site area of 5,000m2 

is required in order to appropriately accommodate a residential tower and an A-
Grade office tower with a floor plate exceeding 1,300m2 on a single site. The 
Parramatta CBD currently has around seven (7) sites zoned B3 Commercial 
Core which would provide sufficient land area without requiring site 
amalgamation, however three (3) of these sites contain significant office towers 
and a further two (2) sites are occupied by schools. 

 
39. The Study concludes by recommending that: 
 

• The B3 Commercial Core maintains its role as a primarily commercial 
area for long term employment growth. 

• Consideration of residential development in the Core should be secondary 
to providing significant uplift in the supply of commercial office space 
(exceeding 20,000m2 GFA). 



• Residential development would need to be in a separate building 
(horizontal separation) to the commercial component, subject to 
complying with planning, urban design and heritage considerations. 

• Locating residential development above commercial floor space in the 
same building (vertical separation) is to be discouraged as it will likely 
result in lower quality office space within the Parramatta CBD and may 
have difficulties in being leased and have a detrimental impact on the 
CBD’s office market. 

• If residential development is provided in the Core, buildings must adopt a 
“commercial design aesthetic” to ensure it is visually compatible with 
surrounding commercial buildings. 

 
40. Although the concept design proposes to have separate residential and 

commercial entries to the building (residential access located from Horwood 
Place), the Proposal is inconsistent with the A-Grade Office Space Study which 
does not support vertical mixed use development. 
 

41. In addition, not only is there a potential loss of 22,000m2 of commercial floor 
space but also a potential permanent loss of employment generating floor 
space should the development include a residential component under a strata-
title arrangement. This will impact on the availability of appropriate floor space 
in the CBD that could be occupied by high profile tenants. Should this Proposal 
be supported to include a residential component on the site it may establish an 
unwanted precedent for future development within the B3 zone of the CBD. 

 
APPLICANT’S RESPONSE TO A-GRADE OFFICE SPACE STUDY ISSUES 
 
42. In response to the key findings of the A grade office space study the applicant 

has provided indicative floor plans of a potential mixed use tower as well as 
‘precedent’ examples including buildings in Sydney, Adelaide, Brisbane & 
Chicago. These have been reviewed however are located in centres that do not 
have the same attributes or challenges as Parramatta CBD. For example, the 
Sydney CBD (containing 4,960,000sqm of commercial floor space) has sought 
to attract more residential development to provide a more active and vibrant 
CBD out of office hours whereas Parramatta already has a strong residential 
supply pipeline and is seeking to attract more employment generating 
development. 
 

43. Different design options were considered by the applicant for the site including 
the Council-preferred option of developing two towers on the site to provide 
horizontal separation of uses. While the site is theoretically large enough to 
accommodate two towers, the applicant does not consider this configuration to 
be logical or feasible given adequate building separation cannot be achieved 
and would result in poor amenity for future occupants.  
 

44. The applicant considers that the same outcome can be achieved with regard to 
providing adequate A-Grade office space by developing one tower on the site 
as shown in the table below. 

 Single Tower Option  
(Applicant preferred)  

‘Connected’ dual  
Tower Option 



20,000m2 commercial GFA Yes Yes 
Separated / dedicated lobbies Yes Yes 
A-Grade Office floor plate / flexibility of 
layout / open plan 

Yes Yes 

Adequate lift service Yes Yes 
Activated streets and ground floor 
services 

Yes Yes 

George Street primary address Yes Yes 
No traffic access from George Street  Yes Yes 
Adequate parking (car and cycle) Yes Yes 
Amenities (roof top open space, end of 
trip facilities) 

Yes Yes 

5 Star Green Rating Yes Yes 
Design competition Yes Yes 

 
45. In support of the single tower option, advice was provided by the applicant from 

two commercial leasing agents who state that a mixed use development in one 
tower will not diminish the viability of the site in providing A grade office space. 
These statements are made on the basis of the concept design an extract of 
which is provided below. 

 

 
Figure 3  – Concept design of proposed development at 61B George Street, 
Parramatta 

 
46. In response to these matters, it is acknowledged that this configuration is 

suitable for the site on design merit as the appearance does address the 



commercial design aesthetic criteria. However, it is not consistent with the 
Study in that it proposes vertical separation, which has been stated as a key 
element in determining the success of a building in attracting high profile 
tenants.  
 

47. Further, the internal layout of the intended commercial Levels 4 to 9 provided 
with the Proposal are similar to the layout proposed for the residential floors on 
Levels 10 to 39. Concern is raised that these floors (4-9) will not be used for 
commercial purposes and a later application will be made for them to be 
adapted for residential use should a tenant not be found. This would further 
reduce the supply of available commercial floor space in the CBD and reinforce 
the residential use of the building, which is not the desired outcome. 

 
48. An economic study, prepared by MacroPlanDimasi, was provided with the 

planning proposal and supports the viability of a mixed use development on the 
site in the current market. However, further consideration should be given to the 
long term strategic intention of the CBD and future market trends which are 
anticipated to result in a higher demand for commercial office space that is not 
part of a mixed use development.  In addition, consultation was undertaken with 
commercial developers active in the Parramatta CBD who advised that vertical 
separation was not the preferred arrangement if seeking to produce A-Grade 
office space.  

 
RELATIONSHIP TO THE STRATEGIC PLANNING FRAMEWORK 
 
49. In December 2014 the State Government released its revised Metropolitan Plan 

entitled ‘A Plan for Growing Sydney’. Direction 1.2 of this plan states: Grow 
Greater Parramatta – Sydney’s second CBD. Action 1.2.1 of this plan is: Grow 
Parramatta as Sydney’s second CBD by connecting and integrating Parramatta 
CBD, Westmead, Parramatta North, Rydalmere and Camellia. This direction 
also identifies the core elements for growing Parramatta as: continuing to grow 
the commercial core as the central focus of business activity; and encouraging 
growth across a range of employment types. 
 

50. The sub-regional plan also includes overarching priorities including working 
with Parramatta Council to; 
 
• provide capacity for additional mixed-use development in Parramatta CBD 

and surrounding precincts including offices and retail in Parramatta CBD 

• provide capacity for long-term employment growth in Greater Parramatta, 
particularly in its CBD 

• Work with council to retain a commercial core in Parramatta CBD for long-
term employment growth 

51. The proposal is broadly consistent with this Plan in that should it proceed with a 
component of residential use it will be providing additional housing, 
employment and services in an existing town centre that is highly accessible. 
The proposal would also be providing floorspace for jobs growth and diversity 
across Sydney and increasing the supply of office and retail space in the CBD 



however would be an underutilisation of the site in terms of the potential 
employment floorspace being possible on the site.  
 

52. Decisions made to alter the agreed long term strategic planning outcomes for 
Parramatta and Greater Sydney should not be solely influenced or 
compromised by today’s contended market demand as is heavily relied upon in 
the proponent’s economic report. With regard to consistency with local 
strategies, the site is located within close proximity to public transport and will 
deliver a reasonable quantum of commercial floor space. However, it is not 
consistent with the overarching strategic direction for the core of the CBD and 
the objectives of the B3 Commercial Core zone, which does not currently 
permit residential uses. 

 
SECTION 117 DIRECTIONS 
 
Section 117 Direction 1.1 – Business and Industrial Zones 
 
53. In evaluating the relative merits of a planning proposal the relevant planning 

proposal must have regard to whether a proposal is consistent with applicable 
Ministerial Directions. Of particular relevance to this proposal is Direction 1.1 – 
Business and Industrial Zones. 
 

54. The objectives of this Direction are to: 
 

(a) encourage employment growth in suitable locations, 
(b) protect the area and locations of existing business and industrial zones, 

and 
(c) support the viability of identified strategic centres. 

 
55. Section (4) of this Direction states that a planning proposal must: 
 

(a) give effect to the objectives of this direction, 
(b) retain the area and locations of existing business and industrial zones, 
(c) not reduce the total potential floor space area for employment uses and 

related public services in business zones, 
(d) not reduce the total potential floor space area for industrial uses in 

industrial zones, and  
(e) ensure that proposed new employment areas are in accordance with a 

strategy that is approved by the Director-General of the Department of 
Planning and Environment. 

 
56. This Direction aims to preserve employment lands, however a planning 

proposal may be inconsistent with the terms of this Direction only if the relevant 
planning authority can satisfy the Director General of the Department of 
Planning and Environment that the provisions of the planning proposal that are 
inconsistent are; 
 
- Justified by a strategy or study which gives consideration to the objective 

of this direction or 
- Be of minor significance 



 
57. While the planning proposal gives consideration to the objectives of this 

Direction it does not have an adequate appreciation of the strategic justification 
for the B3 Commercial Core zone that applies to the site. The planning 
proposal’s inconsistency with this Direction is not justifiable given it is not 
considered to be of a minor significance in terms of the precedent it would set 
nor is it supported by the findings of the A-Grade Office Space Study which has 
been prepared to support Council’s CBD Planning Proposal. In addition, the 
planning proposal will not be consistent with the Direction in encouraging and 
protecting employment lands in that it reduces the potential employment 
floorspace capacity of the site (and Commercial core) from 42,000sqm to 
20,000sqm and will also concurrently detract from the availability of the desired 
commercial floor space by reducing the potential of the site to deliver A-Grade 
office space in the CBD.   

 
PLAN-MAKING DELEGATIONS 
 
58. New delegations were announced by the then Minister for Planning and 

Infrastructure in October 2012, allowing councils to make LEPs of local 
significance. On 26 November 2012 Council resolved to accept the delegation 
for plan making functions. Council has resolved that these functions be 
delegated to the CEO. 
 

59. Should Council resolve to proceed with this planning proposal (Attachment 1), it 
is intended that Council will be able to exercise its plan-making delegations. 
This means that once the planning proposal has been to gateway, undergone 
public exhibition and been adopted by Council, Council officers will deal directly 
with the Parliamentary Counsel Office on the legal drafting and mapping of the 
amendment. The LEP amendment is then signed by the CEO before being 
notified on the NSW Legislation website. When the planning proposal is 
submitted to Gateway, Council will advise the DP&E that it will be exercising it 
delegation. 
 

PROCESS- NEXT STEPS 
 
60. Council as the relevant planning authority must resolve to support a planning 

proposal before it can proceed to Gateway by the DP&E. 
 

61. Should Council resolve to proceed with the planning proposal, it (and related 
documentation) would be submitted to the DP&E for Gateway determination 
prior to any formal exhibition being undertake. 

 
CONCLUSION 
 
62. Land zoned exclusively for employment uses only accounts for 24% of 

Parramatta CBD (inclusive of ‘auto alley’) and is intended to provide for the 
future provision of high quality A-Grade office space to support Parramatta as 
the key employment centre in Western Sydney. The proposed amendment of 
Schedule 1 Additional Permitted Uses of PCC LEP 2007 to include ‘residential 
accommodation’ as a permitted use on the subject site at 61B George Street, 



Parramatta, is not considered appropriate given its location within the core of 
Parramatta CBD, proposed form (vertical separation) and inconsistency with 
the objectives of the B3 Commercial Core including encouraging appropriate 
employment opportunities in accessible locations and strengthening the role of 
the Parramatta city centre as the regional business, retail and cultural centre, 
and as a primary retail centre in the Greater Metropolitan Region. 

 
63. It is recommended that Council not support the planning proposal. 
 
 
Neal McCarry 
Team Leader – Land Use Planning 
 
 

ATTACHMENTS: 
1  Planning Proposal - 61B George Street, Parramatta 86 Pages  
2  Achieving A-Grade Office Space in the Parramatta CBD 107 Pages  
 
Note:  
Attachment 1 - Is found at Council’s Business Papers available online at 
www.parracity.nsw.gov.au  
Attachment 2 - Is provided in the Appendices of the Planning Proposal for the 
Parramatta CBD 
 
 



COUNCIL RESOLUTION  
 
10.4 SUBJECT Planning Proposal for land at 61B George Street, 

Parramatta, known as the "Parramall" site. 

REFERENCE RZ/11/2014 - D03985458 

REPORT OF Team Leader - Land Use Planning 

 MOTION (Makari/Wilson) 
 

1 That  Council not support the planning proposal to amend Schedule 1 
Additional Permitted Uses of Parramatta City Centre Local 
Environmental Plan 2007 to include ‘residential accommodation’ at 61B 
George Street, Parramatta. 
 

 AMENDMENT  (Shaw/Esber) 
 
That consideration of this matter be deferred until February 2016 to 
seek further information on this matter.   
 

 The amendment was put and lost.  
 
The motion was put and carried.   
 

 DIVISION The result being:- 
 
AYES:  Councillors J P Abood, S H Chowdhury, R Dwyer, G J 

Elmore, P J Garrard, J A Hugh, S T Issa, S D Lloyd, B 
Makari, J L Shaw, L E Wearne and A A Wilson 

 
NOES: Councillor P  Esber 
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Appendix 6 - Council Report 14 March 2016 - Planning 
Proposal for Parramatta CBD 

 
This Council report will be included in this Appendix following the Council Meeting on 14 March 2016 
and forwarded to the NSW Department of Planning and Environment as part of Council’s Gateway 
application. 
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Executive Summary 

Urbis has been engaged by Parramatta City Council to develop a Heritage Study to assist with the review 
of the Planning Controls in the Parramatta CBD. This Study provides more detailed work to inform the 
planning proposal to amend the controls through a formal statutory process. This Study aims to support 
Parramatta City Council’s vision for the growth of the Parramatta CBD as Australia’s next great city 
through a clear and innovative planning framework to enable growth whilst respecting its heritage.  

The purpose of the Heritage Study is to respond to the Planning Strategy by: 

 recommending modifications or additions to planning and development controls, to address heritage 
related impacts on items within the CBD and periphery areas of the Planning Proposal with a focus 
on changes to FSRs; 

 investigating the merits of a potential transferable development rights scheme for heritage floor space 
ratios (FSR) for the Study Area; and, 

 providing guidance on transition planning controls for the heritage conservation areas. 

The Study Area is shown below at Figure 1 and generally covers the: 
 The existing City Centre (excluding the Park Edge Highly Sensitive Area adjacent to Parramatta Park 

and also excluding Parramatta Park); 
 Church Street north precinct and the residential area behind to Sorrell Street; and 
 Auto Alley precinct including the area between Harris Park Station to the east and Inkerman/Marsden 

Streets to the west. 

This assessment has been informed by extensive surveys of the Planning Proposal Area (PPA) (refer to 
the schedule of PPA heritage items at Appendix A) and in particular, reviews of the investigation areas as 
set out in section 5. Recommended FSRs for the PPA are shown at Figure 27, and are consistent with 
the recommendations of section 5.  

The amendments to the PPA and corresponding LEP/ DCP amendments have also required additional 
review of the LEP/DCP provisions with regard to heritage and the City Centre to cater for intensification of 
development as set out in section 7.  

SUMMARY OF RECOMMENDATIONS  

The following summarises the recommendations in the body of the report to inform Parramatta City 
Council’s review of the planning controls, specifically proposed amendments to built form controls across 
the planning proposal area, to address heritage related impacts and guidance on transition planning to 
heritage conservation areas.   

CITY CORE 

 Allow heritage items to have similar FSRs to adjoining properties in the CBD core (being the area 
generally bound by the river to the north and the Great Western Highway/Parkes/Hassall Streets 
to the south) with the following exceptions: 

o Church Street between the river and Macquarie Street, given the strong 
concentration of heritage items and its heritage character. 

o Harrisford House, given this is a state heritage item which retains a direct connection 
with the river. 

o Area directly to the north of Lancer Barracks, given this is an item of national heritage 
significance. 

o Areas adjoining state heritage items within a significant landscape setting, including 
St John’s Church and St John’s Cemetery.  
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o Along the eastern edge of the CBD to allow for a transition to heritage conservation 
areas. 

 Whilst uplift in FSR is supported, providing additional FSR for heritage items does not imply that 
these sites alone have additional development potential; however it does provide for the transfer 
of additional FSR with adjoining sites through site amalgamation and incentivises renewal.  

 To manage potential risks to heritage items additional provisions in the LEP and DCP are 
recommended to ensure that the integrity of the item is retained and conserved. This includes 
retention of curtilage and setting and interpretation of the original subdivision which contributes to 
the significance of the item. 

 To mitigate potential impacts to significant view corridors associated with the original town plan 
and road layout, podium heights controls are required along George and Church Streets.   

 A transferable development rights scheme for heritage items as an alternative to transfer of FSRs 
through site amalgamation is not recommended for reasons detailed in Section 6 of the report. 

PERIPHERAL AREAS 

 In the transitional areas north of the river and south of Great Western Highway/Parkes/Hassall 
Streets, FSRs generally transition down to the six heritage conservation areas which adjoin the 
CBD.  

 Heritage items within these transitional areas have been allocated lower FSRs to prevent 
overdevelopment, minimise any adverse impacts on their heritage significance and respond to 
their modest residential scale. 

 A transition is not required for the land on the eastern side of Cowper Street and adjoining the 
western boundary of the Harris Park West HCA as the area already contains some high density 
development and is buffered by the railway corridor which is deemed to provide a defined edge to 
the HCA, with the character of the HCA strongly defined.  

 Additional DCP provisions are required to address heritage related impacts on items within the 
periphery areas. 

 FSRs should respond to the scale of development in the adjacent to the North Parramatta Urban 
Renewal Area and the transition to the adjoining HCA.  

 The boundary of the Harris Park West Heritage Conservation Area could be reviewed when the 
northern portion of the block bound by Ada, Wigram and Kendall Streets is redeveloped as the 
current development does not contribute to the HCA.  The lots fronting Ada Street would then 
form a defined edge to the HCA.  

 The boundary of the Sorrell Street Heritage Conservation Area could be expanded to include 
additional contributory items on perpendicular streets, and the southern extent of the HCA could 
be reduced as current development does not contribute to the HCA. 

 Existing FSRs have been maintained within Marion Street in recognition of the high density of 
heritage items in the area and the already altered context.  

DESIGN EXCELLENCE  

 Inclusion of Heritage as a trigger for design excellence requirements on sites of or more than 3:1 
FSR and adjoining heritage items. 

PROTECTION OF WORLD HERITAGE LISTED OLD GOVERNMENT HOUSE AND THE DOMAIN 

 It is recommended that the guidelines in the Technical Report prepared by Planisphere relating to 
Old Government House and the Domain be included in the DCP to ensure that views from OGH 
and Parramatta Park are retained with some possible exceptions.  Further work is required to 
determine the relevance of the guidelines in the context of the Planning Proposal.   

 New towers in the CBD core should take the form of tall slender towers allowing for slot views to 
the east from the park. 

ARCHAEOLOGY  

 The existing LEP and DCP controls provide for the protection of archaeological resources and 
indigenous history and no change is recommended to these controls. 

 The processes that sit under the LEP and DCP have been identified in two studies as being 
worthy of review, being the Parramatta Historical Archaeological Landscape Management Study 
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2000 prepared by Godden Mackay, and the Parramatta Aboriginal Cultural Heritage Study 
Review prepared by Mary Dallas Consulting Archaeologists in August 2014. Separate to this PP, 
Council should prioritise work that reviews and updates the processes related to the protection of 
archaeological resources and indigenous heritage. 

S117 DIRECTIONS  

 Where the above recommendations are implemented the subject PP is considered to be 
compliant with requirements of Section 117 Direction 2.3 Heritage Conservation (Section 117(2) 
of the Environmental Planning and Assessment Act 1979. 

 

 

 





 

URBIS 
PARRAMATTA HERITAGE STUDY DECEMBER2015  INTRODUCTION 1 
 

1 Introduction 

1.1 BACKGROUND AND PURPOSE 
Parramatta’s CBD is now the second largest in Sydney and is identified as being integral to the growth of 
the Sydney metropolitan area.  

