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PLANNING PROPOSAL

ITEM NUMBER 5.1

SUBJECT Gateway Request: Planning Proposal for land at 90-94 Phillip
Street, Parramatta

REFERENCE RZ/12/2018 -

APPLICANT/S Think Planners

OWNERS Buildup Phillip Pty Ltd (90 Phillip St) and Academy Parramatta

Pty Ltd (94 Phillip St)

REPORT OF Group Manager, Major Projects and Precincts

DEVELOPMENT APPLICATIONS CONSIDERED BY SYDNEY CENTRAL CITY
PLANNING PANEL Nil

PURPOSE

To seek the Local Planning Panel advice on a Planning Proposal for land at 90-94
Phillip Street, Parramatta for the purpose of seeking a Gateway determination from
the Department of Planning, Housing and Infrastructure (DPHI).

RECOMMENDATION

That the Local Planning Panel consider the following Council Officer recommendation
in its advice to Council:

(@)

(b)

()

(d)

That Council approve, for the purpose of seeking a Gateway determination from
the Department of Planning, Housing and Infrastructure (DPHI), the Planning
Proposal for land at 90-94 Phillip Street, Parramatta (Attachment 1), which
seeks to amend the Parramatta Local Environmental Plan 2023 (Parramatta
LEP 2023) in relation to the subject site by:

I.  Increasing the maximum Height of Buildings control on the map from 80
metres (105 metres when including all bonuses) to part 133 metres (153
metres when including all bonuses) and part 0 metres;

ii. Increasing the Floor Space Ratio control on the map from 6:1 (9.7:1
when including all bonuses) to 12.8:1 (15.36:1 when including all
bonuses); and

iii. Amending Clause 7.28A so that it no longer provides a site-specific FSR
and height bonus for the subject site.

That the Gateway request referred to above in recommendation (a) be

submitted to the DPHI after the Applicant

reflect the Parramatta River Flood Study 2024.

That Council request the DPHI to provide Council with the authorisation to
exercise its plan-making delegations for this Planning Proposal.

That Council authorise the CEO:
I. To amend the Parramatta Development Control Plan 2023 (PDCP 2023) in
relation to the subject site as described in this report;
ii. To draft a Planning Agreement subject to the details within the submitted
Letter of Offer provided at Attachment 2 which address the matters
described in this report; and
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Item 5.1

lii. If a Gateway Determination is issued by the DPHI, the draft Planning
Agreement and draft amendment to the PDCP 2023 are placed on public
exhibition concurrently with the Planning Proposal.

(d) That Council authorise the CEO to correct any minor anomalies of a non-policy
and administrative nature that may arise during the plan-making process of the

documents.

PLANNING PROPOSAL TIMELINE

PP Lodged Report to Report to Gateway Public
Local Council Determination Exhibition
Planning seeking by DPE
Panel (pre- resolution to
gateway) refuse PP or
endorse PP to
send to DPE
for a Gateway

Determination

START

WE ARE HERE

SUMMARY

)

Report to Post LEP
Local exhibition - made by
Planning Report to Minister
Panel (post- Council for
exhibition) seeking delegate)

resolution to
send PP to
DPE for
finalisation

FINISH

1. This report seeks the advice of the Local Planning Panel on a Planning Proposal
for land at 90-94 Phillip Street, Parramatta for the purpose of seeking a Gateway
determination from the DPHI.

2. The Planning Proposal seeks to amend Parramatta Local Environmental Plan
2023 (Parramatta LEP 2023) as shown in Table 1 below:

Table 1: Existing and proposed controls

(Total including 15% Design
Excellence bonus)

(31 storeys mixed use)

Control Current control Proposed control
Height of Buildings 80m 133m

(Mapped)

Height of Buildings 105m* 153m

(47 mixed use storeys)

Floor Space Ratio (Mapped)

6:1

12.8:1

Floor Space Ratio (Total
including 15% Design
Excellence bonus and 5%
High Performing Buildings
bonus)

9.7:1*

15.36:1

* The current height and FSR controls are also subject to a 13 metre and a 2.5:1 site-specific
bonus under the controls introduced by SEPP 2. These are included in the total figures for

these controls.
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3. The Planning Proposal necessitates amendment of the Parramatta Development
Control Plan (DCP) 2023 to increase the eastern tower setback and align with
the reference scheme.

