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ADDENDUM REPORT FOR PARRAMATTA LOCAL PLANNING PANEL 
 

DA No. DA/834/2022 

Date October 2023 

LGA Parramatta 

Proposed development Demolition of existing structures, tree removal and construction of a 2 storey 44 

place centre based childcare centre with 11 spaces of at grade parking. 

Street address 23 King Street, Dundas Valley NSW 2117 

Property Description  Lot 1094 DP 36696 

Applicant ArtMade Architects 

Owner F & M Investment Australia Pty Ltd and Wei Cheng Investment Pty Ltd 

Recommendation Approval, subject to conditions 

Report by Darren Wan 

Executive Planner 

 

1. BACKGROUND  

 

Council provided the original assessment report to the Parramatta Local Planning Panel, which was considered at the 

public meeting of 17 August 2023. 

 

The application proposes demolition of existing structures, tree removal and construction of a 2 storey 44 place centre 

based childcare centre with 11 spaces of at grade parking, on land at 23 King Street, Dundas Valley.  

 

The application was originally recommended for deferred commencement approval as it was considered that the 

proposal satisfied the relevant matters for consideration under s4.15 of the Environmental Planning and Assessment Act 

1979. 

 

At the Parramatta Local Planning Panel meeting, the Panel deferred the determination of the application for the following 

reasons: 

 

• The Panel is not yet satisfied with the adequacy of the traffic safety assessment within the vicinity of the childcare 

centre. 

• The Panel is especially concerned about the close proximity to the public school rear access/carriageway from 

King Street. The Panel heard from local residents, who stated that this access is used by both pedestrians and 

vehicles and sometimes is used two-way. On occasion vehicles have been witnessed reversing out onto King 

Street. At that point, it appears to reverse onto a marked crossing which the locals explained was used by school 

children and parents and therefore likely to be used by childcare attendees as well.  

• Therefore, an additional report addressing the context of likely morning and afternoon traffic when the childcare 

is in use taking into account traffic into both the school and its various Out of School Hours Care is requested. 

• The Panel is also concerned at the impact of overshadowing of number 21 King Street and requires further 

assessment of the shadow in accordance with Parramatta Development Control Panel 2011. 

 

The purpose of this report is to supplement the original assessment by addressing the above matters raised by the 

Panel.  

 

Following the deferral, the applicant has provided the following plans and documents at the request of PLPP: 

 

• An updated Survey Plan. 

• Updated Shadow Diagram and Solar Calculation. 

• Supplementary Traffic Statement. 

 

The updated documentation did not necessitate any design changes to the proposal as originally presented to PLPP. 

 

The assessment undertaken within this report determines that the submitted supplementary plans and documentation 

adequately address the Panel’s concerns and that the revised proposal can still be supported by way of a 

recommendation of deferred commencement approval, subject to the imposition of the conditions of consent attached 

to this report. 
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2. SECTION 4.15 ASSESSMENT OF REVISED PLANS AND DOCUMENTATION 

 

THE PROPOSAL  

The proposal considered by PLPP on 17 August 2023 comprised the following: 

 

Works 

• Demolition. 

• Tree removal. 

• Construction of a two (2) storey childcare centre comprising the following: 

➢ Ground Floor: 

At-grade parking for 11 vehicles, ramp from street level to lobby, office, lift, disabled bathroom, indoor 

play area 0-2 years (28m2), indoor play area 2-3 years (37m2), junior bathroom, outdoor play area 0-2 

years (60m2), outdoor play area 2-5 years (117m2). 

➢ First Floor: 

Staff room, disabled bathroom, kitchen, laundry, indoor play areas 3-5 years (89m2), junior bathroom, 

balcony containing outdoor play area (153m2). 
 

Use 

• Maximum capacity of 44 children with the following age breakdown: 

➢ 0-2 years – 8 places (minimum 2 staff required) 

➢ 2-3 years – 10 places (minimum 2 staff required) 

➢ 3-5 years – 26 places (minimum 3 staff required) 

• The centre will be run by 7 staff. 

• The proposed hours of operation are to be 7:00am to 6:00pm, Monday to Friday. 

 

In lieu of completely re-assessing the proposal in its entirety, only the Overshadowing and Traffic impacts have been 

assessed in this Addendum Report. Other matters are considered to maintain the same merit assessment outcome 

as originally presented to PLPP.  
 