Parramatta City Council is reviewing the planning controls for the Parramatta CBD and is also proposing 
to expand the city centre boundary to allow Council to meet its growth targets for additional dwellings and 
jobs. The draft planning controls resulted from a planning framework review process that considered 
many factors impacting on development in the CBD. The Parramatta City Council adopted the 
‘Parramatta CBD Planning Strategy’ in April 2015 which establishes principles and actions to guide a new 
planning framework for the Parramatta CBD. The implementation of the Strategy includes: 

 preparing a formal Planning Proposal under the Environmental Planning and Assessment Act 1979 
for the new framework 

 expanding the CBD boundary 

 increasing the floor space ratios (FSRs) 

 integrating the Auto Alley Planning Framework in the new planning framework 

 

Heritage is one of the most critical issues in the resolution of the new planning controls. As Australia’s first 
viable colonial settlement, Parramatta has a wealth of surviving European and Aboriginal Heritage 
buildings and places. A heritage review is therefore required to address the impact of the proposed new 
controls on Indigenous and European items of heritage significance, including significant areas, objects 
and places.  

Urbis has been engaged by Parramatta City Council to develop a Heritage Study to assist with the review 
of the Planning Controls in the Parramatta CBD. This Study provides more detailed work to inform the 
planning proposal to amend the controls through a formal statutory process. This Study aims to support 
Parramatta City Council’s vision for the growth of the Parramatta CBD as Australia’s next great city 
through a clear and innovative planning framework to enable growth whilst respecting its heritage.  

The purpose of the Heritage Study is to respond to the Planning Strategy by: 

 recommending modifications or additions to planning and development controls, to address heritage 
related impacts on items within the CBD and periphery areas of the Planning Proposal with a focus 
on changes to FSRs; 

 investigating the merits of a potential transferable development rights scheme for heritage floor space 
ratios (FSR) for the Study Area; and, 

 providing guidance on transition planning controls for the heritage conservation areas. 

The objectives of the Study are to ensure that: 

 areas identified for greater density development take account of heritage considerations and any 
impacts can be ameliorated and effectively dealt with through heritage controls at the development 
assessment stage; 

 the planning proposal contains provisions that facilitate the conservation of identified heritage so as to 
satisfy Section 117 Direction 2.3 Heritage Conservation; and 

 establish a nexus between recommended heritage controls and existing heritage studies and 
conservation controls is established. 

The Study provides guidance to the Council’s Urban Designers and Urban Planners as they test the 
planning controls and prepare a Planning Proposal to implement a new planning framework. 
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1.2 STUDY AREA 
The Study Area is shown below at Figure 1 and generally covers the: 
 The existing City Centre (excluding the Park Edge Highly Sensitive Area adjacent to Parramatta Park 

and also excluding Parramatta Park); 
 Church Street north precinct and the residential area behind to Sorrell Street; and 
 Auto Alley precinct including the area between Harris Park Station to the east and Inkerman/Marsden 

Streets to the west. 

FIGURE 1 – THE STUDY AREA  

 
LOCATION OF THE STUDY AREA  
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AERIAL VIEW OF THE STUDY AREA 
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1.3 METHODOLOGY 
This report has been prepared in accordance with Section 117 Direction 2.3 Heritage Conservation 
(Section 117(2) of the Environmental Planning and Assessment Act 1979. 

This report has been based on: 

 site visits undertaken throughout June and July 2015 
 meetings with Parramatta Council staff  
 review of the Parramatta City Centre Local Environmental Plan 2007, Parramatta Local 

Environmental Plan 2011 and Parramatta Development Control Plan 2011  
 the documentation provided by Council and additional research (refer to Section 9) 
 meetings with City of Sydney City Plan Development Section and Design Excellence Coordinator 
 internal workshops with Urbis planners, economists and market researchers, and urban designers 

The report is consistent with The Australia ICOMOS Burra Charter for Places of Cultural Significance 
2013. The Charter is widely adopted as the standard for best practice in the conservation and 
management of heritage places in Australia. 

1.4 LIMITATIONS 
It was not within the scope of this study to reassess the significance and condition of the identified 
heritage sites and conservation areas within the study area. Notwithstanding this, the Study has reviewed 
the existing statements of heritage significance to gain a full understanding of why the heritage items and 
areas are important. 

In assessing and making recommendations to the planning and development controls to address the 
heritage related impacts of the proposed increases in FSR controls and the removal of height controls, 
the existing statutory listings have provided the basis for the proposed recommendations.  

It is noted that several sites within the study area are subject to existing planning proposals. 
Recommendations for Parramatta Square have not been provided as the area is subject to a significant 
urban renewal program which is currently in the design process. 

1.5 AUTHOR IDENTIFICATION 
The following report has been prepared by Fiona Binns (Senior Heritage Consultant) and Sarah Jane 
Brazil (Senior Heritage Consultant). Stephen Davies (Director) has reviewed and endorsed its content. 

Unless otherwise stated, all drawings, illustrations and photographs are the work of Urbis. 
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2 Heritage Significance 
As Australia’s first viable colonial settlement, and the second township to be laid out in New South Wales 
after Sydney, Parramatta has a wealth of surviving European and Aboriginal heritage buildings and 
places. Parramatta is of significance for its ability to demonstrate, in its physical forms, historical layering, 
documentary and archaeological records, the development of colonial and post-colonial settlement in 
Sydney and New South Wales.  

The close connections between the local Burramattagal and Wangal people and the place remain evident 
in the extensive archaeological resources, the historical records and the geographical place name of the 
area, as well as the continuing esteem of Sydney's Aboriginal communities for the place. Parramatta was 
a traditional meeting place and food-gathering ground for the clans and the name Parramatta is derived 
from the Aboriginal words for the place (burra) where the eels (matta) lie. 

Much of the convict and colonial era development and infrastructure survives within and in the vicinity of 
the study area, including the World Heritage listed Old Government House and Domain, the 
Commonwealth Heritage listed Lancer Barracks, the State listed Old Parramatta Gaol and the former 
Female factory as well as the surviving estates and early houses including the state heritage listed 
Elizabeth Farm and early colonial cemeteries. The original town layout also remains apparent in the City 
Centre, with High Street (George Street) as the major axis of the town and the grand town square at the 
end of Quakers Row (Church Street). Lost elements are also represented in the diverse archaeology of 
the place.  

The late 19th and early 20th century phases of development are well represented by a substantial number 
of surviving residential dwellings largely concentrated in the CBD peripheral areas such as the Sorrell 
Street, North and South Parramatta Conservation Areas respectively; as well as through surviving 
significant shops, pubs, schools, civic and commercial buildings scattered throughout the core of the 
CBD, which are listed on the 2007 and 2011 Parramatta LEPs as locally listed heritage items. Parramatta 
emerged as a secondary CBD for Sydney in the latter part of the 20th century, which also manifested in a 
more contemporary overlay of commercial development.  

A schedule of all the listed heritage items within the Study Area is provided at Appendix A. This includes 
Commonwealth (one item only) and State listed heritage items, as well as numerous locally listed 
heritage items. The heritage items and conservation areas identified in the Parramatta City Centre Local 
Environmental Plan 2007 and Parramatta Local Environmental Plan 2011 that fall within the study area 
and adjacent to it are illustrated in Figure 2.  

Views and vistas are also an essential part of Parramatta’s cultural landscape and contribute to the 
quality of the environment. Significant views within the CBD have been identified within the DCP and 
Planisphere study1. Significant view corridors have been shown at Figure 3. 

Parramatta remains a living cultural landscape greatly valued by both its local residents and the people of 
New South Wales and serves as a strong reminder of our shared national heritage. It is therefore 
imperative that the cultural heritage of Parramatta is considered in the planning proposal process, to 
preserve the significant values and character of the heritage items, conservation areas and the area 
generally, while providing for urban intensification and integration of new development.  

 

 

                                                      

1 The Technical Report was undertaken by Planisphere in 2012 and considered the relationship of future 
development in Parramatta City to the World and National Heritage listed Old Government House and Domain 
(OGHD). The key objectives of the study were to identify, document and describe important views and settings, 
review draft planning controls and to create future development guidelines to determine if future development is 
likely to have an impact on heritage values. 
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FIGURE 2 – HERITAGE ITEMS WITHIN AND ADJACENT TO THE STUDY AREA  

 
PLAN OF THE PLANNING PROPOSAL AREA, SHOWING WORLD, COMMONWEALTH, STATE AND LOCAL HERITAGE ITEMS  
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FIGURE 3 – SIGNIFICANT VIEWS IDENTIFIED WITHIN AND OUTSIDE THE STUDY AREA 

IDENTIFIED SIGNIFICANT VIEWS WITHIN THE PLANNING PROPOSAL AREA AS DEFINED BY THE DCP 2011 
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FIGURE 4 – SIGNIFICANT VIEWS AND VISTAS AFFECTING THE STUDY AREA IDENTIFIED IN THE PLANISPHERE REPORT 
2012  

 
IDENTIFIED SIGNIFICANT VIEWS WITHIN THE PLANNING PROPOSAL AREA AS DEFINED IN THE PLANISPHERE 

STUDY 
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2.1 HERITAGE MANAGEMENT CONTEXT 
The Council’s planning proposal boundary encompasses a number of places of significant heritage value 
that have been variously identified on Commonwealth, State and local heritage lists and registers. As 
such they are subject to the provisions of a number of different pieces of environmental legislation. The 
key legislation is as follows.  

Environment Protection and Biodiversity Conservation Act 1999 

The Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act) is the Australian 
Government's key piece of environmental legislation. It provides a legal framework to protect and manage 
nationally and internationally important flora, fauna, ecological communities and heritage places. In 
addition, the EPBC Act confers jurisdiction over actions that have a significant impact on the environment 
where the actions affect, or are taken on, World Heritage and National and Commonwealth listed places 
as well as Commonwealth land, or are carried out by a Commonwealth agency. Therefore it applies to 
some of the heritage places that are included within and adjacent to the study area namely the Lancer 
Barracks, the Lancer Barracks Precinct and Old Government House and Government Domain. 

It is noted that the area designated as being of “National Significance” within the Harris Park Special Area 
(refer section 5.8) does not have a corresponding national heritage listing under the Act and is only 
referred to as nationally significant in the Parramatta DCP. The area therefore is not subject to the Act. 

World Heritage properties are places with natural or cultural heritage values which are recognised as 
having outstanding universal value. World Heritage properties are listed on the World Heritage List (WHL) 
by the United Nations Educational, Scientific and Cultural Organisation (UNESCO) or have been declared 
by the Minister responsible for the EPBC Act to be a World Heritage property. There are no World 
Heritage listed properties within the study area, however Old Government House and the Government 
Domain were inscribed on the World Heritage List on 31 July 2010 as one of the eleven sites that make 
up the Australian Convict Sites listing. 

The Act includes provisions for the protection of World Heritage properties. Any proposed action to be 
taken inside or outside the boundaries of a World Heritage property that may have a significant impact on 
its identified heritage values is prohibited without the approval of the Minister. The planning proposal 
therefore must have regard to the potential impacts on the identified heritage values of Old Government 
House and the Government Domain including views to and from OGH and domain across the CBD.  

Environmental Planning and Assessment Act 1979 (NSW) 

Planning and development in New South Wales is carried out under the Environmental Planning and 
Assessment Act 1979 (NSW) (EP&A Act) and Environmental Planning and Assessment Regulations 
2000. The EP&A Act provides for the preparation of planning instruments to guide land use management 
at state, regional and local levels. Of particular relevance to heritage matters are the heritage provisions 
in the various planning instruments and the requirements associated with assessment of development 
proposals.  

Any proposed changes to the local planning and development controls are to be consistent with Section 
117 Direction 2.3 Heritage Conservation. The objective of this direction is to conserve items, area, objects 
and places of environmental heritage significance and indigenous heritage significance. The direction 
applies to all councils preparing draft LEPs which shall contain provisions that facilitate the conservation 
of heritage places.  

Heritage Act 1977 (NSW) 

The Heritage Act 1977 (NSW) aims to conserve the environmental heritage of New South Wales and is 
administered by the Office of Environment and Heritage. The Act established the State Heritage Register 
(SHR) to protect places with particular importance to the people of New South Wales.  

The purpose of the Heritage Act is to ensure cultural heritage in NSW is adequately identified and 
conserved. The Act is the primary item of State legislation affording protection to items of environmental 
heritage (natural and cultural) in NSW, including places, buildings, works, relics, moveable objects and 
precincts which have been identified as significant based on historical, scientific, cultural, social, 
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archaeological, architectural, natural or aesthetic values. State significant items are listed on the NSW 
State Heritage Register (SHR) under Section 60 of the Act and are given automatic protection against 
any activities that may damage an item or affect its heritage significance.  

Approximately 10% of the heritage items within the study area are included on the SHR under group and 
individual listings. Heritage items are shown on the heritage item map at Figure 2 above, and included in 
the schedule of Heritage items at Appendix A. Development and or works to items listed on the SHR 
require approval from the Heritage Council.   

Historical Archaeology 

Historical relics are also protected under the Heritage Act throughout all areas of NSW.  If historic relics 
are discovered on the site during any maintenance or construction works, the Office of Environment and 
Heritage of the NSW Department of Planning must be notified under Section 139 of the Act. 

Section 4 (1) of the Heritage Act (as amended 2009) defines ‘relic’ as follows:  

“relic means any deposit, artefact, object or material evidence that:  

(a) relates to the settlement of the area that comprises New South Wales, not being Aboriginal 
settlement, and  

(b) is of State or local heritage significance.”  

The study area comprises several listed archaeological sites, including sites listed in the survey at 
Appendix A. Parramatta’s historical archaeological resource was surveyed in the Parramatta Historical 
Archaeological Landscape Management Study (PHALMS), which defines Archaeological Management 
Unit (AMU); which is defined as area of land which has similar archaeological potential and similar 
recommendations as to how archaeological issues should be managed. The CBD area includes several 
AMUs, affecting Church, George and Macquarie Streets, among others.  

National Parks and Wildlife Act 1974 

Statutory protection for all identified Aboriginal objects and places is provided under the National Parks 
and Wildlife Act (1974). The objective of the Act is to provide for the conservation of nature, and to 
conserve and provide for the management of objects, places or features (including biological diversity) of 
cultural value within the landscape, including, but not limited to:  

(i) places, objects and features of significance to Aboriginal people, and  

(ii) places of social value to the people of New South Wales, and  

(iii) places of historic, architectural or scientific significance,  

The National Parks and Wildlife Act 1974 is administered by the Office of Environment and Heritage. 
Under the Act, the Director-General of the National Parks and Wildlife Service is responsible for the care, 
control and management of all national parks, historic sites, nature reserves, reserves, Aboriginal areas 
and state game reserves. State conservation areas, karst conservation reserves and regional parks are 
also administered under the Act. The Director-General is also responsible for the protection and care of 
native fauna and flora, and Aboriginal places and objects throughout NSW (consisting of any material 
evidence of the Aboriginal occupation of NSW) under Section 90 of the Act, and for ‘Aboriginal Places’ 
(areas of cultural significance to the Aboriginal community) under Section 84. 

The protection provided to Aboriginal objects applies irrespective of the level of their significance or 
issues of land tenure. However, areas are only gazetted as Aboriginal Places if the Minister is satisfied 
that sufficient evidence exists to demonstrate that the location was and/or is, of special significance to 
Aboriginal culture. Penalties apply for the destruction of Aboriginal objects and places, and the harm of 
any protected species. There are Interim Guidelines for Consultation associated with applications for 
permits under Section 90 of the Act. 

http://www.austlii.edu.au/au/legis/nsw/consol_act/npawa1974247/s5.html#aboriginal_people
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As part of the administration of Part 6 of the Act OEH has developed regulatory guidelines on Aboriginal 
consultation, which are outlined in Aboriginal Cultural Heritage Consultation Requirements for Proponents 
(2010). Guidelines have also been developed for the processes of due diligence - Due Diligence Code of 
Practice for the Protection of Aboriginal Objects in NSW (2010), and for investigation of Aboriginal objects 
- Code of Practice for Archaeological Investigation of Aboriginal Objects in New South Wales (2010) in 
accordance with the 2010 amendment to the Act.  

Parramatta City Council has a database of known Aboriginal archaeological sites and information about 
the location of land that could contain Aboriginal sites, or may have historical or cultural associations for 
Aboriginal people. The Planning Proposal area comprises numerous registered Aboriginal sites and a 
large portion of the CBD area is affected by the Parramatta Sand Body, which contains substantial and 
potentially ancient (Pleistocene) archaeological evidence of Aboriginal occupation and is an area of High 
Aboriginal Archaeological Sensitivity. The extent of the sand body has been recommended for review.2  

Parramatta City Centre Local Environmental Plan 2007 

The Parramatta Local Environmental Plan 2007 (LEP 2007) contains objectives and controls for the 
Parramatta City Centre. The LEP includes heritage provisions that will need to be addressed as part of 
any proposal for change within the study area or to any heritage items or heritage conservation areas in 
the immediate vicinity. Heritage provisions are contained within Part 5, section 35 and 35A of the LEP, 
with heritage items identified under Schedule 5, Environmental Heritage. 

The Study Area includes approximately 112 locally listed heritage and archaeological items identified in 
the City Centre LEP. Heritage items are shown on the heritage item map at Figure 2 above, and included 
in the schedule of Heritage items at Appendix A. 

The LEP also sets out the controls for both works to heritage items and development in the vicinity of 
heritage items. The primary sections of the LEP that address heritage include: 

 Clause 35 – Heritage Conservation 

 Clause 35A – Historic view corridors 

Historical archaeology and Aboriginal heritage are also protected under the Parramatta LEP 2007. 
Planning controls of this LEP require the Council to consider the impact of development on known or 
potential archaeological sites or sites of cultural or historical significance to Aboriginal people.  

Parramatta Local Environmental Plan 2011 

The Parramatta Local Environmental Plan 2011 (LEP 2011) is Parramatta City Council’s primary planning 
instrument and contains objectives and controls for a variety of zones throughout the LGA and for 
heritage items and conservation areas, excluding those areas which are subject to the City Centre LEP 
2007 (refer above). The LEP includes heritage provisions that will need to be considered as part of any 
proposal for change within the study area or to any heritage items or heritage conservation areas in the 
immediate vicinity. Heritage provisions are contained within section 5.10 of the LEP, with heritage items 
identified under Schedule 5, Environmental Heritage. 

The Study Area includes 19 heritage items identified in the LEP as shown on the heritage item map at 
Figure 2 above, and included in the schedule of Heritage items at Appendix A. These items largely 
constitute items on the fringe of the City Centre LEP.  

The LEP also sets out the controls for both works to heritage items and development in the vicinity of 
heritage items. The primary section of this LEP that address heritage include: 

 Clause 5.10 – Heritage conservation 

                                                      

2 MDCA Aboriginal Cultural Heritage Study Review:19 
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Historical archaeology and Aboriginal heritage are also protected under the Parramatta LEP 2011. 
Planning controls of this LEP require the Council to consider the impact of development on known or 
potential archaeological sites or sites of cultural or historical significance to Aboriginal people.  

Parramatta Development Control Plan 2011 

The Parramatta Development Control Plan 2011 (DCP 2011) provides detailed guidelines and 
environmental standards for new development in the Parramatta LGA within and outside the current 
Parramatta CBD. It provides heritage provisions that will need to be addressed as part of any proposal for 
change within the study area or to any heritage items or heritage conservation areas in the immediate 
vicinity.  