SITE DESCRIPTION

4. The subject site is located at 90 and 94 Phillip Street, Parramatta and has a legal
description of Lot 10 DP 773452 (90 Phillip St) and Lot 2 DP 706033 (94 Phillip
Street) (see Figure 1). The site is on the southern bank of the Parramatta River
and is to the west of the Ferry Whart k n
recently completed Charles Street Square. The total site area is 2,192 sqgm.

5. Both 90 and 94 Phillip Street contain existing four storey commercial buildings
with four storeys above ground floor level car parking. Vehicular access is
provided to 90 Phillip Street directly from Phillip Street. Vehicular access is
provided to 94 Phillip Street from a driveway over an unmade part of Charles
Street directly to the east of the site (refer to Figure 2 below). This arrangement
is under an existing right of carriageway over Council owned land that benefits
No. 94 Phillip Street.
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Figure 2: Extract from site survey indicating location of current driveway access to 94 Phillip
St over unmade portion of Charl esi NSrtomSuredy ( Sour ce
Partners)

BACKGROUND

6. In October 2018, the applicant (at that time, Hamptons Property Services, now
Think Planners) lodged a Planning Proposal with the City of Parramatta Council
for land at 90 to 94 Phillip Street, Parramatta seeking to increase the density of
development permitted within the MU1 Mixed Use zoning of the site. The
Planning Proposal sought to increase the floor space ratio (FSR) from 6:1 to 21:1
(including the 15% design excellence bonus). It also sought to increase the
height control from 80 metres (92 metres including 15% Design Excellence
bonus) to 210 metres (including 15% Design Excellence Bonus).

7. Initial assessment by Council Officers raised concerns regarding the density and
scale of the proposal considering the prominence of the site on the Parramatta
River adjoining Charles Street Square, and its high visibility from the ferry
approach to t he CRBRlBnningTProgosabspbmitted ¢hatnt tvds s
consistent with the draft Parramatta CBD Planning Proposal on the basis that it

-9-
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reflected the draft planning controls at that time including unlimited commercial
floor space. The applicant also argued that the site was subject to the draft
Opportunity Site provisions. The Opportunity Site provisions provided for a bonus
FSR of 3:1 for certain sites that were considered of sufficient size and location to
accommodate higher densities with minimal impacts on surrounding
development. However, it is noted that the subject site did not meet the relevant
site depth requirement to use this draft provision.

8. Several revised reference designs were submitted by the applicant in 2019,
which proposed a total FSR of 21:1. Noting the significance of the site on the
river foreshore addressing Charles Street Square and a site-specific Planning
Proposal for 66 Phillip Street within the same street block, Council staff
conducted urban design analysis of these two sites in context of the broader
street block. This preliminary urban design work identified potential
unsatisfactory outcomes from such building heights along the river and the report
to Council dated 15 June 2021 relating to the post-exhibition of the CBD Planning
Proposal recommended that this area be removed from the proposed
amendment to allow further analysis. Notwithstanding, at the 15 June 2021
meeting Council resolved to proceed with the draft controls for the Phillip Street
block under the Parramatta CBD Planning Proposal including incentive building
heights and FSR, minimum commercial provisions and the Opportunity Site
bonus.

9. The Parramatta CBD Planning Proposal was implemented by Parramatta Local
Environmental Plan 2011 (Amendment 56) which was notified on 6 May 2022
and took effect on 14 October 2022. The then DPE finalisation report
recommended that the Phillip Street Block not progress as part of the CBD PP
and that the block retain its current controls. The DPEG6s finalisatio
informed by t he Departmentdés built form model |
Independent Rapid Assessment of the Parramatta CBD Planning Proposal. The
Independent Rapid Assessment was prepared by Bennett and Trimble on behalf
of the then DPE and is discussed below under the heading of Urban Design.
Based on these considerations, the then DPE excluded the Phillip Street block
from the new controls and the existing density controls remained for the site at a
FSR of 6:1 and HOB of 80 metres.