3. CONCERNS RAISED BY PLPP 

 

3.1 TRAFFIC 

 

The supplementary traffic documentation has been assessed by Council’s Traffic and Transport Investigations Engineer. 

In response, the following comments were made: 

 

It is understood that the residents and the LPP Panel members have concerns regarding the back entrance to the school 

which is currently shared by vehicles and pedestrians. However, this is considered satisfactory for the following reasons: 

 

1. The back entrance to the school is narrow with space for only one vehicle. This also gives a very clear impression 

of a private space that is not open to the general public for parking. This is further emphasised by there being 

no clear line of sight to the actual parking spaces within this car park. Accordingly, the school carpark will not 

give an appearance of being an alternative to parents.  

2. The carpark is located 60m plus from the front pedestrian entrance to the car park. Accordingly, it will be more 

convenient for parents to park in the actual childcare centre car park or on the street.  

3. Generally, the school peaks and the childcare peaks are different with the childcare AM peak occurring earlier 

and the PM peak occurring later. This is reflected in the supplementary Traffic statement.  

 

For these reasons, it is not foreseen that parents will use the back entrance to the school and therefore, the proposed 

childcare centre will not increase potential conflict between pedestrians and traffic in this laneway.  

 

It should be noted that from a Traffic Perspective, having a childcare centre located close to a school can have benefits 

such as the fact that some parents dropping children off at the childcare centre may already have children at the school. 

This essentially means that traffic generation is reduced somewhere else within the network as both drop offs can be 

performed as a single trip rather than 2 trips.  

 

Accordingly, the proposed development can be supported on Traffic grounds.  

 

3.2 OVERSHADOWING 
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The overshadowing impacts of the development have been reassessed. New documentation provided by the applicant 

includes updated shadow diagrams, as well as sun perspectives. 

 

The updated documentation shows that the neighbouring property to the south continues to maintain direct sunlight to 

at least 50% of private open space between 10am to 3pm.  

 

The dwelling to the south will have a north facing highlight window that will be impacted by the development. However, 

this is a result of site orientation as any compliant building envelope on the subject site would impact this window.  

 

It is of note that the proposed development complies with the building height and floor space ratio provisions of 

Parramatta LEP. It also provides a 2m setback to the southern side boundary and complies with the requirements for 

Childcare Centres. Whilst the development will extend into the required rear setback, the documentation shows that the 

rear private open space of the neighbour to the south continues to receive 5 hours of direct sunlight during the winter 

solstice.  

 

Accordingly, the proposed development can be supported in this respect as the overshadowing impact is within that 

anticipated by the Development Control Plan controls.   

 

4. REFERRALS 

 

Internal Referrals Comment 

Traffic and Transport Supported, no change to conditions originally imposed.  

External Referrals Comments 

No external referrals required. 

 

5. SUMMARY AND CONCLUSION 

 

The applicant has provided supplementary documentation to address the deferral reasons provided by the Panel on 17 

August 2023. 

 

The supplementary documentation was assessed by Council Officers and is considered to satisfactorily address the 

concerns raised by the Panel and residents. 

 

In that regard, the development is able to be supported, and the initial recommendation for deferred commencement 

approval is retained.  

 

6. OFFICER RECOMMENDATION 

 

Pursuant to Section 4.16(3) of the Environmental Planning and Assessment Act, 1979: 

 

A. That the Parramatta Local Planning Panel, exercising the function of the consent authority, provide a deferred 

commencement approval to development consent to DA/834/2022 for ‘demolition of existing structures, tree 

removal and construction of a 2 storey 44 place centre based childcare centre with 11 spaces of at grade parking’ 

on land at 23 King Street, Dundas Valley. 

 

REASONS FOR APPROVAL 

 

1. The development is permissible in the R2 Low Density Residential zone pursuant to Parramatta Local 

Environmental Plan 2011 and generally satisfies the requirements of the applicable planning framework. 

2. The development will be compatible with the emerging and planned future character of the area.  

3. The development will promote a land use that provides a facility to meet the day to day needs of residents. 

4. The proposal provides a non-residential land use that has amenity impacts that can be appropriately managed. 

5. The development is in the public interest because it is consistent with the objectives of for development in the R2 

Low Density Residential zone. 

6. For the reasons given above, approval of the application is in the public interest.  

 

B. That Council advise those who made a submission of the determination. 