The primary sections of the DCP that address heritage include:  

 Section 3.5 – Heritage 

 Section 4.3.3 – Parramatta City Centre 

 Section 4.4.4 – Heritage Conservation Areas 

Recommendations with regard to amendments to the LEPs and the DCP planning and development 
controls in conjunction with the Planning Proposal have been provided in Section 7 of this report.  
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3 The Proposal 
The Parramatta CBD Planning Strategy is a consolidation of the draft Parramatta City Centre Planning 
Framework Study (2014) and the draft Parramatta Auto Alley Planning Framework Study (2014) prepared 
by Council. The 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 boundaries 

 conduct detailed testing of the proposed FSR controls  

 removal of any height controls, except in some key areas 

 investigation of potential sun access controls to key public spaces 

 expansion of the commercial core and potentially opening it up to some residential uses (subject to 
commercial also being provided) 

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

 investigation of infrastructure needs, including funding mechanisms 

 promotion of tower slenderness and design excellence 

The work required to implement the identified actions and progress a formal planning proposal for the 
CBD are detailed in the Strategy’s implementation plan. This includes a number of technical studies, 
including this heritage study.  
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4 Review Process 

4.1 PRINCIPLES 
There is considerable potential for adverse heritage impacts to individual items, conservation areas, and 
significant views and to the significance and character of Parramatta generally with the proposed 
intensification of development within the Study Area, not only affecting individual sites, but considering 
the potential cumulative impacts. Adverse impacts are generally associated with: 

 Infill or new development that does not appropriately respond to heritage items, precincts, curtilages 
or views;  

 Cumulative impacts of development and increased scale in the vicinity of heritage items and precincts 
(which is already apparent in certain areas of the CBD);  

 Potential impacts of subdivision or site amalgamation on historic curtilages and settings;  

 Potential impacts to ‘isolated’ heritage items particularly through compromised settings;  

 Potential redevelopment of heritage sites in a manner which does not appropriately respond to 
heritage items; and 

 Control over quality of design to ensure sympathetic design outcomes.  

This Study therefore provides principles, policies and guidelines that inform the implementation of the 
proposed Planning Strategy, to preserve the significant values and character of the Study Area, while 
providing for urban intensification and integration of new development. The underlying principle is to 
respect the setting, context and scale of the heritage items and conservation areas, and to preserve 
significant views and vistas. With consideration for the identified potential impacts, outlined above, the 
following principles were applied in developing the recommendations for the Study Area.  

 Retention and conservation of identified heritage items, conservation areas, and views and vistas.  

 The implementation plan within the Parramatta CBD Planning Strategy envisages that the existing 
FSRs within the Study Area will generally be increased subject to built form testing and urban design 
refinement of specific areas. 

 Tailored recommendations/solutions are required for the heritage items and conservation areas 
impacted by the proposed planning proposal amendment to ensure that significance is conserved. In 
particular recommendations/solutions are required for ‘isolated’ heritage items within the study area, 
with general provisions for conservation areas.  

 Retention and respect of significant vistas and heritage items particularly to reinforce/conserve formal 
layout of the Georgian town plan. 

 Consideration of the cumulative impact of the proposed planning control changes on the heritage 
items and conservation areas and how these should be mitigated. 

 Consideration of general settings, context, setbacks, massing, height and scale of heritage items. 

 Consideration of the Aboriginal and historical archaeology within the study area. 

 Consideration of the Commonwealth and State Heritage Register listed items within the study area 
and in the vicinity.  

 The achievement of design excellence to not only contribute to the overall architectural quality of the 
city, but also to provide buildings that are appropriate to their context, respecting and responding to 
the form, mass and setting of the heritage places within the study area and their significance.  
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5 Investigation Areas 
The following recommendations are made to inform Parramatta Council’s review of the planning controls, 
specifically proposed amendments to built form controls across the planning proposal area, to enable an 
intensification of development. The following recommendations consider potential impacts to heritage 
items and conservation areas within the study area; and seek to provide Parramatta Council with 
guidelines for innovative and compliant planning controls that enable development whilst protecting and 
managing its heritage. The recommendations are to be read in conjunction with Figure 27 which 
illustrates recommended FSR, informed by the investigation areas.  

As outlined in section 4.1, it is acknowledged that there is considerable potential for adverse heritage 
impacts to individual items and the character of Parramatta generally with the proposed intensification of 
development. Whilst it is noted that the proposal generally provides for a substantial uplift of the FSR 
across the planning proposal area (PPA)/ study area, including for heritage items, which could present a 
risk; it is however considered that potential impacts to individual heritage items are able to be mitigated 
through provisions in the LEP and DCP such as setbacks and/ or the application of specific height 
controls (e.g. for the Church Street precinct). This uplift of FSR for heritage items also encourages 
amalgamation of sites and transfer of additional FSR from heritage and smaller sites where development 
potential is limited. In response to heritage conservation areas and where the PPA adjoins residential 
areas, the general approach has been to provide transitional heights in the vicinity to encourage a more 
sensitive interface, and further to provide controls within the DCP which ensure a consistent streetscape 
character.  

Specific investigation areas and heritage precincts considered as part of the Study have been outlined 
below.  

5.1 ST JOHNS CEMETERY 

St Johns Cemetery was established on the outskirts of Parramatta as a general burial ground for all 
denominations. Formerly the Parramatta stock paddock, it is the oldest existing European burial ground in 
Australia, the first interment being James Magee, a convict’s child, buried 31 January 1790. Many early 
landholders, whose names reflect local suburbs, are buried here such as D’Arcy Wentworth of 
Wentworthville and John Harris of Harris Park.3 The item is listed on the State Heritage Register (Item 
#0049) and the 2007 City Centre LEP.  

FIGURE 5 – ST JOHNS CEMETERY  

 

 

 
VIEW WEST ACROSS THE CEMETERY WITH THE 
DOMAIN BEYOND 

 VIEW NORTH ACROSS THE CEMETERY TOWARDS 
ARGYLE STREET AND THE RAILWAY LINE 

The existing development to the west of cemetery is reasonably low in scale (1.5:1 FSR) and provides for 
a landscaped skyline. Retaining the existing FSR will enhance the setting of the cemetery by connecting 

                                                      

3 Source: Office of Environment and Heritage, NSW State Heritage Register: 
http://www.environment.nsw.gov.au/heritageapp/ViewHeritageItemDetails.aspx?ID=5051395 
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to the treed character of Parramatta Park to the west, providing a backdrop to the cemetery. Similarly, 
retention of the current FSR on the adjoining northern block will provide for sun access to the heritage 
item and maintain the present setting. The southern block is dominated by apartment development. 
Proposed development to the south of an articulated podium form is considered acceptable and uplift in 
FSR is proposed. At present the cemetery is an isolated item in the landscape and does not respond to 
extant development, beyond the visual link to the park to the west (which is protected by the retained 
density).  

Recommendation: The site does not presently have any controls and no FSR is proposed. Existing FSR 
is to be maintained on the northern and western boundaries to maintain sun access to the cemetery and 
to retain visual connections and ‘green corridor’ to Parramatta Park to the west.  

5.2 CHURCH STREET PRECINCT  
Church Street incorporates numerous heritage items, particularly between Macquarie Street and the 
Parramatta river, demonstrating the early urban and commercial development of this area, with Church 
Street (formerly Quakers Row) being part of the original colonial town layout. Generally, the items date 
from the late nineteenth and early twentieth centuries and demonstrate a variety of architectural styles 
which together provide a consistent streetscape character which is dominated by 2-3 storey commercial 
development that collectively contributes strongly to the townscape.  

FIGURE 6 – CHURCH STREET VIEWS 

 

 

 
VIEW NORTH ALONG CHURCH STREET FROM 
CENTENARY SQUARE  

 VIEW TOWARDS HERITAGE ITEMS AT 213 AND 215 
CHURCH STREET   

 

 

 
STREETSCAPE VIEW NORTHEAST SHOWING THE 
FORMER WESTPAC BANK AT THE INTERSECTION OF 
GEORGE STREET  

 VIEW NORTH ALONG CHURCH STREET SHOWING THE 
FORMER ANZ BANK AT THE CORNER OF PHILLIP 
STREET  

The majority of the sites generally do not allow for substantial redevelopment, due to the size of the lots, 
and in some instances, the significance of the individual items; except in conjunction with site 
amalgamation. Consideration will need to be given to podiums and setbacks for any new development 
fronting Church Street and draft provisions have been included in Section 7 below.  
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Church Street is also characterised by significant north and south vistas, including views south to St 
Johns Church and Square, views north along Church Street to landmark buildings including the ANZ 
dome (pictured above) and St Peter’s Church spires (corner of Church and Palmer Streets); and 
sequential views south along Church Street from Fennell Street.4 This includes views 3, 5 and 6, as 
defined under the 2011 DCP5.  

Recommendation: Height controls of up to 12m or 3 storeys on a nil setback from the street should be 
applied under the LEP, to preferably maintain a minimum setback of 18m from the street frontage to both 
the eastern and western sides of Church Street, between Centenary Square and the Parramatta River to 
ensure that any redevelopment retains the consistent 2-3 storey streetscape character. These controls 
should also be applied to corner lots returning around Macquarie, George and Phillip Streets respectively.  

5.3 GEORGE STREET PRECINCT  
George Street incorporates numerous locally and state listed heritage items, demonstrating the early 
urban and commercial development of Parramatta, with George Street (formerly High Street) forming the 
major axis of the original colonial town layout. Generally, the items date from the nineteenth and early 
twentieth centuries and demonstrate a variety of architectural styles. Heritage items include a variety of 
colonial and Victorian commercial buildings and significant colonial and early Victorian houses such as 
Harrisford (pictured below) and Perth House. Significant inter-war redevelopment is also demonstrated by 
noted buildings such as the Roxy, the former Rural Bank building and the Civic Arcade. Overall however 
the streetscape is mixed and also incorporates a contemporary overlay of development.  

FIGURE 7 – VIEWS OF GEORGE STREET AND HERITAGE ITEMS  

 

 

 
VIEW EAST ALONG GEORGE STREET FROM CHURCH 
STREET  

 THE COLONIAL HOUSE KNOWN AS HARRISFORD  

 

George Street is also characterised by the significant western vistas along George Street to Parramatta 
Park gatehouse and trees (pictured at Figure 8 below), the streetscape and heritage items. This view is 
identified as view 7 under the 2011 DCP.6 The present DCP requires that a setback of 20m be maintained 
at the upper level (above 4 storeys) to reinforce the historic Georgian town plan and reinforce the park 
vista. It is noted however that some extant development does not appear to comply with this.  

                                                      

4 Parramatta Development Control Plan Section 4.3.3.4 Views and View Corridors, pg. 240, Figure 4.3.3.4 Historic 
Views  

5 Ibid  
6 Ibid 
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FIGURE 8 – VIEW WEST ALONG GEORGE STREET  

 
VIEW WEST ALONG GEORGE STREET TOWARDS THE PARRAMATTA PARK GATEHOUSE (INDICATED) AND TREES  

Recommendation: Height controls of up to 14m or 4 storeys on a nil setback from the street should be 
maintained as per the current DCP, to maintain a minimum setback of 20m from the street frontage to 
both the northern and southern sides of George Street, to reinforce the Georgian town plan and maintain 
the park vista. This excludes heritage items that have not incorporated setbacks in their original 
construction. Development of heritage items sites would still require the setbacks.   

5.4 NORTH PARRAMATTA CONSERVATION AREA 
North Parramatta is an area of early government subdivision in Parramatta dating from the 1820s. It 
retains a considerable number of small dwellings and houses built from the mid-nineteenth century until 
the early twentieth century, with the 1880s being the most intensive period of development7. In the 
nineteenth and early twentieth century this area was popular with the proprietors of businesses in 
Parramatta and it retains much of its residential character from this period8. The predominance of small 
single storey cottages on their own allotments reflects the character of Parramatta north of the river from 
the mid nineteenth century until redevelopment for residential flats started in the 1960s. This area 
contains approximately 46% of the dwellings that existed here in 18959. Archaeological investigations 
have shown that there is a high likelihood of valuable archaeological material below ground that is worthy 
of investigation and archaeological excavation if and when development occurs.10 

 

                                                      

7 Parramatta Development Control Plan 2011, Section 4.4.4.1:338 
8 Ibid 339 
9 Ibid 
10 Ibid 338 
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FIGURE 9 – VIEWS OF THE NORTH PARRAMATTA HCA  

 

 

 

VIEW OF CHARACTERISTIC VICTORIAN AND 
FEDERATION SUBSTANTIAL  DWELLINGS ON THE 
SOUTHERN SIDE OF GROSE STREET  

 CHARACTERISTIC LOW SCALE VICTORIAN DWELLINGS 
ON THE NORTH SIDE OF FENNEL STREET  

 

 

 

THE STATE HERITAGE LISTED ROSENEATH IS THE 
OLDEST HOUSE IN THE HCA (C.1836). 

 VIEW NORTH ALONG O’CONNELL STREET TOWARDS 
HAROLD STREET SHOWING CHARACTERISTIC LOW 
SCALE DEVELOPMENT  

 

FIGURE 10 – THE NORTH PARRAMATTA HCA  

 
SOURCE: PARRAMATTA DCP 2011 SECTION 4.4.4.1 
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Recommendation: Due to the high quality and consistent collection of very low scaled dwellings, it is 
considered that towers in this vicinity will impact on the character of the area. It is therefore recommended 
that the boundary of the planning proposal area be modified to align with the conservation area boundary 
(i.e. Ross Street) as shown on Figure 27, thus excluding the conservation area from the PPA.  

Recommendation: Height transition issues are prevalent regarding development on adjacent sites and 
transitional FSRs have therefore been recommended in the vicinity of the HCA. 

A transitional FSR of 3:1 is therefore proposed for the block bounded by O’Connell, Ross and Villiers 
Streets and Victoria Road to mitigate impacts of scale on heritage items to the south and the HCA to the 
north, and to mitigate amenity impacts to Prince Alfred Square. Standard LEP heritage provisions apply to 
the Convent of Our Lady of Mercy and associated buildings (heritage item I550) within the proposed PPA. 
It is noted that the heritage buildings on the site amount to a smaller area of the site and are protected 
and able to be resolved in-situ by design excellence and LEP/ DCP provisions. The building is also 
already somewhat isolated as a ‘one-off’ townscape heritage item.  

Transitional heights have also been proposed on the eastern boundary of the HCA for development 
fronting Villiers Street, to mitigate impacts of scale. Similarly, the ILP for the Parramatta North Urban 
Renewal Area indicates that development is proposed along O’Connell Street and in the vicinity of the 
North Parramatta Heritage Conservation Area and adjoining the PPA. The PPA incorporates an FSR of 
3:1 in the vicinity of the PNUR and is consistent with the adjoining 3:1 scale of proposed development in 
the PNUR ILP.  

Recommendation: Controls should be incorporated in the DCP to ensure consistent streetscape 
character where the PPA adjoins residential areas and HCAs; this should include consideration of 
massing and setbacks. 

5.5 SORRELL STREET CONSERVATION AREA 
Sorrell Street is an important local road in Parramatta north of the river that demonstrates the 
development of the colonial government town and its early residential growth from 1823 onwards. Sorrell 
Street was one of the early streets developed north of the Parramatta River. Its southern end between 
Palmer and Grose Streets was shown on a map of 1825, and the Brownrigg Map of 1844 shows the full 
extent of the street laid out as it is today.11 Original housing from the 1840s does not survive (the oldest 
house in the HCA is the state heritage listed ‘Endrim’ constructed in 1854-1856) and there has been 
considerable re-subdivision including the creation of allotments to face Sorrell Street, whereas most 
originally faced north or south to Ross, Grose or Fennell Streets.12 Most of the extant development was 
built before 1895 although there is some early 20th century building stock, developed in conjunction with 
the further subdivision of the original lots.  

The street demonstrates a variety of small and large dwellings built in Parramatta, and is characterised by 
the wide street and avenue of mature street trees and landscaped allotments. The predominance of small 
single storey cottages on their own allotments reflects the character of Sorrell Street from the mid-
nineteenth century until redevelopment for residential flats started in the 1960s. This area contains 63% 
of the dwellings that existed here in 189513, with a higher degree of retention on the eastern side of the 
street, with the western side demonstrating a more contemporary overlay, characterised by later 20th 
century apartment development.  

                                                      

11 Ibid 339 
12 Ibid  
13 Ibid. 
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FIGURE 11 – VIEWS OF THE SORRELL STREET HCA  

 

 

 
VIEW NORTH FROM THE INTERSECTION OF FENNELL 
STREET, AND SHOWING POST 1960S APARTMENT 
DEVELOPMENT AT THE NORTHWEST CORNER OF THE 
INTERSECTION (LEFT)  

 DEVELOPMENT ON THE WESTERN SIDE OF SORRELL 
STREET TOWARDS THE HAROLD STREET 
INTERSECTION AND THE HERITAGE LISTED TERRACE 
(INDICATED)  

 

 

 
HERITAGE LISTED MID- VICTORIAN DWELLING AT 46 
SORRELL STREET  

 SAMPLE OF INTER-WAR HOUSING STOCK IN THE HCA 
(THE HERITAGE LISTED DWELLING AT 42 SORRELL 
STREET).  

 

FIGURE 12 – THE SORRELL STREET HCA  

 
SOURCE: PARRAMATTA DCP 2011 SECTION 4.4.4.1 
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Recommendation: As with the North Parramatta HCA height transition issues are prevalent regarding 
development adjacent to the HCA, especially as the PPA extends into the western half of the HCA. It is 
recommended that the existing planning controls remain within this conservation area with particular 
regard to the heights, setbacks and massing. A stepped transition approach is recommended, with 
existing FSRs retained on the western side of the HCA to provide a further transition to the higher density 
development adjoining the HCA to the west and to enhance the setting of surviving contributory and 
heritage items on the western side of the street. The preferred transition is demonstrated at Figure 13 
below.  

FIGURE 13 – PREFERRED TRANSITION APPROACH FOR FSR ADJOINING THE HCA   

 
PREFERRED TRANSITION APPROACH FOR FSR ADJOINING THE HCA SHOWING THE BLOCK BOUND BY HAROLD, 
FENNELL, SORRELL AND CHURCH STREETS, WITH THE HERITAGE LISTED TERRACE SHOWN ON THE SOUTHWEST 
CORNER  

SOURCE: PARRAMATTA CITY COUNCIL  

 

Further to the planning recommendations, surveys have demonstrated that there is an opportunity to 
review the boundary of the HCA to rationalise the extant boundaries; in particular with a view to 
potentially including additional contributory items on perpendicular streets and revising the southern 
extent.  

 

5.6 SOUTH PARRAMATTA CONSERVATION AREA 
South Parramatta Conservation Area is the earliest remaining example in Parramatta of a speculative 
private subdivision related to the railway from 1856-1960s. The pattern of subdivision remains along with 
intact collection of early pre-1900 cottages. The consistently single storey scale of most of its housing and 
associated shops, and the range of building styles, from the 1850s to the 1960s, clearly demonstrate the 
way in which this suburb gradually developed and allows its history to be understood.14 

                                                      

14 Ibid:346 
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FIGURE 14 – VIEWS OF THE SOUTH PARRAMATTA HCA  

 

 

 
VIEW EAST ALONG LANSDOWNE STREET   CHARACTERISTIC DEVELOPMENT ON THE SOUTHERN 

SIDE OF LANSDOWNE STREET  

 

FIGURE 15 – THE SOUTH PARRAMATTA HCA  

 
SOURCE: PARRAMATTA DCP 2011 SECTION 4.4.4.2 

 

The PPA wraps around the eastern most end of the HCA, on the north and southern sides of Lansdowne 
Street. Only the southern side of Lansdowne Street falls within the HCA and is characterised by a mix of 
mid-late 19th and some early 20th century single dwellings (refer Figure 14 above).  