10. The, then DPE made further changes to the Parramatta CBD planning controls
through State Environmental Planning Policy Amendment (Parramatta CBD) (no.
2) on 16 December 2022. This introduced controls to facilitate growth in
employment uses within certain B3 Commercial Core and B4 Mixed Use zone
sites within the Parramatta CBD as well as uplift for the Phillip Street Block,
subject to certain provisions being met. In this regard, Clause 7.28A permits
development in the Phillip Street block (including the subject site) to exceed the
floor space ratio limit by 2.5:1 subject to conditions.

11. The density bonuses now applicable to the site under Clause 7.28A provide the
site with the potential for a total FSR of 9.7:1 which is less than that sought by
the applicantdés Planning Proposal

CURRENT PLANNING CONTROLS

12. Under the provisions of the Parramatta LEP 2023, as introduced by SEPP 2, the
following planning controls apply to the subject site:

-10 -
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13.

14.

Item 5.1

a. Land Use zoning: MU1 Mixed Use.

b. Maximum Height of Buildings across the majority of the site: 80 metres
(105 metres including 15% Design Excellence bonus and 13 metre
bonus under Clause 7.28A).

c. Maximum floor space ratio (FSR) of 6:1 mapped (9.7:1 including 15%
Design Excellence bonus and 2.5:1 bonus under Clause 7.28A).

d. Maximum tower width of 35 metres when viewed from the Parramatta
River in order to use the 2.5:1 bonus FSR.

e. Local Road Widening Reservation under the Land Reservation
Acquisition Map. This applies to a narrow strip of land approximately 2
metres wide on part of the Phillip Street frontage of 90 Phillip Street.

The site is not heritage listed. However, there are several items within proximity
to the site that are identified as items of local heritage significance under
Parramatta LEP 2023 (Refer to Figure 3 below). Approximately 40 metres to the

north-east of the site is fACharles Street We
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Figure 3: Heritage items within proximity of the subject site (shown in brown shading)

The site is also subject to the Parramatta Development Control Plan (DCP) 2023,
specifically, Section 9.5.1.2 which contains controls relating to the City East
Block. The City East Block includes the subject site and is bound by Wilde
Avenue, Phillip Street, Charles Street Square and the north bank river foreshore
open space (see Figure 4 below). The reference scheme submitted with the
Planning Proposal does not comply fully with the DCP controls and an

-11 -
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assessment against the DCP controls and discussion regarding appropriate DCP
amendments is discussed further below.

_ - CITY RIVER SPECIAL AREA
= e S NORTH OF DEFERRED

> / [6———  AREA SHOWN FOR
\ / | CONTEXTUAL PURPOSES

—— DENOTES THE BOUNDARY TO THE DEFERRED PUBLICALLY ACCESSIBLE SPACE €—> VIEW CORRIDOR TO RIVER
AREA PLEP 2011 (AMENDMENT 56) FORESHORE SETBACK ZONE (25m) €-» VIEW CORRIDOR SUBJECT

L Z 3 CITY EAST BLOCK &> UPPER LEVEL PROMENADE (4.5m) TO AMALGAMATION

=5l HERITAGE ITEM IN CITY RIVER €~>» FORESHORE PROMENADE

Figure 4: Extract from Parramatta DCP 2023 - City East Block Framework
DESCRIPTION OF PLANNING PROPOSAL

15. The Planning Proposal seeks to amend Parramatta Local Environmental Plan
2023 (Parramatta LEP 2023) as shown in Table 2 below:

Table 2: Existing and proposed controls

Control Current control Proposed control
Height of Buildings 80m 133m

(Mapped)

Height of Buildings 105m* 153m

(Total including 15% Design | (31 storeys mixed use) | (47 mixed use storeys)
Excellence bonus)
Floor Space Ratio (Mapped) | 6:1 12.8:1
Floor Space Ratio (Total 9.7:1* 15.36:1
including 15% Design
Excellence bonus and 5%
High Performing Buildings

bonus)

Clause 7.28A 2.5:1 FSR bonus and Amendment of clause to
13m height bonus remove its application to 90-94
subject to conditions Phillip Street.

-12 -
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including maximum
tower width of 35m.