Recommendation: As with the Sorrell Street HCA detailed above, a transitional approach is applied 
adjoining the HCA, with FSR stepping between 2:1 fronting Lennox Street, 4:1 on the southern side of 
Early Street and 6:1 on the southern side of the Great Western Highway. Similarly, FSR transitions from 
Church Street west to Inkerman Street, between 8:1 and 1.5:1 at the western boundary of the PPA. The 
existing FSR of 2:1 are maintained for the heritage items adjoining the HCA on Lansdowne Street.  
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5.7 MARION STREET PRECINCT 
The Marion Street precinct is associated with the development of Harris Park West, demonstrating an 
early 1870s-90s subdivision and modest residential development associated with the development of the 
railway. There are a number of heritage items retained along Marion Street (north and south side) with 
some additional items in the vicinity. Items are generally characterised by 1-2 storey residential 
development, incorporating late 19th and early 20th century styles. The setting of the precinct has however 
been compromised by high density development, in particular along Cowper Street and adjoining heritage 
items to the south of the precinct.  

FIGURE 16 – HERITAGE ITEM MAP SHOWING MARION STREET PRECINCT  

 
SOURCE: PARRAMATTA CITY COUNCIL: CITY CENTRE LEP 2007: HERITAGE MAP 001 

 

FIGURE 17 – VIEWS OF MARION STREET  

 

 

 
DEVELOPMENT ON THE NORTHERN SIDE OF MARION 
STREET WITH APARTMENT DEVELOPMENT ON 
COWPER STREET BEHIND 

 VIEW EAST ALONG MARION STREET TOWARDS HARRIS 
PARK  
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HERITAGE LISTED VICTORIAN DWELLING AT 20 MARION 
STREET 

 HERITAGE ITEMS AT 17-23 MARION STREET WITH NEW 
APARTMENT DEVELOPMENT UNDER CONSTRUCTION 
BEHIND  

 

Recommendation: With consideration for the consistency of the heritage items and their residential 
scale, the existing FSR of 2:1 is to be maintained for development fronting Marion Street, extending east 
between Anderson Street and the railway line. Existing FSRs of 2:1 are also proposed to be maintained 
for heritage items south of the precinct and fronting the eastern side of High Street and Station Street 
respectively, extending south to the boundary of the PPA on Raymond Street, to mitigate impacts of scale 
on the HCA to the south of Raymond Street (Holroyd City Council boundary) and provide for transitional 
heights. FSR of 6:1 is proposed to the north and south of the precinct and in lieu of a transitional 
approach, it is recommended that setback provisions apply to development adjoining the precinct to the 
north and south, under the DCP.  

The controls adjacent to this conservation area have already been determined by Council on the 
northwest and southwest and boundaries of the precinct in conjunction with previous studies including the 
Auto Alley study. 

 

5.8 HARRIS PARK SPECIAL AREA 
Harris Park is bounded by the Parramatta River to the north and the railway line to the west. It lies 
immediately to the east of the commercial centre of Parramatta and the PPA. Harris Park contains some 
of the most important parts of Parramatta’s heritage. It has an extensive collection of nineteenth and early 
twentieth century houses, shops, public buildings and landscapes. Of particular note are Australia’s first 
land grant and oldest European building, Elizabeth Farm House, as well as two other important colonial 
houses, Experiment Farm and Hambledon Cottage.15 

                                                      

15 Ibid 185 
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FIGURE 18 – THE HARRIS PARK SPECIAL AREA AND AREA OF NATIONAL SIGNIFICANCE 

 

 

 
PLAN OF THE HARRIS PARK SPECIAL AREA  

SOURCE: PARRAMATTA CITY COUNCIL DCP 2011: 
SECTION 4.3.2 HARRIS PARK: 185 

 THE AREA OF NATIONAL SIGNIFICANCE DEFINED BY 
THE DCP 

SOURCE: PARRAMATTA CITY COUNCIL DCP 2011: 
SECTION 4.3.2 HARRIS PARK: 191 

 

The boundary of the special area and defined area of national significance within the special area is 
shown at Figure 18 above. The preservation and enhancement of Harris Park’s historic fabric is essential, 
including identified significant views and vistas. Specific precincts and conservation areas within the 
special area have been addressed below. It is noted that the area of National Significance is not listed on 
the National Heritage list.  

Recommendation: As a general response to the Special Area, the Harris Farm Conservation Area (refer 
section 5.8.1), Experiment Farm HCA (refer section 5.8.2) and the heritage listed Robin Thomas Reserve 
archaeological site (refer to section 5.8.3), a transition area is proposed along the easternmost boundary 
of the PPA (Harris Street) from 2:1 FSR on the north side of Una Street, 4:1 on the southern side of 
Parkes Street, 6:1 on the block bound by Parkes and Hassall Street and 7:1 between Hassall and George 
Streets as depicted in the section and indicative view at Figure 19 below.  
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FIGURE 19 – SECTION AND INDICATIVE VIEW OF TRANSITIONING FSR BETWEEN THE RIVER AND HARRIS PARK AND 
SHOWING IMPACTS ON VIEWS FROM EXPERIMENT FARM  

 
SOURCE: PARRAMATTA CITY COUNCIL  

 
SOURCE: PARRAMATTA CITY COUNCIL 

5.8.1 HARRIS PARK WEST CONSERVATION AREA 
Harris Park West was part of colonial surgeon John Harris’ land grant and demonstrates an early 1870s-
90s subdivision and speculation of modest residential development, made in response to the railway. 
Many of the original houses remain (although a number have been adaptively reused for commercial 
purposes) and it retains a consistency of development with narrow lots, back lanes and small scale, 
simple form timber and brick cottages, built close together. The use of timber was typical in many parts of 
Sydney but is now rare. This area is important because it provides evidence of mid-19th century 
subdivision and surveying practice and with the relative absence of modern development is the most 
consistent historical urban area in central Parramatta.16 

 The PPA comprises a small section of the HCA bound by Ada, Kendall and Wigram Streets. The block 
incorporates a group of heritage listed cottages fronting Ada Street, with later 20th century low scale 
commercial development fronting Wigram Street (pictured below at Figure 20).    

                                                      

16 Ibid.336 
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FIGURE 20 – VIEWS OF THE HARRIS PARK WEST HCA  

 

 

 
VIEW NORTH ALONG WIGRAM STREET   THE HERITAGE LISTED SEMI PAIRS FRONTING ADA 

STREET (NORTH SIDE) 

 

FIGURE 21 – THE HARRIS PARK WEST HCA  

 
SOURCE: PARRAMATTA DCP 2011 SECTION 4.4.3.3 

 

Recommendation: Consistent with the general transition approach for HCAs, the PPA comprises a 
stepped transition from the residential character of the HCA north towards the river, incorporating FSR of 
2:1 for the block within the HCA and the adjoining site north of the HCA on Una Street, and 4:1 for blocks 
fronting Parkes Street (as illustrated at Figure 19 above). It is noted that the area of the PPA within the 
HCA does not presently have any FSR controls (only height) and the uplift of the 2:1 FSR will encourage 
redevelopment of the northern part of the block and Wigram Street. It is further noted that the heritage 
and contributory items on Ada Street are small sites and do not have any additional development 
potential however there is an opportunity for FSR to be realised through site amalgamation. Setback 
provisions should apply to the northern boundary of the heritage items to further mitigate impacts of scale 
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of adjoining development. It is noted that the northern portion of the block presently does not contribute to 
the HCA or the Harris Park Special Area.  

Where the northern portion of the block bound by Ada, Wigram and Kendall Streets is redeveloped, the 
HCA boundary may be revised to exclude the redeveloped section, however should retain the lots 
fronting Ada Street. These lots would then form a defined edge to the HCA. At present, development on 
the northern portion of the site does not contribute to the HCA.  

Development fronting Cowper Street on the eastern boundary of the PPA and adjoining the western 
boundary of the HCA already contains some high density development and further is buffered by the 
railway which is deemed to provide a defined edge to the HCA, with the character of the HCA strongly 
defined. Therefore it is not proposed that a transition area be applied in this area. 

 

5.8.2 EXPERIMENT FARM CONSERVATION AREA 
The Experiment Farm Conservation Area Cottage is culturally significant because it forms part of the first 
European land grant in Australia and is associated with the early agricultural pursuits, including Governor 
Phillip's "experiment" to determine the period required in which a settler could become self-supporting. 
The initial success of Experiment Farm encouraged Phillip to open the Parramatta area to free settlement 
with the first grant to a freed convict, James Ruse. It also has a strong association with John Harris who 
subdivided the estate. Many of the allotments retain the original house built after subdivision. Though the 
consistency of development with large lots, age, scale, form, siting, setbacks and materials, the houses 
provide a visual coherence representative of Sydney’s early 20th century middle class suburban 
development.17  

The HCA also features the state heritage listed Experiment Farm House, an early colonial Georgian 
dwelling constructed c.1798 fronting Ruse Street. It is noted that there are no significant views identified 
to the northwest of Experiment Farm and extant views include multistorey development in the CBD. The 
heritage item is somewhat buffered from the PPA which extends as far as Harris and Una Streets and 
remains able to be read in the context of the broader HCA. 

FIGURE 22 – VIEWS OF THE EXPERIMENT FARM HCA  

 

 

 
 VIEW SOUTH ALONG HARRIS STREET. THE EASTERN 
SIDE (PICTURED) FORMS THE BOUNDARY OF THE 
EXPERIMENT FARM HCA WHILE THE WESTERN SIDE IS 
THE BOUNDARY OF THE HARRIS PARK WEST HCA 

 CHARACTERISTIC BUNGALOW DWELLING ON THE 
NORTHERN SIDE OF RUSE STREET WEST OF THE 
EXPERIMENT FARM COTTAGE  

 

                                                      

17 Ibid 333 
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CONTRIBUTORY DWELLINGS FRONTING WESTON 
STREET  

 THE STATE HERITAGE LISTED EXPERIMENT FARM 
COTTAGE AT 9 RUSE STREET 

SOURCE: OFFICE OF ENVIRONMENT AND HERITAGE  

Recommendation: As detailed above in section 5.8, a transitional zone is proposed along the 
easternmost boundary of the PPA with an FSR of 2:1 proposed fronting Una Street and stepping up to 
7:1 in the vicinity of the river to mitigate potential impacts to the HCA, including scale, views and amenity. 
Refer also to diagrams provided at Figure 19 above.  

 

5.8.3 ROBIN THOMAS RESERVE 
The reserve is of historical significance as part of a highly significant nursery in the last quarter of the 19th 
century, which is demonstrated by the remnant plantings surviving from Purchase's nursery. This includes 
perimeter Ficus plantings along the former Hassall Street alignment. The site also forms part of the 
Parramatta Sand Body, which is an important cultural landscape (refer to section 5.13.2) 

FIGURE 23 – VIEWS OF THE ROBIN THOMAS RESERVE  

 

 

 
VIEW OF ROBIN THOMAS RESERVE PLAYING FIELDS 

SOURCE: OFFICE OF ENVIRONMENT AND HERITAGE  

 VIEW ACROSS THE RESERVE LOOKING TOWARDS THE 
CORNER OF GEORGE AND HARRIS STREETS  

SOURCE: OFFICE OF ENVIRONMENT AND HERITAGE 

Recommendation: As detailed above in section 5.8, a transitional zone is proposed along the 
easternmost boundary of the PPA with an FSR of 2:1 proposed fronting Una Street and stepping up to 
7:1 in the vicinity of the river to mitigate potential impacts to the HCA, including scale, views and amenity. 
Refer also to diagrams provided at Figure 19 above. Whilst some overshadowing is anticipated, additional 
provisions may be required to ensure that any redevelopment does not have adverse impacts.  
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5.9  “ISOLATED” HERITAGE ITEMS 
There are a number of individual heritage items within the study area that do not form part of a historic 
precinct or group of heritage items or conservation areas (refer to the heritage item plan at Figure 2 and 
schedule of items at Appendix A). These include one off civic items such as churches, or schools, as well 
as individual small scale cottages and dwellings.  

FIGURE 24 – EXAMPLES OF INDIVIDUAL ITEMS  

 

 

 
THE FORMER ST ANDREWS CHURCH AT THE CORNER 
OF PHILLIP AND MARSDEN STREETS  

 ‘PERTH HOUSE’ 85 GEORGE STREET  

 

The planning proposal generally includes uplift to the FSR of all properties including heritage items within 
the CBD core. Uplift to heritage items does not mean that these sites have additional development 
potential; however provides for transfer of additional FSR through site amalgamation. The proposed uplift 
in FSR in the PPA presents a potential risk to these items due to disparity of scale and site amalgamation 
also poses a risk to setting and curtilage of the items. However this is able to be managed through the 
development application process to ensure sympathetic design outcomes, which retain and/or interpret 
the original curtilage of the items (where applicable) and respond to the heritage items through provision 
of setbacks, modulation of form and heights to create streetscape podiums, consideration of appropriate 
materiality etc.  

Existing LEP and DCP provisions apply to the heritage items and for new development in the vicinity of 
heritage items, which will mitigate potential impacts, however additional provisions may be required in the 
LEP or DCP to further mitigate impacts for specific sites in the context of the intensified potential 
redevelopment in the vicinity (refer to section 7). Design excellence provisions may also apply. DCP 
provisions should be provided to ensure that where heritage items are amalgamated, that the item is 
retained and conserved and moreover that it retains its integrity as a heritage item and as an independent 
streetscape element. This includes retention of curtilage and setting and interpretation of the original 
subdivision which contributes to the significance of the item.  

Recommendation: Existing LEP provisions for heritage should be retained in the LEP amendment to 
ensure that assessment is required for development affecting heritage sites. Reference should be made 
to specific site recommendations provided in the precinct survey provided in Appendix A. DCP provisions 
should be considered that specifically address the CBD core in relation to heritage and the interface with 
larger scale redevelopment as set out in section 7.  

5.10 VIEWS AND VISTAS 
Views and vistas are an essential part of Parramatta’s cultural landscape and contribute to the quality of 
the environment. The significant views and vistas are identified in the DCP and the 2012 Planisphere 
report ‘Development in Parramatta City and the impact on Old Government House and Domain’s World 
and National Heritage listed values. These views are illustrated in Figure 3 and detailed in the Table 
below at Appendix B.  
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Generally, these views include significant streetscape vistas associated with the significant early colonial 
town plan such as Macquarie, Church, George and Hunter Streets, as well as views from within 
Parramatta Park and from Old Government House to significant elements such as the bath house, dairy 
precinct etc, and views to significant buildings within the park edge, such as the former Kings School.  

The Park and Park Edge areas are noted as excluded from the PPA and hence there are no impacts to 
views within the park itself or to the park edge. The PPA does however allow for an intensification of 
development within the CBD and periphery areas and long distance views across the CBD and to the hills 
beyond will be impacted. At present, there is little high rise development north of the river. The PPA 
allows for an intensification of development north of the river. It must therefore be acknowledged that 
development north of the river within the PPA will change the views from Parramatta Park. These views 
are distant views and development will not overshadow or impede enjoyment of the park but will alter 
distant skyline views. Given the distance, the impact of development permitted as a result of this PP, is 
likely to be minimal. However, this is a strategic decision for the development of Parramatta 
notwithstanding the potential impact on skyline views from certain key views in the Planisphere report.  

Street views to and from the park are generally able to be retained as they are within the road reserve, 
however potential impacts are further mitigated by the recommended application of podium heights and 
setbacks, to protect the colonial town layout as have been recommended for George and Church Streets.  

Recommendation: DCP and LEP height controls are proposed along George and Church Streets 
respectively, to mitigate potential impacts to significant view corridors associated with the original town 
plan and road layout as set out in sections 5.2 and 5.3 above.  

New towers in the CBD core should take the form of tall slender towers allowing for slot views to the east 
from the park. 

5.11 DESIGN EXCELLENCE  
Good building design contributes to the overall architectural quality of the city and provides buildings 
appropriate to their context. This can result in a well- mannered building that fits sensitively into the 
streetscape and public domain.  

The purpose of a design competition is to generate high quality solutions which address the constraints 
and opportunities of a site (such as heritage items) and achieve design excellence. In recognition of the 
rigour involved in undertaking a successful design competition, development bonuses such as an 
increase in FSR may be awarded, or promote site amalgamation.  

Parramatta City Council presently incorporates design excellence provisions under the 2007 and 2011 
LEPs and under the DCP 2011.  

Recommendation: Design excellence provisions should be applied to all proposals of FSR 3:1 or above, 
affecting or directly adjoining a heritage item to achieve not only better built form outcomes but also better 
conservation outcomes with a direct response to the heritage items. In turn this should enable growth and 
innovation whilst respecting the heritage of the Study Area. It may also enable and promote site 
amalgamation to increase benefits.  

It is recommended that the City of Sydney planning controls for design excellence provide the basis for 
the development of more comprehensive design excellence provisions within Parramatta LEPs and DCP. 
Key considerations in developing this program is to ensure rigour in the process through selection of 
panel (jury) with relevant expertise, identification of the incentives and ability to control the quality of the 
outcomes, noting that only when a development application is determined is design excellence achieved 
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5.12 NORTH PARRAMATTA URBAN RENEWAL AREA 
The Parramatta North Urban Renewal area (PNUR) is located west and north west of the Parramatta 
CBD and comprises of four precincts: 

 Cumberland Precinct 
 Sports and Leisure Precinct 
 Old King’s School Precinct 
 Parramatta Park Precinct 

FIGURE 25 – PLAN OF THE NPUR AREA AND AREA FOR REZONING  

 

 

 
PNUR AREA PRECINCT PLAN, NOT TO SCALE. 

SOURCE: TKD: 2014 

 RE-ZONING PLAN—SHOWING THE AREA THAT IS 
SUBJECT TO THE RE-ZONING APPLICATION 

SOURCE: TKD: 2014 

The area is significant as a place with a rich history of Aboriginal occupation dating back more than 
20,000 years as well as a place of early colonial and later significance relating to such places as Old 
Government House, the Female Factory and Parramatta Gaol. The values are both tangible – reflected in 
the buildings and structures within historic cultural landscapes and in its archaeological potential, and 
intangible – expressed through oral traditions, memories and stories.18 

The proposed rezoning of the Cumberland Precinct and Sports and Leisure Precinct aims to amend the 
existing planning framework applying to these precincts. A State Significant Site study has been 
undertaken by Urban Growth NSW to prepare an appropriate suite of planning controls to guide the 
significant urban renewal of the area and future development having regard to the PNUR area’s heritage 
and environmental values and physical constraints. This has led to the preparation of an Indicative Layout 
Plan (ILP) that provides guidance for the future location and extent of open space, transport links and 
building footprints as well as zoning and building height controls, which are to be implemented in 
conjunction with a site-specific DCP that provides fine-grain development controls for the two precincts. 

                                                      

18 Source:Parramatta North Urban Renewal, Cumberland Precinct and Sports and Leisure Precinct Re-zoning 
application, Built Heritage Assessment Parramatta City Council prepared by TKD Architects, 2014, p.i. 
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FIGURE 26 – THE INDICATIVE LAYOUT PLAN (ILP) (VERSION 13E) FOR THE CUMBERLAND PRECINCT AND SPORTS AND 
LEISURE PRECINCT OF THE PARRAMATTA NORTH URBAN RENEWAL (PNUR) AREA. 

 
SOURCE: TKD: 2014 

Note: The Department of Planning 
and Environment is considering the 
rezoning proposal for the Parramatta 
North Urban Renewal Area and this 
may result in changes to the indicative 
plan shown here.  
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The ILP (pictured above) and Draft DCP include indicative footprints and heights for new development 
that are of a greater density and height than existing within the two precincts. New buildings within the 
Cumberland Precinct and Sports and Leisure Precinct have potential to adversely impact the settings and 
curtilages of significant buildings and structures and key views to and from them. Therefore, proposals for 
new development will need to demonstrate due consideration to retention of the settings, curtilages and 
key views to and from significant buildings19. 

In relation to this Study, the ILP for the PNUR indicates that development is proposed along O’Connell 
Street and in the vicinity of the North Parramatta Heritage Conservation Area and adjoining the PPA. The 
PPA incorporates an FSR of 3:1 in the vicinity of the PNUR and is consistent with the adjoining 3:1 scale 
of proposed development in the PNUR ILP.  

5.13 ARCHAEOLOGY  
Council has existing controls in the LEP and DCP that provide for the protection of archaeological 
resources and indigenous heritage. These controls are not being amended as part of this Planning 
Proposal and satisfy the objectives of Section 117 Direction 2.3 Heritage Conservation. The processes 
that sit under these existing LEP and DCP controls have been identified in two studies as being worthy of 
review. Separate to this PP, Council should prioritise work that reviews and updates the processes 
related to the protection of archaeological resources and indigenous heritage.  

5.13.1 HISTORICAL ARCHAEOLOGY  
Parramatta has rich archaeological resources, which has the potential to demonstrate information about 
the past that is not available from other sources. Listed archaeological sites have been identified in the 
schedule at Appendix A. Part of the Parramatta City Centre is subject to the Parramatta Historical 
Archaeological Landscape Management Study (PHALMS) and nominated Archaeological Management 
Units as defined under the PHALMS. Special circumstances apply in the areas covered by the detail in 
the Parramatta Historical Archaeological Landscape Management Study (PHALMS), separate to the PP 
process.  

Recommendation: As the study is dated, it is recommended (separate to the PP process) that the 
Parramatta Historical Archaeological Landscape Management Study 2000 prepared by Godden Mackay 
Logan be updated, particularly to provide procedures, to manage the potential impacts of large scale 
development upon significant archaeological heritage. The planning and development controls should 
then be amended at a future stage accordingly. The review should also consider development and further 
analysis undertaken since 2000 for individual sites. Such a review should provide greater certainty in the 
rationalisation for sites to be conserved or have the opportunity for development and further to better 
define the extent of the potential archaeological resource for listed sites.  

5.13.2 INDIGENOUS HERITAGE 
Parramatta City Council has a database of known Aboriginal archaeological sites and information about 
the location of land that could contain Aboriginal sites, or may have historical or cultural associations for 
Aboriginal people. The Planning Proposal area comprises numerous registered Aboriginal sites and a 
large portion of the CBD area is affected by the Parramatta Sand Body, which contains substantial and 
potentially ancient (Pleistocene) archaeological evidence of Aboriginal occupation and is an area of High 
Aboriginal Archaeological Sensitivity. Archaeological investigation of the sand body has uncovered a 
substantial archaeological record that has contributed to our understanding of pre-colonial Aboriginal 
occupation of the Parramatta area and more broadly, the Cumberland Plain.20 In addition to the 
archaeological and geomorphic research value of the sand body, the Parramatta Sand Body also has the 
potential to provide valuable insight into the natural environment of Parramatta CBD in pre-colonial 
times.21 

                                                      

19 Ibid 41.  
20 Office of Environment and Heritage: Ancient Aboriginal and Early Colonial Landscape:  
21 Ibid 
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Directions under s117 require that planning instruments facilitate the conservation of Aboriginal objects 
and places under the National Parks and Wildlife Act as follows: 

“Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an Aboriginal heritage 
survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal body or public authority and 
provided to the relevant planning authority, which identifies the area, object, place or landscape as being 
of heritage significance to Aboriginal culture and people.” 

The Act further requires that Councils use development control mechanisms to protect items of Aboriginal 
heritage.  

The Parramatta Aboriginal Cultural Heritage Study Review was prepared by Mary Dallas Consulting 
Archaeologists in August 2014. The MDCA report reviews the role of council in regard to protection of 
Aboriginal objects and cultural heritage and notes the accuracy, effectiveness of the current system and 
how to improve it.   

The proposed amendments to FSR and the LEP in conjunction with the Planning Proposal are 
considered to be consistent with the terms of Section 117 as uplift in FSR will not generally present a 
greater impact on the archaeological resource than the present controls, where development is already 
permissible. Concern has been raised by the Office of Environment and Heritage with regard to potential 
basements associated with new development22 however it is noted that any proposed redevelopment 
remains subject to approvals and individual site assessment.  

The MDCA Study provides a sound review of the Council’s management procedures and indigenous 
heritage information and mapping. In addition it fulfils the Heritage Council of NSW recommendation to 
undertake an indigenous archaeological assessment to inform the development of any new planning 
controls.23. Although it is outside the brief of this study, the review has informed considerations herein.  

Recommendation: The present LEP provisions provide for the protection of the archaeological resource 
and the proposed amendment to the LEP should at minimum apply the current provisions. However, 
separate to the PP process, it is further recommended that the council review recommendations of the 
MDCA Study to enhance best practice outcomes and further to complement and enhance the 
understanding of the associated significant and heritage listed built forms.  

 

 

                                                      

22 Correspondence from the Heritage Council to Parramatta City Council 26/11/2014 
23 Ibid 
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FIGURE 27 – PROPOSED PPA FSR  
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6 Transferable Development Rights 
Transferable development rights (TDR) are market based instruments that allow for increased 
development on places where a community wants more growth in return for reduced development where 
it wants it less. Key to the success of a TDR scheme is a clear and valid public purpose. One of the 
notable schemes in Australia is the City of Sydney’s heritage floor space scheme which provides an 
incentive for the conservation and ongoing maintenance of heritage items within Central Sydney. Under 
this scheme once an owner of a heritage building has completed a conservation management plan and 
completed conservation works, both of which require Council approval, the owner is able to sell unused 
development potential from their site resulting from a place’s heritage status. 

The opportunities and constraints for transferable development rights have been explored to promote the 
conservation of the heritage items whilst providing increased development rights. Based on the research 
and discussions held with the City of Sydney, Parramatta City Council, and Urbis’ Planning, Economic 
and Market Research, and Design teams, it is recommended that this scheme is not the preferred 
approach for increasing the proposed minimum FSR within the CBD core and peripheral areas. 

The key factors for this recommendation are as follows. 

 The current perceived increase in transferable development rights only provides nominal benefits, 
particularly with the proposed 15% FSR bonus for developments that demonstrate design excellence. 

 Currently the City of Sydney process for a heritage property owner to be awarded unused 
development potential rights of their site takes approximately two years. The process involves the 
development of conservation management plans and the completion of conservation works which all 
are required to be approved by the Council prior to the rights being awarded. This does not guarantee 
purchase of floor space. Based on this process and given diverse nature and scale of the heritage 
places within the Study Area, it is perceived that, in general, the benefits to the owners to participate 
in the scheme again is nominal. 

 The City of Sydney experienced some administrative and resource issues with the establishment and 
operation of the transferable rights system. In general the process requires the establishment and 
ongoing management of the register, assessment and approvals, and the management of the supply 
and demand opportunities. 

 The City of Sydney also has cases where the demand for rights did not exactly match the supply, with 
fractions of FSRs left over.  

The proposed model allows for additional FSR through amalgamation of heritage sites with adjacent sites 
and this is able to be further complimented by a design excellence process to achieve both conservation 
outcomes and additional FSR within the study area (see Section 5.3.2). A key incentive for this proposal 
is that it could facilitate site amalgamations, presenting opportunities for transferring floor space within 
development sites involving heritage items.  
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7 Planning Control Amendments 
Based on the above recommendations and the assessment of the PPA the following modifications or 
additions to planning and development controls, to address heritage related impacts on items within the 
CBD and its periphery areas are made. The proposed amendments are also informed by the 
development guidelines provided in the 2012 Technical report by Planisphere which are designed to 
conserve and protect the significant views and vistas as identified in Figure 3.  

The key controls that were reviewed are as follows. 

Parramatta Local Environmental Plan 2011 

Relevant controls: 

 Part 5 – Clause 5.10 Heritage Conservation 

Parramatta City Centre Local Environmental Plan 2007 

Relevant controls 

 Part 5 – Clause 35 Heritage Conservation 
 Part 5 – Clause 35A Historic View Corridors 
 Part 22B – Design Excellence 

Under the amended LEP standard provisions should apply along with the heritage view provisions in 35A. 
Only minor amendment to the LEP is recommended in relation to the design excellence provisions to 
include heritage as a trigger for design excellence.  

Suggested wording – (4)(e) where development of or more than 3:1 FSR is proposed on a site 
adjoining/adjacent to a heritage item or comprising a heritage item (World Heritage, National, 
Commonwealth, State and Local) design excellence should be undertaken to ensure sensitive design 
outcomes for the heritage item.  

Height is also determined under the LEP and podium heights have been recommended for Church Street 
to ensure setbacks for new development as set out in sections 5.2.  

Parramatta Development Control Plan 2011 

The DCP was reviewed in its entirety however the following relevant controls in particular were reviewed: 

 Section 3.5 – Heritage 
 Section 4.3.3 – Parramatta City Centre (including Design Excellence) 
 Section 4.4.4 – Heritage Conservation Areas 

It is recommended that the heritage controls be consolidated into one section to provide a more efficient, 
effective and consistent system, including controls that consider high density development. The following 
table addresses relevant heritage sections of the DCP.  

DCP PROVISION  DISCUSSION  

2.4.1 Views and Vistas  This section adequately addresses heritage through the provision P.1 which 
requires that identified significant views as determined in the DCP are 
preserved. A general objective should be added which addresses heritage to 
reinforce this:  

O.4:To preserve and enhance significant historic views, vistas and corridors  
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3.5 Heritage  

3.5.1 General    

These provisions are geared towards residential infill and alterations and 
additions which adequately address conservation areas however do not 
adequately address the CBD context and does not consider multistorey 
commercial development. For instance, in ‘design principles’ discussion of 
scale refers only to conservation areas and alterations and additions. Disparity 
of scale is inevitable and therefore provisions need to consider how to best 
mitigate this, incorporating podiums, tower setbacks etc. Discussion in this 
section should be extended to include the City Centre.  

Specific provisions should be included which address multistorey development 
adjacent to heritage items or on heritage sites in the City Centre.  

As amalgamation of sites is encouraged as a means of transferring unrealised 
heritage floor space, provisions should also specifically address site 
amalgamation to ensure that the significant curtilage and setting of the items is 
not lost. Additional provisions should be included in relation to ‘Subdivision 
Patterns’ and Clause C2. The following clause should be incorporated:  

Clause: Where heritage items are amalgamated, the item must retain its 
integrity as a heritage item and as an independent streetscape element. This 
includes retention of curtilage and setting and interpretation of the original 
subdivision.  

‘Development near heritage items’ and Clause C3 should similarly be 
amended or additional clauses provided to consider multistorey development 
within the CBD context. 

Clause: Where multistorey development is proposed adjoining a heritage item, 
new development should consider setbacks and podium modulation to 
mitigate impacts of scale. 

In relation to existing building provisions, provision C4 should be amended as 
follows:  

C.4 Retain all heritage items and places as identified in the LEP   

Although not related to the PPA, it is recommended that Clause C5 is 
amended as it implies that re-roofing in corrugated iron is appropriate which is 
not always the case. This amended provision should be included as part of 
‘Alterations and Additions’.  

‘Alterations and Additions’ should also incorporate provisions for amalgamated 
sites where new towers are proposed within the CBD.   

Clause: Under the current FSR controls new buildings adjacent to heritage 
items and additions to heritage items in the City Centre will generally be larger 
than the item. New buildings and additions will require site analysis to 
determine the most appropriate form, scale, detailing, materiality etc to ensure 
that the proposal does not diminish the significance of the item and its setting.  

Discussion of height and shapes in provision C12 does not take into account 
commercial development within the CBD where multistorey towers adjoin 
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heritage sites. This will be further encouraged in the context of the PPA. 
Provision C12 is applicable to residential development within conservation 
areas but not the CBD. Specific CBD provisions should be incorporated, as 
discussed above.  

Amalgamated sites would not comply with Provisions C17 and C18 and the 
PPA encourages site amalgamation as a means of transferring FSR from 
heritage sites. The City Centre should be excluded from these provisions and 
the suggested clause for amalgamated sites above should apply. This is 
considered appropriate within the context of the CBD.  

3.5.3 Aboriginal Cultural 
Heritage   

No additional provisions are provided herein, however it is noted that the 
adoption of the key recommendations of the MDCA Study as set out in section 
5.13.2 will enhance best practice outcomes. 

3.7.2 Site consolidation 
and development on 
isolated sites 

Additional heritage provisions could be included herein to address 
consolidation of heritage sites as detailed above for the CBD, however it is the 
preference that heritage provisions be consolidated into one section of the 
DCP for the City as whole.  

4. Special precincts 

4.3.3 Parramatta City 
Centre 

General objectives for the PCC should include a general objective regarding 
retention and conservation of heritage: 

Objective: To maintain and enhance heritage within the PCC 

In relation to Building Form in section 4.3.3.1, objectives should similarly 
address heritage.  

Regarding ‘Street and River Frontage Heights and Upper Level Setbacks’, the 
setback and podium provisions set out in figures 4.3.3.1.1,  4.3.3.1.3, should 
be retained.  

Clause g) Building exteriors – clause C1 adequately addresses the interface 
between heritage buildings and new development.  

C.1 Adjoining buildings (particularly heritage buildings) are to be considered in 
the design of new buildings in terms of: 

 datum of main façade and roof elements, 

 appropriate materials and finishes selection, 

 facade proportions including horizontal or vertical emphasis.  

4.3.3.4 Views and View 
Corridors  

This section is considered to adequately address significant views and vistas 
though would benefit from greater clarity of significance associated with long 
distance views.  

Reference should be made to the view assessment in Appendix B.  



 

42 PLANNING CONTROL AMENDMENTS   
URBIS 

PARRAMATTA HERITAGE STUDY DECEMBER2015 
 

4.3.3.7 City Centre 
Special Areas 

b) Parramatta Square 

 

This section is considered to adequately address heritage in relation to the 
Square.  

4.3.3.7 City Centre 
Special Areas 

b) Park Edge  

 

It is noted that the Park Edge is excluded from the PPA. Significant views 
affecting the Park Edge however have been addressed herein.  

Recommendations with regard to George Street (setbacks/ podium height etc.) 
within the PPA are consistent with the Park Edge provisions.  

4.3.3.8 Design 
Excellence  

It has been recommended that Heritage is included as a trigger for design 
excellence on sites with FSR of 3:1 or above.  

4.4 Heritage 
Conservation Areas  

This section is considered to adequately address heritage in relation to the 
respective Heritage Conservation Areas (being North Parramatta, South 
Parramatta, Harris Park West and Sorrell Street). 

 
 
The Technical Report prepared by Planisphere also noted the following potential guidelines for the City 
Central Area to ensure that views from OGH and Parramatta Park are retained. It is recommended that 
these guidelines be included in the DCP. Text shown blue and italicised is recommended for exclusion or 
further consideration as it may not be relevant in the context of the Planning Proposal.  

DESIRABLE FUTURE DEVELOPMENT GUIDELINES 
A5 The most intensive development should be contained within the city central precinct to ensure 
that the city buildings do not visually dominate the skyline over a broad area. This can be 
achieved by: 
A5.1 ensuring that the tallest buildings within Parramatta are located within the City Central precinct; and 
A5.2 ensuring that there is a distinctive height edge to the city centre, particularly at Phillip Street. 
 
Note: In relation to A5.2, the City Centre has moved north of the river and this no longer applies. This has 
been recognised in the comments relating to significant views in Appendix B.   
 
B6 New development should strengthen the visual connection between the OGHD and the city, 
when viewed from the Domain, including by improving the legibility of the central city and its 
buildings (refer to Important Views 1 and 5). This may be achieved by: 
B6.1 ensuring that towers are well proportioned, with a visually interesting top, and an elevation that 
enhances the skyline; and 
B6.2 introducing upper level setbacks to allow for view sharing from, and between, buildings; and 
B6.3 ensuring buildings are designed to the highest contemporary architectural standards. 
 
B7 New development in George Street should strengthen and frame the vista along the street and 
further reinforce the formal Georgian town plan. This concept is outlined within the City Centre 
DCP and includes: 
B7.1 consistent setbacks (including consistent front setbacks at street level); and 
B7.2 no building facade clutter (including signage), particularly below first floor level is also desirable. 
 
Note: B7.2 is considered appropriate to the City Edge only.  
 
B8 New development throughout the city centre area should reinforce the formal layout of the 
Georgian town plan with: 
B8.1 consistent setbacks (including continuous front setbacks at street level); and 
B8.2 orientation of buildings towards the street grid. 
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B9 In order to preserve views along Parramatta River, and improve overall legibility of the 
river within the context of Parramatta, new development to the west of Church Street and adjacent 
to the riverside should: 
B9.1 create an overall transition in height between the city central (precinct 3) and Parramatta River; and 
B9.2 include upper level setbacks of buildings in the blocks immediately adjacent to the river, which step 
down in height towards the river. 
 
B10 New development should enhance the visual connection between landscape and built 
elements by ensuring that any new building: 
B10.1 addresses the river as well as any street frontage(s); 
B10.2 provides a positive, active interface at pedestrian level, with the public space / promenade adjacent 
to the river; and, 
B10.3 is designed to the highest contemporary architectural standards. 
 

B14 The majority ‘green’ aspect when looking north and north east from within the domain parklands 
should be retained such that the tree lined ridge which forms the background to views remains mostly 
intact. This may be achieved by: 

B14.1 ensuring that the majority of new developments are lower in height than the tree lined ridge when 
viewed from within the Domain; 

B14.2 utilising materials and external finishes that reduce distant visibility and minimise contrast against 
the green backdrop such as matt finishes and muted tones; and, 

B14.3 ensuring that the tops of towers are well designed and do not display advertising materials or 
banners. 

Note: At present, there is little high rise development north of the river. The PPA allows for an 
intensification of development north of the river. It must therefore be acknowledged that development 
north of the river within the PPA will change the views from Parramatta Park. These views are distant 
views and development will not overshadow or impede enjoyment of the park but will alter distant skyline 
views. This is a strategic decision for the development of Parramatta notwithstanding the potential impact 
on skyline views from certain key views in the Planisphere report. This control therefore is not valid under 
the PPA.  

B15 In order to create a distinctive ‘edge’ to the city, and to ensure that the city buildings do not visually 
dominate the skyline over a broad area, development in this location should be secondary to 
development within the City Central Precinct. This can be achieved by: 

B15.1 ensuring that the tallest buildings within Parramatta are located within the City Central precinct; and  

B15.2 ensuring that there is a distinctive height edge to the city centre, particularly at Phillip Street. 

Note: In relation to B15.2, the City Centre has moved north of the river and this no longer applies. This 
has been recognised in the comments relating to significant views in Appendix B.   
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8 Conclusion 
This assessment has been informed by extensive surveys of the PPA and in particular, reviews of the 
investigation areas as set out in section 5, which in turn have informed the development of planning 
controls (FSR) for the PPA.  

The amendments to the PPA and corresponding LEP/ DCP amendments have also required additional 
review of the LEP/DCP provisions with regard to heritage and the City Centre to cater for intensification of 
development as set out in section 6.  