* The current height and FSR controls are also subject to a 13 metres and a 2.5:1 site-specific
bonus under the controls introduced by SEPP 2 these are included in the total figures for these
controls.

16.

17.

The change to Clause 7.28A referred to in Table 2 above is proposed as the site
will no longer require the currently available site-specific FSR bonus of 2.5:1 and
height bonus of 13 metres. Development of the site can achieve the full FSR
and height included in the Planning Proposal using the mapped controls plus
bonuses applicable under other provisions within the Parramatta LEP 2023.

Table 3 below provides the floor areas and indicative dwelling count outlined in
the Reference Scheme under the proposed height control included in the
Planning Proposal. The actual quantum of development provided will be subject
to a design excellence competition and assessment at the DA stage.

Table 3: Floor Area and Dwelling Count Comparison Between Existing and Proposed

Controls
Controls Floor Area Mix FSR
Existing controls 21,262sgm* 280 dwellings 9.7:1
4,577 sgm
commercial
Planning Proposal 33,669 sgm* 405 dwellings 15.33:1
Reference Scheme 4,577 sgm
commercial

*Subject to a design excellence competition and assessment at DA stage

18.

19.

The Planning Proposal is accompanied by a draft Planning Agreement Letter of
Offer seeking to secure:

a. 5 x affordable housing units (a mixture of four (4) x one bedroom
apartments and one (1) x two bedroom apartment);

b.  Dedication of road widening within Phillip Street;

c. Forego their historic legal right to utilise the Charles Street Reserve for
access purposes;

d. Upgrade of the public domain within Charles Street reserve to the existing
Charles Street Square;

e. Incorporation of an upper-level promenade fronting the river foreshore; and

Development of a 6 metre setback from the Charles Street Square to

strengthen and activate the square.

—h

The Planning Proposal is accompanied by the following supporting
documentation submitted by the applicant:

a. Planning Proposal document prepared by Think Planners (see Attachment
1).

b. Reference Design prepared by PTI Architecture for a mixed use scheme (see

Attachment 3).

Urban Design Report prepared by AE Design Partnership (Attachment 4).

Flooding Report prepared by Water Technology (Attachment 5).

e o

-13 -
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e. Traffic and Parking Assessment Report prepared by CJP Consulting
Engineers (Attachment 6).

PLANNING PROPOSAL ASSESSMENT

20.

21.

22.

23.

24,

The NSW Government Local Environmental Plan Making Guideline 2022
provides that for a Planning Proposal to proceed through Gateway determination,
the Minister (or their delegate) must be satisfied that the proposal has strategic
and site-specific merit and that identified potential impacts can be readily
addressed during the subsequent plan making stages.

Recently, the Minister for Planning has written to all councils and planning panels

(see Attachment 7) asking themto 6 pri ori ti se the delivery

assessing development applications and rezoning schemes, so that the entire

planning system is geared to TheMinistes s

further asksthat6 . . . counci | teams prioritise
part of merit considerations where, on balance, dwelling numbers may warrant a
scale or built form that is different to or greater than the outcome originally
anticipated?o

The Minister also advises in his letter that updated region and cities plans are
being prepared by the Greater Cities Commission, and that in the meantime a
strategic merit assessment should be applied to Planning Proposals which will
be used to confirm if the proposal can satisfy relevant regional, district, and local
strategies.

The Planning Proposal presents the opportunity to accommodate more housing

[
t

growth in an already identified Growt

Local Strategic Planning Statement (LSPS) and Local Housing Strategy (LHS).
The outcome will generate greater public benefits than the existing development
controls for the site and provide an opportunity to improve the relationship of the
site to the public domain of Charles Street Square and the Parramatta River
Foreshore. A summary of how the subject Planning Proposal is consistent with
all relevant policies is provided in the Planning Proposal at Attachment 1.

The following sections detail Council Officer assessment of the Planning
Proposal based on strategic merit and site-specific planning issues.

Strategic Merit

25.

26.

Council Officers consider that the Planning Proposal is aligned with key state
policies including the Greater Sydney Region Plan, the Central City District Plan
and key local policies including the Local Strategic Planning Statement and Local
Housing Strategy. This alignment is discussed below.