Key directions with regard to the LEP and DCP include:  

 Inclusion of Heritage as a trigger for design excellence requirements on sites of or more than 3:1 FSR 
and adjoining heritage items.  

 Provision of podium height controls for George and Church Streets to retain character and interpret 
the colonial town plan  

 Revision to the DCP controls to include provisions to address site amalgamation and to better 
address heritage in the City Centre, where general provisions are more geared towards heritage in 
residential and low scale areas.  

Where such provisions are implemented the subject PPA is considered to be compliant with requirements 
of Section 117 Direction 2.3 Heritage Conservation (Section 117(2) of the Environment Planning and 
Assessment Act 1979. 
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Disclaimer 
This report is dated 20 October 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 Urbis Pty Ltd (Instructing Party) for the purpose of Heritage Study (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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TABLE 1 – HERITAGE ITEMS INSIDE THE BOUNDARY OF THE PLANNING PROPOSAL AREA OF THE COMPOSITE HERITAGE MAP (HERITAGE LEP 2007 / LEP 2011) 

NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Convict Barracks 
Walls and Potential 
Archaeological Site  

80-100 Macquarie 
Street 

Lot 65, Section 
17, DP 758829 

Parramatta City Centre 
Local Environmental Plan 
2007   

1 

The school site has development potential however the convict wall should be 
retained and the considered in future development proposals, along with the 
potential archaeological resource. The listed boundary may be considered 
subject to definition of the archaeological resource.  

 

Warder’s Cottages 

1 and 3 Barrack 
Lane (rear of 100 
Macquarie Street) 

Lots 101 and 102, 
DP 1110883 

 

Heritage Act - State 
Heritage Register/ Listing 
#00709 

Parramatta City Centre 
Local Environmental Plan 
2007   

2 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

David Lennox’s 
house 

39 Campbell 
Street 

Lot 1, DP 83294 

Heritage Act - State 
Heritage Register/ Listing 
#00751 

Parramatta City Centre 
Local Environmental Plan 
2007   

3 

Setting is somewhat compromised by adjoining development.  

No additional development potential – additional FSR may be realised as part of 
site amalgamation and subject to considered design response.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Masonic Centre 

47 Campbell 
Street 

Lot 7, DP 67534 

Parramatta City Centre 
Local Environmental Plan 
2007   

4 

Setting is somewhat compromised by adjoining development.  

No additional development potential – additional FSR may be realised as part of 
site amalgamation and subject to design excellence. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Bicentennial 
Square and 
adjoining buildings 

188, 188R (part of 
Church Street 
road reserve) and 
195A Church 
Street, 38 Hunter 
Street and 83 
Macquarie Street 

Lot 23, DP 
651527, Lot 1, DP 
1158833, Lot 
7046, DP 93896, 
Lot L, DP 15108, 
Lot M, DP 15108 

Parramatta City Centre 
Local Environmental Plan 
2007   

5 
The Square is subject to a current development proposal. Adjoining buildings 
have been addressed below.  

 

Parramatta Town 
Hall and potential 
archaeological site 

182 Church 
Street 

Pt Lot 1, DP 
791300 

Parramatta City Centre 
Local Environmental Plan 
2007   

6 

The square is subject to a current development proposal  

The Town Hall has no additional development potential however FSR may be 
realised through amalgamation and subject to assessment.  
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Murrays’ Building 
and potential 
archaeological site 

188 Church 
Street (South 
East corner) 

Pt Lot 23, DP 
55292 

Parramatta City Centre 
Local Environmental Plan 
2007   

7 

Development potential subject to retention and conservation of the heritage item 
and consideration of the sites relationship to Bicentennial Square and items in 
the vicinity. Additional FSR may also be realised as part of site amalgamation 
and subject to assessment.  

 

St John’s Pro-
Cathedral 

195 Church 
Street 

Part Lot 1 and 
Part Lot 2, DP 
1110057 

Heritage Act - State 
Heritage Register/ Listing 
#01805 

Parramatta City Centre 
Local Environmental Plan 
2007   

8 
No additional development potential. Controls do not currently apply to the 
Church and none are proposed under the PPA.  

 

Warden’s cottage 
(Verger’s cottage) 

195 Church 
Street (rear of 47 
Hunter Street) 

DP 88548 

Parramatta City Centre 
Local Environmental Plan 
2007   

9 

No additional development potential – additional FSR may be realised as part of 
site amalgamation and subject to assessment.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Centennial 
Memorial Clock 

Opposite 196 
Church Street 
Bicentennial 
Square 

Parramatta City Centre 
Local Environmental Plan 
2007   

10 
No development potential – iconic landmark within the Square. Controls do not 
currently apply and none are proposed under the PPA. 

 

Shop and potential 
archaeological site 

197 Church 
Street 

Parramatta City Centre 
Local Environmental Plan 
2007   

11 

Development potential subject to retention and conservation of the heritage 
item and consideration of the sites relationship to Bicentennial Square and 
items in the vicinity. Site is subject to a current planning proposal (PP).  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and 
western sides of Church Street, to ensure that any redevelopment retains the 
consistent 2-3 storey streetscape character. 
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Horse parapet 
facade and 
potential 
archaeological site 

198- 216 Church 
Street and 38-46 
Macquarie Street.  

Lot 1, DP 89790, 
Lot 1, DP 89558, 
Lot 1, DP 72798, 
Lot 1, DP 650150, 
Lots A and B, DP 
404724, Lot 2, DP 
627838, Lot 83, 
DP 1136983, SP 
68158 

Parramatta City Centre 
Local Environmental Plan 
2007   

12 

Development potential, subject to retention of the significant building façade and 
consideration of the sites relationship to Bicentennial Square and items in the 
vicinity.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

 

Telstra House 
(former post office) 
and potential 
archaeological site 

213 Church 
Street (93-93a 
Marsden Street).  

Lots 1 and 2, DP 
578322 

Parramatta City Centre 
Local Environmental Plan 
2007   

13 

Development potential subject to retention and conservation of the heritage 
item.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

HMV (former 
Commonwealth 
Bank) and 
potential 
archaeological site 

215 Church 
Street 

Lot E, DP 15013 

Parramatta City Centre 
Local Environmental Plan 
2007   

14 

Development potential subject to retention and conservation of the heritage item  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

 

Former court 
house wall and 
sandstone 
cellblock and 
potential 
archaeological site 

223 and 235 
Church Street 

Lots 1 and 2, DP 
205570, Lot 1, DP 
329431 

Parramatta City Centre 
Local Environmental Plan 
2007   

15 

The site has development potential however the wall should be retained and 
considered in future development proposals, along with the potential 
archaeological resource. The listed boundary may be considered subject to 
definition of the archaeological resource. Heritage elements are on the western 
and southern boundaries.  

 

Shops and offices 

263 Church 
Street 

Lot 1, DP 136333 

Parramatta City Centre 
Local Environmental Plan 
2007   

16 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Westpac bank 

264 Church 
Street (corner of 
George Street) 

Lot 1, DP 952497 

Parramatta City Centre 
Local Environmental Plan 
2007   

17 

No additional development potential – additional FSR may be realised as part of 
site amalgamation.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Sandstone and 
brick wall 

286 (rear), 288 
and 290 Church 
Street.  

Lot 1, DP 210616, 
Lot 1, DP 128501, 
Lot 5, DP 516126, 
Lot 2, DP 216665 

Parramatta City Centre 
Local Environmental Plan 
2007   

18 
The site has development potential however the wall should be retained and the 
considered in future development proposals.  
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Former ANZ bank 
and potential 
archaeological site 

306 Church 
Street (corner of 
Phillip Street).  

Lot 10, DP 65743 

Parramatta City Centre 
Local Environmental Plan 
2007   

19 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the street frontage to both the eastern and western sides of 
Church Street, to ensure that any redevelopment retains the consistent 2-3 
storey streetscape character.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Lennox Bridge 
349 (adjacent to) 
and 351 Church 
Street 

Heritage Act - State 
Heritage Register/ Listing 
#00750 

Parramatta City Centre 
Local Environmental Plan 
2007 

20 No development potential  
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

St Peter’s Uniting 
Church and 
potential 
archaeological site 

356 Church Street 

Lot B, DP 154618 

Parramatta City Centre 
Local Environmental Plan 
2007 

21 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Prince Alfred 
Square and 
potential 
archaeological site 

353c Church Street 

Lot 1, DP 724837 

Parramatta City Centre 
Local Environmental Plan 
2007 

22 
No development potential. The Park presently does not include FSR controls 
and none are proposed under the PPA  
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Anthony Malouf 
and Co 

366 and 368 
Church Street  

Lot A, DP 90292 

Parramatta City Centre 
Local Environmental Plan 
2007 

23 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Royal Oak Hotel 
and stables and 
potential 
archaeological site 

387 Church Street 
Parramatta City Centre 
Local Environmental Plan 
2007 

24 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Commercial 
building 

448 - 450 Church 
Street 

Lot 1, DP 70506 

Parramatta City Centre 
Local Environmental Plan 
2007 

25 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Former bakery and 
potential 
archaeological site 

476 Church Street 

Lot 3, DP 741890 

Parramatta City Centre 
Local Environmental Plan 
2007 

26 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Llonells 
1 Cowper Street 

Lot 1, DP 935059 

Parramatta City Centre 
Local Environmental Plan 
2007 

27 No additional development potential; existing FSR to be maintained.  

 

Jeshyron 
3 Cowper Street 

Lot 1, DP 935060 

Parramatta City Centre 
Local Environmental Plan 
2007 

28 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the north should be subject to setback 
provisions under the DCP. 
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Parramatta Station 

3 Darcy Street 
(also Argyle Street) 

Lot 9, DP 733457 

Heritage Act - State 
Heritage Register/ Listing 
#00696 

Parramatta City Centre 
Local Environmental Plan 
2007 

29 Possible development near station 

 

Stable and 
potential 
archaeological site 

31 Fennell Street 
(423 Church Street) 

Lot 101, DP 
612005 

Parramatta City Centre 
Local Environmental Plan 
2007 

30 

Existing FSR retained. 

The listed boundary may be considered subject to definition of the 
archaeological resource. 

 

Court house tower 
12 George Street 

Sec 20 Town Map 

Parramatta City Centre 
Local Environmental Plan 
2007 

33 
Development potential subject to retention and conservation of the heritage 
listed tower and sympathetic design response. The listed boundary may be 
considered.  
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Former Rural Bank 
16 George Street.  

Lot 1, DP 68450 

Parramatta City Centre 
Local Environmental Plan 
2007 

34 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.    

 

Woolpack Hotel 
and potential 
archaeological site 

19 George Street 
Parramatta City Centre 
Local Environmental Plan 
2007 

36 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shops and 
potential 
archaeological site 

45 George Street 

Lot 1, DP 701456, 
Lot L, DP 400566 

Parramatta City Centre 
Local Environmental Plan 
2007 

37 

Development potential subject to retention and conservation of the heritage 
item. The listed boundary may be considered subject to definition of the 
archaeological resource. 

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern sides 
of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Roxy Cinema 

65- 69 George 
Street 

Lots 1 and 2, DP 
76080 

Heritage Act - State 
Heritage Register/ Listing 
#00711 

Parramatta City Centre 
Local Environmental Plan 
2007 

38 

Development potential subject to considered design response.   

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern sides 
of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan. 

 

Perth House 
property, Moreton 
Bay fig tree and 
potential 
archaeological site 

85 George Street 

CP SP74416 

Heritage Act - State 
Heritage Register/ Listing 
#00155 

Parramatta City Centre 
Local Environmental Plan 
2007 

39 

Development potential subject to retention and conservation of the heritage item 
and design excellence response, as well as consideration of the archaeological 
resource. 

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern sides 
of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.    

Shop and office 
and potential 
archaeological site 

90 George Street 

Lot 10, DP 860245 

Heritage Act - State 
Heritage Register/ Listing 
#00278 

Parramatta City Centre 
Local Environmental Plan 
2007 

40 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern sides 
of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Harrisford and 
potential 
archaeological site 

182 George Street 

Lot 1, DP 59495 

Heritage Act - State 
Heritage Register/ Listing 
#00248 

Parramatta City Centre 
Local Environmental Plan 
2007 

41 

No additional development potential – existing FSR to be maintained. 

No change to the existing controls of 4:1 FSR and 36m maximum building 
height, however consideration should be given to reducing the maximum 
building height to approximately the height of the existing building, following 
more detailed analysis of the site.  

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern sides 
of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan. 

 

Commercial Hotel 

2a Hassall Street 
(corner of Station 
Street East) 

Lot 23, DP 746354 

Parramatta City Centre 
Local Environmental Plan 
2007 

42 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Redcoats’ Mess 
House and 
potential 
archaeological site 

2 Horwood Place 
(48-50 George 
Street).  

Lot 2, DP 702154 

Heritage Act - State 
Heritage Register/ Listing 
#00218 

Parramatta City Centre 
Local Environmental Plan 
2007 

43 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Leigh Memorial 
Uniting Church 

119 Macquarie 
Street 

Lot 1, DP 628809 

Parramatta City Centre 
Local Environmental Plan 
2007 

46 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Arthur Phillip High 
School and 
potential 
archaeological site 

175 Macquarie 
Street.  

Lots 1 and 2, DP 
115296 

Parramatta City Centre 
Local Environmental Plan 
2007 

47 

Existing FSR to be maintained.  

Development potential subject to retention and conservation of the heritage item 
and considered design response, as well as consideration of the archaeological 
resource and impacts to adjoining Lancer Barracks group.  

 

St Patrick’s 
Cathedral, 
presbytery and 
precinct and 
potential 
archaeological site 

1 Marist Place.  

Lot 1, DP 1034092 

Parramatta City Centre 
Local Environmental Plan 
2007 

48 No additional development potential – existing FSR retained.  

 

St John’s 
Cemetery 

1 O’Connell Street. 

Sec 5, Town of 
Parramatta St 
John’s Cemetery 
Lot 5, DP 1023282 

Heritage Act - State 
Heritage Register – listing 
number 0049 

Parramatta City Centre 
Local Environmental Plan 
2007 

50 

No additional development potential. The site does not presently have any 
controls and no FSR is proposed.  

Proposed development to the south of an articulated podium form is considered 
acceptable, while existing FSR is proposed to be maintained to the adjoining 
northern and western blocks.  
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HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Studio theatre and 
potential 
archaeological site 

Palmer Street (rear 
of 356 Church 
Street 

Lot B, DP 154618 

Parramatta City Centre 
Local Environmental Plan 
2007 

54 

Heritage items built over the entire site.  

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Former St 
Andrews Uniting 
Church, hall and 
potential 
archaeological site 

2 Phillip Street 
(corner of Marsden 
Street) 

Lots 1 and 2, DP 
986344 

Parramatta City Centre 
Local Environmental Plan 
2007 

55 

Heritage items built over the entire site.  

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Willow Grove and 
potential 
archaeological site 

34 Phillip Street 

Lot 1, DP 569139 

Parramatta City Centre 
Local Environmental Plan 
2007 

56 

No additional development potential. Site somewhat compromised by adjoining 
multi-storey development. Additional FSR may be realised through site 
amalgamation however would require a considered design response.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

http://www.google.com.au/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRxqFQoTCJGo57Oa0McCFcUipgodUOIE3Q&url=http://www.skyscrapercity.com/showthread.php?t=222818&page=10&ei=VKbiVZGuCsXFmAXQxJPoDQ&psig=AFQjCNE3Ex0rHD-IOs6uRXGzJ74GSMkRcQ&ust=1441003419036350
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St George’s 
Terrace and 
potential 
archaeological site 

44 Phillip Street 

Lot 1, DP 742271 

Parramatta City Centre 
Local Environmental Plan 
2007 

57 

Potential for additional development subject to retention of the heritage item 
(being the terraces, not just building facades) and subject to a considered 
design response. Additional FSR may also be realised through site 
amalgamation.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Barnaby’s 
Restaurant and 
potential 
archaeological site 

64, 66 and 68 
Phillip Street 

Lot 3, DP 591970, 
Lots 1 and 2, DP 
128452 

Parramatta City Centre 
Local Environmental Plan 
2007 

58 

Potential for additional development subject to retention of the heritage item and 
subject to a considered design response. Additional FSR may also be realised 
through site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Office and 
potential 
archaeological site 

68A and 70 Phillip 
Street 

Lot 36, DP 
1104223, SP 
18038 

Parramatta City Centre 
Local Environmental Plan 
2007 

59 

Potential for additional development to the rear and on the eastern side of the 
allotment subject to retention of the heritage items and subject to a considered 
design response. Additional FSR may also be realised through site 
amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Electricity 
Substation and 
potential 
archaeological site 

11c Ross Street 

Lot 2, DP 234466 

Parramatta City Centre 
Local Environmental Plan 
2007 

60 

Small site. No additional development potential – however additional FSR may 
be realised as part of site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Lancer Barracks 
group 

2 Smith Street 

Commonwealth Heritage 
List, Place ID 105214 

Heritage Act - State 
Heritage Register 01824: 
Linden House 2 Smith 
Street/ 1st/15th Royal 
NSW Lancers Memorial 
Museum Collection 

Parramatta City Centre 
Local Environmental Plan 
2007 

61 
The site presently has no controls and no amendment is proposed  – subject to 
approval under the EPBC Act  

 

Rose and Crown 
Hotel and potential 
archaeological site 

11 Victoria Road 
(corner of Sorrell 
Street) 

Lot 1, DP 67120 

Parramatta City Centre 
Local Environmental Plan 
2007 

62 

No additional development potential – however additional FSR may be realised 
as part of site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Charles Street 
Weir 

Parramatta River 
Parramatta City Centre 
Local Environmental Plan 
2007 

63 No development potential – infrastructure  

 

Shop (former fire 
station) 

138 Church Street 

Lot 409, DP 
729616 

Parramatta City Centre 
Local Environmental Plan 
2007 

64 Heritage item retained at the base of a multi-storey residential tower.  

 

Parramatta House 
and potential 
archaeological site 

243, 245 and 247 
Church Street 

Lot 1, DP 74622 

Parramatta City Centre 
Local Environmental Plan 
2007 

65 

Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Shop  

253 Church 
Street 

Lot B, DP 380265 

Parramatta City Centre 
Local Environmental Plan 
2007 

66 

Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop  

255 Church 
Street  

Lot 1, DP 587804 

Parramatta City Centre 
Local Environmental Plan 
2007 

67 

 Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop and potential 
archaeological site 

257, 259 and 261 
Church Street 

Parramatta City Centre 
Local Environmental Plan 
2007 

68 

Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Shop and potential 
archaeological site 

267 Church 
Street 

Lots 1 and 2, DP 
400078 

Parramatta City Centre 
Local Environmental Plan 
2007 

69 

Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP. 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shops and 
potential 
archaeological site 

269 Church 
Street/ Lot C, DP 
185864 

273 Church 
Street/ Lot B, DP 
324965 

275 and 277 
Church Street 

Parramatta City Centre 
Local Environmental Plan 
2007 

70, 71 and 
72 

Additional FSR may be realised through site amalgamation however would 
require a considered design response and setbacks as per the LEP/ DCP 

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop, office and 
potential 
archaeological site 

279 Church Street 

Lot 10, DP 733123 

Parramatta City Centre 
Local Environmental Plan 
2007 

73 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Shop  
281 Church Street 

Lot 3, DP 610555 

Parramatta City Centre 
Local Environmental Plan 
2007 

74 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop 
287 Church Street 

Lot 5, DP 25055 

Parramatta City Centre 
Local Environmental Plan 
2007 

75 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop  

289 Church Street/ 
Lot 4, DP25055 

291 Church Street/ 
Lot 3, Section 24, 
DP 25055 

293 Church Street/ 
Lot 2, DP 25055 

Parramatta City Centre 
Local Environmental Plan 
2007 

76, 77 and 
78 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Shop and potential 
archaeological site 

302 Church Street 

Part Lot 1, DP 
211499 

Parramatta City Centre 
Local Environmental Plan 
2007 

79 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Future development proposals should encourage the reinstatement and/ or 
presentation of the façade. Height controls should be applied under the LEP, to 
maintain a minimum setback of 18m from the Church Street frontage to both the 
eastern and western sides of Church Street, to ensure that any redevelopment 
retains the consistent 2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop 

311-315 Church 
Street 

Part Lot 2 (c), Sec 
24, DP 161817, Lot 
1, DP 739012 

Parramatta City Centre 
Local Environmental Plan 
2007 

80 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   
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Shop  
317 Church Street 

Lot 1, DP 87514 

Parramatta City Centre 
Local Environmental Plan 
2007 

81 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Shop  
321 Church Street 

Lot 10, DP 541902 

Parramatta City Centre 
Local Environmental Plan 
2007 

82 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Archaeological/ 
terrestrial (and 
shop)  

323 Church Street 

Lot 4, DP 525338, 
Lot 4, DP 520361 

Parramatta City Centre 
Local Environmental Plan 
2007 

83 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.    
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Shop 

325 and 327 
Church Street 

Lot 1, DP 784451, 
Lot 6, DP 539787 

Parramatta City Centre 
Local Environmental Plan 
2007 

84 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Archaeological/ 
terrestrial (and 
shop) 

329 Church Street 

Lot 1, DP 569483 

Parramatta City Centre 
Local Environmental Plan 
2007 

85 

Additional FSR may be realised through site amalgamation.   