The Planning Proposal detailed in Attachment 1 provides a full assessment of
t he Proposal 6s consi stency agai nst
Ministerial Directions under Clause 9.1 of the Environmental Planning and
Assessment Act 1979. Ministerial Direction 4.1 Flooding is of specific relevance
to the site and is discussed below.

-14 -
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Greater Sydney Region Plan and Central City District Plan

27. The Greater Sydney Region Plan: A Metropolis of Three Cities outlines the 10
Directions established with an aim of delivering a sustainable city supported by
adequate and well-developed infrastructure. The Planning Proposal is aligned
with the four key directions - Infrastructure and collaboration: Liveability,
Productivity and Sustainability. The subject site being located within the
Parramatta CBD facilitates access to an array of public transport options,
including trains, buses, and ferries, with the added benefit of an upcoming metro
line and light rail service. Anticipating a 30-minute connection to the Sydney CBD
via the prospective metro line, this integration fits with the existing infrastructure.

28. Under Direction 2 i Liveability, Objectives 3, 4 and 5, this Planning Proposal
aims to increase walkability by concentrating population around the metropolitan
centre, while also meeting housing targets. It promotes accessibility to amenities
and open spaces through active transport modes, enhancing equity and
infrastructure efficiency. The proposal also provides the opportunity for public
domain upgrades, especially along the Parramatta River foreshore, improving
the city's appeal and functionality for residents and visitors.

29. The Central City District Plan (CCDP) identifies the importance of growth within
the strategic centres in terms of housing and employment opportunities.
Emphasising economic outcomes, the scheme assists by incorporating street
level employment spaces, promoting a live-work environment with a potential for
individuals to reside and work in the same place. Further, the scheme also helps
address the current housing crisis, by offering new housing in a highly liveable
location offering a diverse range of housing options.

Local Strategies

30. The Local Strategic Planning Statement (LSPS) and the Local Housing Strategy
(LHS) provide a strategic direction for st
identifying Parramatta CBD as a Metropolitan Centre, a growing district with an
increasing range of jobs and services. The LSPS and LHS anticipate an
additional 7,180 dwellings and 34,500 jobs by 2036 in the precinct. The Planning
Proposal would contribute towards meeting these targets through the provision
of modern employment floorspace, and additional dwellings.

31. The Parramatta Community Strategic Plan is a 25-year plan with strategic
objectives for the local government area. It seeks to formalise ideas that will
shape and transform the area by 2038 and provide a pathway to manage
growth and liveability, whilst providing additional jobs for residents. The
Planning Proposal is consistent with this, facilitating jobs through commercial
floorspace and an activated street frontage. The mixed use scheme is
consistent with the Plan as it would result in jobs and housing concentrated in
an area close to public transport infrastructure.

Parramatta River Strategy

32. The Parramatta CBD River Strategy, endorsed by Council in 2015, outlines a
comprehensive vision for revitalising the riverfront areas. The proposed

-15 -
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33.

34.

development at the corner of Phillip Street and Charles Street Square aligns with
this strategy, aiming to create a positive interface with the public domain
consistent with the urban design principles it sets forth. The inclusion of
commercial spaces on the ground floor, facing the river, Phillip Street, and
Charles Street Square, reflects the strategy's goal of fostering an active and
inviting pedestrian environment along the riverfront.

A key feature of the CBD River Strategy is a proposed upper level promenade.
Under the Strategy, the upper level promenade and south bank terraces would
mediate between the level of the river and the city to create new spaces for both
daily and event use. The upper level promenade will provide:

a. A new pedestrian pathway with opportunities for retail/lcommercial
tenancies and building addresses along the river;

b. A continuous upper level public walkway which connects Charles Street
Square to the Wilde Avenue Bridge;

c. Accessible and safe egress from the river corridor during flood events;
and

d. Level access and continuity between Phillip Street and the River
Foreshore.

Figure 5 below shows the proposed upper level promenade and its relationship
with the river, the flood planning level and the foreshore.

g ™

Upper level promenade

\ J s

~

Flood Planning Level
N ——

Figure 5: Relationship of proposed Upper Level Promenade with Parramatta River and the
flood planning level. (Source: City of Parramatta)

Site-specific Merit

Urban Design

Urban Design Principles

35.