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Former David 
Jones department 
store 

330 Church Street 

Lots 2 and 3, DP 
788637, Lot 101, 
DP 1031459 

Parramatta City Centre 
Local Environmental Plan 
2007   

86 

Site subject to a current approval. Presently under construction for new ‘Altitude’ 
Meriton multistorey residential development.  

Listing status should be considered subject to review of the Meriton proposal  
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Archaeological/ 
terrestrial (and 
shop) 

331 Church Street/ 
Lot 2, DP 535192 

331A Church 
Street/ Lot 2, DP 
791693 

Parramatta City Centre 
Local Environmental Plan 
2007 

87, 88 

Additional FSR may be realised through site amalgamation however would 
require a considered design response.  

Height controls should be applied under the LEP, to maintain a minimum 
setback of 18m from the Church Street frontage to both the eastern and western 
sides of Church Street, to ensure that any redevelopment retains the consistent 
2-3 storey streetscape character. 

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 

Horse trough 
Adjacent to 353a 
Church Street 

Parramatta City Centre 
Local Environmental Plan 
2007 

91 No development potential  

 

Shop 
446 Church Street 

Lot 1, DP 204902 

Parramatta City Centre 
Local Environmental Plan 
2007 

92 

No additional development potential – additional FSR may be realised as part of 
site amalgamation. 

Future development proposals should encourage the removal of the street front 
addition.  

Where sites are amalgamated items must retain their integrity as a heritage item 
and as an independent streetscape element. This includes retention of curtilage 
and setting and interpretation of the original subdivision.   

 



 

APPENDICES  
URBIS 

PARRAMATTA HERITAGE STUDY DECEMBER2015 
 

NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Bicycle shop 

458 Church 
Street 

Lot 711, DP 
1085446 

Parramatta City Centre 
Local Environmental 
Plan 2007 

93 

No additional development potential – additional FSR may be realised as part 
of site amalgamation. 

Where sites are amalgamated items must retain their integrity as a heritage 
item and as an independent streetscape element. This includes retention of 
curtilage and setting and interpretation of the original subdivision.   

 

Civic Arcade 
(former theatre) 
and potential 
archaeological site 

48 George Street 

Lots 1–79, SP 
159 

Parramatta City Centre 
Local Environmental 
Plan 2007 

96 

No additional development potential – additional FSR may be realised as part 
of site amalgamation. 

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern 
sides of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan. 

Where sites are amalgamated items must retain their integrity as a heritage 
item and as an independent streetscape element. This includes retention of 
curtilage and setting and interpretation of the original subdivision.   

 

Dr Pringle’s 
cottage 

52 George Street 

Lot 1, DP 702154 

Parramatta City Centre 
Local Environmental 
Plan 2007 

97 

No additional development potential – additional FSR may be realised as part 
of site amalgamation. 

Height controls should be applied under the DCP, to maintain a minimum 
setback of 20m from the street frontage to both the northern and southern 
sides of George Street, to ensure that any redevelopment preserves significant 
George Street vistas and reinterprets the colonial town plan.  

Where sites are amalgamated items must retain their integrity as a heritage 
item and as an independent streetscape element. This includes retention of 
curtilage and setting and interpretation of the original subdivision.   
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Single-storey 
residence 

32 Grose Street 

Pt Lot 12 and Lot 
13, Sec 17 
TOWNMAP 

Parramatta City Centre 
Local Environmental 
Plan 2007 

98 No additional development potential – existing FSR to be maintained.  

 

Semi-detached 
cottages 

23 and 25 Hassall 
Street 

Lots 1 and 2, DP 
218476 

Parramatta City Centre 
Local Environmental 
Plan 2007 

99 

Development potential. The site is presently subject to a current development 
application. Additional FSR may be realised through site amalgamation.   

These items have been altered and their setting is somewhat compromised. It 
is suggested that the items are reassessed to determine whether they meet 
the threshold for listing and should be retained as heritage items under the 
LEP.  

 

Two-storey 
residence 

42 High Street 

Lot 1, DP 
1003369 Lot 1, 
DP 81523, Lot 1, 
DP 81603 

Parramatta City Centre 
Local Environmental 
Plan 2007 

101 

No additional development potential – additional FSR may be realised as part 
of site amalgamation. 

Additional FSR may be realised as part of site amalgamation. Where sites are 
amalgamated dwellings must retain their integrity as a heritage item and as an 
independent streetscape element. This includes retention of curtilage and 
setting and interpretation of the original subdivision.   
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Attached houses 

49 and 51 High 
Street 

Lot 2, DP 530845, 
Lot B, DP 388388 

Parramatta City Centre 
Local Environmental 
Plan 2007 

102 Subject to development application. Existing FSR to be maintained.  

 

Single-storey 
residence 

65 High Street 

Lot 48, Sec 1, DP 
976, Lot 1, DP 
576223 

Parramatta City Centre 
Local Environmental 
Plan 2007 

103 No additional development potential – existing FSR to be maintained.   

 

Single-storey 
residence 

67 High Street 

Lot B, DP 421597 

Parramatta City Centre 
Local Environmental 
Plan 2007 

104 No additional development potential – existing FSR to be maintained.   
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St John’s parish 
hall 

40 Hunter Street 
(195 Church 
Street) 

DP 88548 

Parramatta City Centre 
Local Environmental 
Plan 2007 

105 

No additional development potential. Additional FSR may be realised as part 
of site amalgamation. 

Where sites are amalgamated, buildings must retain their integrity as a 
heritage item and as an independent streetscape element. This includes 
retention of curtilage and setting and interpretation of the original subdivision.   

 

Two-storey 
residence 

41 Hunter Street 

Lot 1, DP 27310 

Parramatta City Centre 
Local Environmental 
Plan 2007 

106 

No additional development potential. Additional FSR may be realised as part 
of site amalgamation 

Where sites are amalgamated dwellings must retain their integrity as a 
heritage item and as an independent streetscape element. This includes 
retention of curtilage and setting and interpretation of the original subdivision.   

 

Semi-detached 
cottages 

41 and 43 
Lansdowne Street 

Pt Lot 21, DP 
12623 

Parramatta City Centre 
Local Environmental 
Plan 2007 

107 

No development potential, existing FSR retained.  

There is an opportunity to review the South Parramatta HCA boundary to 
include these items as they are contiguous with the area. That is subject to a 
separate process that council is undertaking. 
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HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Semi-detached 
cottages 

49 Lansdowne 
Street 

Lot 19, DP 12623 

Parramatta City Centre 
Local Environmental 
Plan 2007 

108 

No development potential, existing FSR retained. 

The item adjoining site (no.43 Church Street) is mapped incorrectly on the LEP 
map and should be revised.  

There is an opportunity to review the South Parramatta HCA boundary to 
include these items as they are contiguous with the area subject to a separate 
process.  

 

Kia Ora and 
potential 
archaeological site 

64 Macquarie 
Street 

Lot AY, DP 
400258 

Parramatta City Centre 
Local Environmental 
Plan 2007 

109 

The rear of the block is developed and the setting altered.  

Additional FSR may be realised as part of site amalgamation. The present site 
is viewed as compromised and future redevelopment should aim to reinstate 
an improved curtilage and setting for the item.   

 

House/Industrial 
9 Marion Street 

Lot 1, DP 794747 

Parramatta City Centre 
Local Environmental Plan 
2007 

112 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 
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ITEM NO. 
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HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Single-storey 
residence 

11 Marion Street 

Lot 1, DP 574174 

Parramatta City Centre 
Local Environmental Plan 
2007 

113 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 

 

Residence—Mona 
13 Marion Street 

Lot 1, DP 528361 

Parramatta City Centre 
Local Environmental Plan 
2007 

114 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 

 

Attached house 
and office 

17 Marion Street 
(17-23) 

Lot 1, DP 600258 

Parramatta City Centre 
Local Environmental Plan 
2007 

115 

Site presently under construction and subject to redevelopment. Amalgamated 
site, 17-23 Marion Street.  

No additional development potential; existing FSR to be maintained.  
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MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Single-storey 
residence 

20 Marion Street 

Lot 2, DP 524232 

Parramatta City Centre 
Local Environmental 
Plan 2007 

116 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the north should be subject to setback 
provisions under the DCP.  

 

Attached house 
and office 

23 Marion Street 

Lot 5, Sec 1, DP 
976 

Parramatta City Centre 
Local Environmental 
Plan 2007 

117 

Site presently under construction and subject to redevelopment. Amalgamated 
site, 17-23 Marion Street.  

No additional development potential; existing FSR to be maintained. 

 

Single-storey 
residence 

26 Marion Street 

Lot 2, DP 909383 

Parramatta City Centre 
Local Environmental 
Plan 2007 

118 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the north should be subject to setback 
provisions under the DCP. 
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HERITAGE 
MAP (LEP) 

URBIS RECOMMENDATION IMAGE 

Single-storey 
residence 

28 Marion Street 

Lot 1, DP 966322 

 

Parramatta City Centre 
Local Environmental 
Plan 2007 

119 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the north should be subject to setback 
provisions under the DCP. 

 

Single-storey 
residence 

29 Marion Street 

Lot 8, Sec 1, DP 
976, Lot 1, DP 
345868 

Parramatta City Centre 
Local Environmental 
Plan 2007 

120 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 

 

Single-storey 
residence 

31 Marion Street 

Lot 9, DP 128787 

Parramatta City Centre 
Local Environmental 
Plan 2007 

121 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 

 



 

APPENDICES  
URBIS 

PARRAMATTA HERITAGE STUDY DECEMBER2015 
 

NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 
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Single-storey 
residence 

37 Marion Street 

Lot 12, Sec 1, DP 
976 

Parramatta City Centre 
Local Environmental 
Plan 2007 

122 

No additional development potential; existing FSR to be maintained.  

Development of adjoining sites to the south should be subject to setback 
provisions under the DCP. 

 

Single-storey 
residence 

14 Ross Street 

Lot B, DP 439568 

Parramatta City Centre 
Local Environmental Plan 
2007 

124 
No additional development potential; rear of the property has been developed.  

Future redevelopment should consider setbacks.  

 

Wine bar bistro 
16 Ross Street 

Lot 1, DP 834630 

Parramatta City Centre 
Local Environmental Plan 
2007 

125 

No additional development potential. Additional FSR may be realised as part 
of site amalgamation 

Where sites are amalgamated dwellings must retain their integrity as a 
heritage item and as an independent streetscape element. This includes 
retention of curtilage and setting and interpretation of the original subdivision.   
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Two-storey 
residence 

1 Station Street 
West 

Lot 34, Sec 1, DP 
976West 

Parramatta City Centre 
Local Environmental Plan 
2007 

126 

No additional development potential. Additional FSR may be realised as part 
of site amalgamation 

Where sites are amalgamated dwellings must retain their integrity as a 
heritage item and as an independent streetscape element. This includes 
retention of curtilage and setting and interpretation of the original subdivision.   

 

Single-storey 
residence 

7 Station Street  

Lot 31, Sec 1, DP 
976 

 

Parramatta City Centre 
Local Environmental Plan 
2007 

127 No additional development potential; existing FSR to be maintained.  

 

Horse trough 
Victoria Street 
Adjacent to 353a 
Church Street 

Parramatta City Centre 
Local Environmental Plan 
2007 

128 

No development potential (refer also to item 91 which is a separate listing) 

Status of the trough/s should be investigated to determine whether this is a 
duplicate listing or to confirm the location of the second trough.  
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HERITAGE 
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Attached houses 

21 Wentworth 
Street 

Lot 5, DP 555797, 
Lot 7, DP 531926 

Parramatta City Centre 
Local Environmental 
Plan 2007 

129 

Setting has been altered. Existing development to the rear.  

Should future development of the block be proposed, the significance of these 
items could be reviewed, with consideration for the context.  

 

Single-storey shop 

105 Wigram 
Street 

Lot 101, DP 
789695 

 

Parramatta City Centre 
Local Environmental Plan 
2007 

130 No additional development potential – existing FSR maintained (2:1)  

 

Attached houses 

113 and 115 
Wigram Street 

Lot Y, DP 
403345, Lot X, 
DP 403345 

Parramatta City Centre 
Local Environmental Plan 
2007 

131 

Development potential. The site is presently subject to a current development 
application. Additional FSR may be realised through site amalgamation.   

Where sites are amalgamated dwellings must retain their integrity as a 
heritage item and as an independent streetscape element. This includes 
retention of curtilage and setting and interpretation of the original subdivision.   

 

Convict drain 
1, 1A and 3 
Barrack Lane, 
174 Church 
Street, 71, 83, 85 

Parramatta City Centre 
Local Environmental 
Plan 2007 

132 
Not considered a development constraint subject to individual site 
archaeological assessment.  
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URBIS RECOMMENDATION IMAGE 

and 126-130 
George Street, 
72, 74, 119 and 
119A Macquarie 
Street, 72B, 72C, 
76 and 80A Phillip 
Street and 18 and 
25 Smith Street 

Wetlands Parramatta River 
Parramatta City Centre 
Local Environmental 
Plan 2007 

134 No development potential  

Roseneath and 
potential 
archaeological site 

40 O’Connell Street 

Lot 1, DP 34629 

Heritage Act - State 
Heritage Register (Listing 
number 0042)  

Parramatta Local 
Environmental Plan 2011 

I00042 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

 

Timber cottages 

2 and 4 Ada Street 

Lots 6 and 7, 
Section 2, DP 395 

Parramatta Local 
Environmental Plan 
2011 

I246 

No additional development potential. Additional FSR may be realised as part of 
site amalgamation. Where sites are amalgamated dwellings must retain their 
integrity as a heritage item and as an independent streetscape element. This 
includes retention of curtilage and setting and interpretation of the original 
subdivision.   

Setback provisions from the northern boundary should also be considered.  
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Terrace houses 

6, 8, 10 and 12 Ada 
Street 

Lots 1–4, DP 
545737 

Parramatta Local 
Environmental Plan 2011 

I248 

Small sites. No additional development potential.   

Where the adjoining northern site (fronting Kendall Street) setback provisions 
from the northern boundary should also be considered. 

 

Single storey 
residence 

44 Albert Street 

SP 22155 

Parramatta Local 
Environmental Plan 2011 

I326 

Small lot with development to the rear. Existing FSR to be retained (0:6)  

Any future development should seek to reinstate a more appropriate setting for 
the item.   

 

Two storey 
residence 

53 Sorrell Street 

Lot 1, DP 19079 

Parramatta Local 
Environmental Plan 2011 

I420 
Small lot - no additional development potential. Existing FSR to be maintained 
(0.6:1)  
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Single storey 
residence 

63 Sorrell Street 

Lot 1, DP 710827 

Parramatta Local 
Environmental Plan 2011 

I425 
Small lot - no additional development potential. Existing FSR to be maintained 
(0.6:1) 

 

All Saints 
Parochial School 

27 Elizabeth Street, 
Parramatta 

Parramatta Local 
Environmental Plan 2011 

I469 No additional development potential. Existing FSR to be maintained (0.8:1) 

 

Conjoined 
residences 

1 Grose Street, 
Parramatta  

Part Lot 1, DP 
1117917 

Parramatta Local 
Environmental Plan 2011 

I495 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

 



 

APPENDICES  
URBIS 

PARRAMATTA HERITAGE STUDY DECEMBER2015 
 

NAME ADDRESS 
SIGNIFICANCE/ 
LISTINGS 

ITEM NO. 
ON THE 

HERITAGE 
MAP (LEP) 
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Conjoined 
residences 

15 and 17 Grose 
Street, Parramatta 

Lots 1 and 2, DP 
587980 

Parramatta Local 
Environmental Plan 2011 

I496 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets 

 

Single storey 
residence and 
potential 
archaeological site 

19 Grose Street, 
Parramatta 

Lot 3, DP 587980 

Parramatta Local 
Environmental Plan 2011 

I497 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets.  

 

Single storey 
residence and 
potential 
archaeological site 

44 Grose Street 

Lot 5, DP 62376 

Parramatta Local 
Environmental Plan 2011 

I500 
Small lot - no additional development potential. Existing FSR to be maintained 
(0.6:1) 
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Single storey 
residence and 
potential 
archaeological site 

2 Ross Street, 
Parramatta 

Lot 1, DP 935003 

Parramatta Local 
Environmental Plan 2011 

I539 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

 

Conjoined 
residence 

4 Ross Street, 
Parramatta 

Lot 46, DP 623060 

Parramatta Local 
Environmental Plan 2011 

I540 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

 

Lurlinea and 
potential 
archaeological site 

8–10 Ross Street 
Parramatta Local 
Environmental Plan 2011 

I541 

No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

Nevertheless, this listing should be reviewed as it appears to refer to a building 
not found on the site. (Under investigation by Council as a separate process).  
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Carlosa 

3 Trott Street, 
Parramatta  

Lot 1, DP 616000 

Parramatta Local 
Environmental Plan 2011 

I548 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 

 

Convent of Our 
Lady of Mercy and 
associated 
buildings 

2, 4 and 6 Victoria 
Road, Parramatta 

Lot 1, DP 301995; 
Lot 14, DP 498; Lot 
2, DP 301995; Lot 
4, DP 68819; Lots 
3 and 5–9, DP 
758788 

Parramatta Local 
Environmental Plan 2011 

I550 Additional development potential subject to considered response.  

 

All Saints Church 

21 Victoria Road 
(corner Elizabeth 
Street), Parramatta 

Lot 101, DP 
786056 

Parramatta Local 
Environmental Plan 2011 

I551 No additional development potential. Existing FSR to be maintained (0.8:1) 
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All Saints Hall 

27 Elizabeth Street 

Lot 100, DP 
786056 

Parramatta Local 
Environmental Plan 2011 

I552 No additional development potential. Existing FSR to be maintained (0.8:1) 

 

Single storey 
residence 

1 Villiers Street, 
Parramatta  

Lot 4, DP 587980 

Parramatta Local 
Environmental Plan 2011 

I557 
No development potential. Recommended that the item is excluded from the 
planning proposal area, along with the block bounded by Ross, Villiers, Grose 
and O’Connell Streets. 
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Appendix B Significant View Corridors 
 

Each of the identified significant views is addressed in the Table below. Views are illustrated at Figure 3 
and Figure 4.  
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

Development in Parramatta City and the Impact on Old Government House (OGH) and Domain’s World and National Heritage Listed Values: Technical Report, 
Planisphere 2012 

OGH and OGH 
courtyard towards the 
City (east and south 
east) 

Planisphere Technical 
Report 2012 (View 1 and 
1B) 

Also represented by View 
1 of the DCP 2011 ‘OGHD 
Viewing Locations’   

Composition: area to area view taking in a broad 
panorama of the city from the lawns within the Domain 

Visual quality: moderate visual quality of the city of 
Parramatta against a parkland setting 

Rarity: rare within the regional context, similar views are 
available from other locations 

Significance: high. Multi- layered elements visible 
including the layout of pathways. Relationship with the 
alignment of George Street, Macquarie Street and 
Hunter Street. Sense of landscape setting in the 
foreground of views and through the juxtaposition of city 
and parkland 

There is no impact to the views as identified within the 
park and towards the park edge. Development will be 
apparent in the broader city views however some extant 
prominent development is noted (specifically the 
Commonwealth building).  

The intent of the tower development is for tall slender 
towers with slot views to the hills beyond.  

The view is not considered to be unreasonably impacted 
by the PPA. 

There is no impact on view 1B which is localised within the 
park and park edge.  

OGH to former Kings 
School 

Planisphere Technical 
Report 2012  (View 3)  

Also represented by View 
1 of the DCP 2011 
‘Historic Views’ and View 
2 of the DCP 2011 ‘OGHD 
Viewing Locations’   

Composition: Point to area view with a fair composition, 
lack of focal point 

Visual quality: while there is no particular focal point 
there are a number of compelling elements within this 
view 

Rarity: one off rare view 

Significance: high. Very strong layering of landscape 
elements including the School building, church spires 
and Government farm which provide historical 
connection to colonial era. Tree lined ridge on the 

There is no impact to this view which is to Prince Alfred 
Park, the former Kings School and church spires as this 
area is not impacted by the PPA. The Kings School and 
Park edge is excluded from the PPA and no uplift is 
proposed for the park or church.  

This view is not impacted by the PPA.  
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horizon helps to evoke a sense of the rural. 

Bath House area to City 
(east and south east) 

Planisphere Technical 
Report 2012  (View 5) 

OGHD Viewing Locations’ 

Represented by Views 3 
and 4 of the DCP 2011 ‘    

Composition: poor composition of scattered elements 
and visual clutter from street furniture/roadways 

Visual quality: collection of landscape features offers 
interest to the viewer. 

Rarity: one off view 

Significance: high. Strong layering of landscape 
elements including the bath house, the Redoubt and 
Observatory. Strong sense of the relationship between 
OGH and Parramatta and the general landscape setting 

There is no impact on identified short range vistas within 
the park and to the park edge.  

Development will be apparent in the broader city views 
however some extant prominent development is noted 
(specifically the Commonwealth building).  

The intent of the tower development is for tall slender 
towers with slot views to the hills beyond.  

The view is not considered to be unreasonably impacted 
by the PPA. 

 

From Crescent to City 
(east to north east) 

Planisphere Technical 
Report 2012  (View 6) 

Also represented by Views 
3 and 4 of the DCP 2011 
‘OGHD Viewing Locations’   

Composition: point to area view taking in a broad 
panorama of the city against a foreground of vegetation 
and tree lined ridge in the background 

Visual quality: moderate visual quality with some historic 
features 

Rarity: rare view, similar views available from around the 
crescent 

Significance: moderate. Layering of landscape elements 
including the crescent and the river. Views north towards 
the treed ridgeline create a sense of openness and 
rurality against the city 

There is no impact on identified short range vistas within 
the park and to the park edge.  

Intensified development will be apparent in the broader city 
views and in the northern periphery of the CBD however 
extant development is noted in the CBD. The intent of the 
tower development is for tall slender towers with slot views 
to the hills beyond.  

At present, there is little high rise development north of the 
river. The PPA allows for an intensification of development 
north of the river. It must therefore be acknowledged that 
development north of the river within the PPA will change 
the views from Parramatta Park. These views are distant 
views and development will not overshadow or impede 
enjoyment of the park but will alter distant skyline views. 
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This is a strategic decision for the development of 
Parramatta notwithstanding the potential impact on skyline 
views from certain key views in the Planisphere report, 
however it is generally considered that given the distance 
of development, impact will be minimal.  

Northern Crescent to 
City (east) 

Planisphere Technical 
Report 2012  (View 9) 

Also represented by View 
4 of the DCP 2011 ‘OGHD 
Viewing Locations’   

Composition: point to area view taking in a broad 
panorama of the city against the parkland and tree lined 
ridge in the distance 

Visual quality: moderate visual quality of the river and 
city of Parramatta against a parkland setting 

Rarity: rare within the regional context, similar views are 
available from other locations. 

Significance: moderate. Views towards the amphitheatre 
area and river provide some sense of a layering of 
landscape elements. City buildings are prominent to the 
east. Tree lined ridge visible to the north 

There is no impact to the park edge as this is excluded 
from the PPA. Long distance views to the CBD already 
incorporate some redevelopment and the PPA provides for 
an intensification of this backdrop of development.  

Potential impacts to long distance views are able to be 
mitigated via sympathetic design of proposed 
redevelopment, with the intent that slot views between the 
towers to the hills beyond, should be retained.   

This is considered appropriate in the context of extant 
development and retention of the park edge buffer.  

Dairy Precinct (multiple 
views) 

Planisphere Technical 
Report 2012  (View 10) 

Composition: point to area views with the dairy precinct 
as a landmark feature 

Visual quality: tranquil views with historic elements 

Rarity: one off views 

Significance: high. Strong layering of landscape 
elements including dairy buildings, alignment of former 
carriageway and landscaped parkland. Rural qualities. 
Tree lined creek terminates views creating closure 

There is no impact to the identified park views which are 
limited to features within Parramatta Park.  

This view is not impacted by the PPA.  
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George Street (west to 
north-west) 

Planisphere Technical 
Report 2012  (View 12) 

Also represented by View 
7 of the DCP 2011 
‘Historic Views’ 

Composition: point to point view framed by buildings/ 
streetscape 

Visual quality: low with potential to improve, gatehouse 
forms a visual feature 

Rarity: rare, one off view 

Significance: high.  No views through the Gatehouse to 
OGH 

As detailed in section 5.3, potential impacts to the eastern 
and western vistas of George Street are able to be 
mitigated via the application of a podium height control 
under the DCP, to ensure a minimum setback of 20m for 
all development fronting George Street. 

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. 

Macquarie Street (west 
to north-west) 

Planisphere Technical 
Report 2012  (View 13) 

Composition: point to point view framed by buildings/ 
streetscape 

Visual quality: low with potential to improve, gatehouse 
forms a visual feature 

Rarity: rare, one off view 

Significance: moderate. Vegetated backdrop provides a 
visual connection to parkland beyond, relevance to 
Georgian town plan 

Views along Macquarie Street towards the Park and 
gatehouse are able to be maintained through retention of 
the present setback controls. It is generally considered 
however that the views will be maintained as they are 
within the road reserve.  

This view is not considered to be significantly impacted by 
the subject PPA.   

Hunter Street (west to 
north) 

Planisphere Technical 
Report 2012  (View 14) 

Also represented by Views 
2 and 4 of the DCP 2011 
‘Historic Views’ 

Composition: point to point view framed by buildings/ 
streetscape 

Visual quality: St Johns provides a landmark feature 
towards the east 

Rarity: rare, one off view  

Significance: moderate.  Low connection with identified 
values but does provide a visual connection between the 

Views along Hunter Street between the Park and St Johns 
are able to be maintained through retention of the present 
setback controls. It is generally considered however that 
the views will be maintained as they are within the road 
reserve.  

This view is not considered to be significantly impacted by 
the subject PPA.   
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

Domain area and St Johns 

Mays Hill (west, north 
west) 

Planisphere Technical 
Report 2012  (View 16) 

Also represented by Views 
1, 2, 8 and 9 of the DCP 
2011 ‘Historic Views’ 

Composition: area to area panoramic view 

Visual quality: The city skyline and golf course are the 

dominant features 

Rarity: rare, one off view 

Significance: moderate. There is a strong layering of 
landscape elements Parramatta Park and the City 
visible. 

Potential impacts are partly mitigated by the buffer of the 
Park Edge Special Area which is excluded from the PPA. 
There is some potential for impacts on the long distance 
views, as the PPA allows for an intensification of 
development on the northern periphery of the CBD, which 
incorporates a transition of development up FSRs of 6:1 
and within the CBD core of up to 10:1. 

At present, there is little high rise development north of the 
river. The PPA allows for an intensification of development 
north of the river. It must therefore be acknowledged that 
development north of the river within the PPA will change 
the views from Parramatta Park. These views are distant 
views and development will not overshadow or impede 
enjoyment of the park but will alter distant skyline views. 
This is a strategic decision for the development of 
Parramatta notwithstanding the potential impact on skyline 
views from certain key views in the Planisphere report.  

Potential impacts to the long distance views from Mays Hill 
are considered reasonable and it is noted that some 
multistorey development is already apparent in this view, 
particularly within the CBD core south of the river. 

Parramatta DCP 2011, Part 4 Special Precincts, 4.3.3 Parramatta City Centre, Figure 4.3.3.4 ‘Historic Views’ 

OGH view northeast to 
the river, Old King’s 
School Building and site 
of former Government 
Farm 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 1 

Also represented by View 
3 of the Planisphere 

Key historic view demonstrating the relationship between 
the Governor, early Government farm and major school 
institution. Setting of both heritage items 

These views are not significantly impacted by the PPA as 
the Park/ Domain is buffered by the Park Edge Special 
Area which is excluded from the PPA.  

This view is not considered to be impacted by the subject 
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Technical Report 2012 PPA.   

Views east to St Johns 
along Hunter Street, 
available back to 
Parramatta Regional 
Park 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 2 

Also represented by View 
14 of the Planisphere 
Technical Report 2012 

Hunter Street framed view to St Johns church Views along Hunter Street between the Park and St Johns 
are able to be maintained through retention of the present 
setback controls. It is generally considered however that 
the views will be maintained as they are within the road 
reserve.  

This view is not considered to be significantly impacted by 
the subject PPA.   

Views to St Johns 
church and square from 
north 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 3 

Also represented by View 
3 of the Planisphere 
Technical Report 2012 

Historic main street approach to city centre and St Johns 
historic church and other heritage items in view 

The view from Macquarie Street south to St Johns Church 
is maintained by the subject PPA. The Square is a listed 
heritage item and no controls are proposed for the area 
between Macquarie Street and the Church. The area has 
no development potential.  

This view is not considered to be significantly impacted by 
the subject PPA. It is noted that the Square is subject to a 
current proposal which has not been reviewed herein.  

Views west, from eastern 
side of square, mall, 
Civic Place and Town 
Hall 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 4 

Also represented by View 
14 of the Planisphere 
Technical Report 2012 

Backdrop/setting of church. Views to church and spires An FSR of 10:1 is proposed for the block bound by the 
eastern side of the Square, Darcy, Macquarie and Smith 
Streets, including the Town Hall. However impacts to the 
significant view are able to be mitigated through retention 
of the current view and vista provisions which require 
retention of this view corridor.  

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. It is 
noted that the Square is subject to a current proposal 
which has not been reviewed herein. 

Views north and south 
along Church Street, 

DCP Figure 4.3.3.4, Historic main street and approach to city. A number of As detailed in section 5.2, potential impacts to the northern 
and southern vistas of Church Street are able to be 
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

including view of ANZ 
Dome heritage buildings, 
St John’s church spires 
to the south and St 
Peter’s church 

‘Historic Views’, View 5 heritage buildings mitigated via the application of a podium height control 
under the LEP, to ensure a minimum setback of 18m for all 
development fronting Church Street.  

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. 

Approach to Parramatta 
south along Church 
Street from Fennell 
Street, sequential views 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 6 

Historic main street and approach. Relatively consistent 
scale and setback of streetscape 

Potential impacts to the significant view are able to be 
mitigated through retention of the current view and vista 
provisions which require retention of this view corridor. 

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. 

Views along George 
Street to Parramatta 
Park gatehouse and 
trees 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 7 

Also represented by View 
12 of the Planisphere 
Technical Report 2012 

Key historic street approach to the park. City edge of 
park, framing views to gatehouse, trees and Old 
Government House (not now visible), views of 
streetscape, heritage items 

As detailed in section 5.3, potential impacts to the eastern 
and western vistas of George Street are able to be 
mitigated via the application of a podium height control 
under the DCP, to ensure a minimum setback of 20m for 
all development fronting George Street.  

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. 

View from Mays Hill 
across Parramatta’s City 
Centre to distant hills 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 8 

Also represented by View 
16 of the Planisphere 
Technical Report 2012 

Key historic viewing point from the highest part of the 
Parramatta Park with best views of the city in the river 
valley, glimpses to hills behind the city between buildings 

Potential impacts are partly mitigated by the buffer of the 
Park Edge Special Area which is excluded from the PPA. 
There is some potential for impacts on the long distance 
views, as the PPA allows for an intensification of 
development on the northern periphery of the CBD, which 
incorporates a transition of development up FSRs of 6:1.  

It is noted that there has been some development of a 
larger scale on the north side and the view presently 
allows for ‘glimpses’ of hill views through development, 
which would also be consistent with the PPA although they 
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

would be more limited. .  

Potential impacts to the long distance views from Mays Hill 
are considered reasonable and it is noted that some 
multistorey development is already apparent in this view, 
particularly within the CBD core south of the river.  

View from The Crescent 
to the distant hills, key 
historic viewing point 
from the ridge of The 
Crescent 

DCP Figure 4.3.3.4, 
‘Historic Views’, View 9 

Also represented by View 
16 of the Planisphere 
Technical Report 2012 

 

Key historic viewing point from the ridge of The Crescent 
to glimpses of distant hills between buildings 

 

 

Potential impacts are partly mitigated by the buffer of the 
Park Edge Special Area which is excluded from the PPA. 
There is some potential for impacts on the long distance 
views, as the PPA allows for an intensification of 
development on the northern periphery of the CBD, which 
incorporates a transition of development up to FSRs of 
6:1.  

It is noted that there has been some development of a 
larger scale on the north side and the view presently 
allows for ‘glimpses’ of hill views through development, 
which would also be consistent with the PPA although they 
would be more limited.  

Potential impacts to the long distance views from The 
Crescent are considered reasonable and some 
development is apparent in long distance views to the east 
towards the CBD core.  

Parramatta DCP 2011, Part 4 Special Precincts, 4.3.3 Parramatta City Centre, Figure 4.3.3.7.7 ‘OGHD Viewing Locations’ 

From lawns east and 
south of OGH towards 
the city 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 1 

Not identified in text Potential impacts are partly mitigated by the buffer of the 
Park Edge Special Area which is excluded from the PPA. It 
is noted that the City CBD view beyond the Park Edge 
presently incorporates multistorey development and the 
proposed PPA would intensify this. Views south would not 
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

be impacted by the PPA.  

The PPA would allow for an intensification of development 
but does not impact on a specifically historic view, noting 
that provision has been made to mitigate impacts to the 
George Street vista as detailed in section 5.3 above.  

From NE corner of OGH 
to Old Kings School 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 2 

Also represented by View 
3 of the Planisphere 
Technical Report 2012, 
and View 8 of the DCP 
2011 ‘Historic Views’ 

Not identified in text There are no impacts to this vista as the park and park 
edge are excluded from the PPA. Intensification of 
development on the northern periphery of the CBD will 
result in a back drop of development however this is 
considered appropriate.  

The PPA will not impact on this significant view.  

From Bath House area 
west of OGH to city 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 3 

Also represented by View 
16 of the Planisphere 
Technical Report 2012 

Not identified in text There are no impacts to this vista as the park and park 
edge are excluded from the PPA. Intensification of 
development in the CBD will result in a back drop of 
development however this is considered appropriate.  

The PPA would allow for an intensification of development 
but does not impact on a specifically historic view, noting 
that provision has been made to mitigate impacts to the 
George Street vista as detailed in section 5.3 above. 

Parramatta River views 
towards city from Road 
within Parramatta Park 
on west side of river 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 4 

Also represented by View 
16 of the Planisphere 

Not identified in text The PPA does allow for an intensification of development 
along the River Foreshore, east of Marsden Street, 
however the vista remains apparent. There is no impact to 
the vista to the park edge.  
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VIEW/ VISTA SOURCE SIGNIFICANCE COMMENT/ ASSESSMENT OF IMPACTS  

Technical Report 2012, 
and View 9 of the DCP 
2011 ‘Historic Views’ 

The PPA will not impact on this significant view. 

From Dairy Precinct 
within Parramatta Park 
looking north east and 
south east towards city 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 5 

Not identified in text There are no impacts to this vista as the park and park 
edge are excluded from the PPA. Intensification of 
development on the northern periphery of the CBD will 
result in a back drop of development however this is 
considered appropriate. It is noted that the present vista 
also includes the stadium.  

The PPA will not impact on this significant view. 

West along George 
Street towards 
Gatehouse of OGH 

DCP Figure 4.3.3.7.7, 
‘OGHD Viewing 
Locations’, View 6 

Also represented by View 
12 of the Planisphere 
Technical Report 2012, 
and View 7 of the DCP 
2011 ‘Historic Views’ 

Not identified in text As detailed in section 5.3, potential impacts to the eastern 
and western vistas of George Street are able to be 
mitigated via the application of a podium height control 
under the DCP, to ensure a minimum setback of 20m for 
all development fronting George Street.  

It is considered that potential impacts to this view are able 
to be mitigated within the context of the subject PPA. 

Parramatta DCP 2011, Appendix, 2, 2.1 Harris Park, Historic View Corridors 

Views from riverbank 
ridge defined by Thomas 
Street, North Parramatta, 
looking down Stewart 
Street to tall tree 
plantings of Hambledon 
Cottage, Experiment 
Farm, Elizabeth Farm 

DCP, Appendix 2, Views 
and Vistas, 2.1 Harris 
Park, View 13 

Retain modern views of landmark tree plantings from the 
riverbank edge 

This view is to the treed river foreshore along Stewart 
Street and will be retained in the context of the planning 
proposal; however development will be apparent on the 
southern side of the river behind. There are no views to 
the significant Hambledon, Experiment Farm or Elizabeth 
Farm Cottages. 

This view is not considered to be significantly impacted by 
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and ridgeline of Harris 
Park colonial precinct 

the subject PPA.   

Views from riverbank 
ridge defined by Thomas 
Street, North Parramatta, 
looking down Macarthur 
Street to tall tree 
plantings of Hambledon 
Cottage, Experiment 
Farm, Elizabeth Farm 
and ridgeline of Harris 
Park colonial precinct 

DCP, Appendix 2, Views 
and Vistas, 2.1 Harris 
Park, View 14 

Retain modern views of landmark tree plantings from the 
riverbank edge 

This view is primarily to the treed Parramatta River 
foreshore along Macarthur Street. While Experiment Farm 
is noted as being south of Macarthur Street on the 
southern side of the river, the cottage is substantially 
distanced and direct views are negligible.  

Macarthur Street becomes Harris Street on the southern 
side of the river and forms the eastern most boundary of 
the PPA. Development may therefore be apparent to the 
southwest in the distance. 

This view is not considered to be significantly impacted by 
the subject PPA.   
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