The site has been subject to previous urban design analysis and built form testing
by DPHI and Council Officers. The testing was done as part of the preparation
and finalisation of the Parramatta CBD Planning Proposal and focussed on the
entire street block bounded by Wilde Avenue, Phillip Street, Charles Street

-16 -
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Square and the north bank river foreshore open space. A chronology of the urban
design analysis is outlined below:

36. November 2020:-
Council Officers analysis of the Phillip Street River Block informed Council Officer
recommendations on the finalisation of the Parramatta CBD Planning Proposal.

37. March 2022:-
The DPHI prepared an Al ndependent Rapid
Pl anning Proposal o t o pdoposes rcomtraise in tveh e t h
Parramatta CBD Planning Proposal result in appropriate built form outcomes and
should proceed to finalisation. This work
Parramatta CBD Planning Proposal and subsequently Parramatta LEP 2011
(Amendment 56).

A ¢
er

38. December 2022:-

The DPHI prepared the AParramatta CBD Tr an
in the DPHI making further changes to the Parramatta CBD planning controls
through State Environmental Planning Policy Amendment (Parramatta CBD)
(No. 2) which was notified on 16 December 2022. The State Environmental
Planning Policy Amendment (SEPP Amendment) introduced controls to facilitate
growth in employment uses within certain B3 Commercial Core and B4 Mixed
Use zoned sites within the Parramatta CBD as well as uplift for the Phillip Street
Block, subject to certain provisions being met. In this regard, Clause 7.28A
permits development in the Phillip Street block (including the subject site) to
exceed the floor space ratio limit by 2.5:1 and height by 13 metres subject to
conditions. A key condition for the use of this bonus FSR and height is a
maximum tower width of 35 metres when viewed from the Parramatta River.

39. A detailed description of the urban design analysis studies outlined above is
provided in Attachment 8. In summary, the primary urban design principles
identified for the Phillip Street block in the above studies which are relevant to
the subject site include:

a. Delivery of Upper Level Promenade:-
Redevelopment of the site provides an opportunity to provide an upper-
level promenade and provide new and enhanced views towards the river
from the city centre. Noting that DPHI acknowledge that additional FSR
is required to encourage redevelopment.

b. Enhancement of relationship of city with Parramatta River:-
Redevelopment of the site must be balanced with the need to protect
and enhance the relationship of the city with the Parramatta River and
the scale of redevelopment should have parity with the scale of the River.
Towers should help define the river as a key public space and not
dominate the riverfront.

c. Enhancement of views of Parramatta River:-
The amendments under SEPP 2 have sought to strike a balance by
providing additional bonus FSR subject to conditions including a
maximum tower width of 35m when viewed from the river. This aims to
contribute towards maintaining and enhancing views of the river from the

-17 -
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City Centre, and new ground floor pedestrian laneways will open the
physical relationship with the river.

d. Reinforcement of commercial core to the south:-
Buildings on the southern river foreshore should have heights that step
down from the building heights in the core of the Parramatta CBD to
reinforce the commercial core of the City and to avoid visually
dominating the river corridor.

Analysis of implications of SEPP 2 controls

40.

41.

42.

43.

Council Officers have conducted an analysis of the controls currently permitted
for the site as introduced by SEPP 2. The analysis sought to identify risks
embedded in the SEPP 2 controls to
Street block. It also sought to identify differences between the SEPP 2 controls
and the nature of development reflected in the current Parramatta DCP 2023
controls.

The analysis found that the controls will achieve generously distributed space
between towers, will provide for a skyline which steps down towards the river and
the O-metre height limit along the perimeter of the site will help rationalise the
foreshore alignment.

However, the current controls provide little incentive for the site to deliver the
upper-level promenade. In this regard, including bonuses, the site can achieve a
height of 105 metres but can only achieve a FSR of approximately 7:1 (mixed
use) within the current height control due to the tower width control, which results
in a tower floorplate of 536sgm Gross Building Area (GBA). Further, the
description of tower maximum width control of 35 metres within Parramatta LEP

del

2023 Clause 7. 28k frasvesreoen sf raambitguous

to interpretation. The control itself also appears to have been developed with
building separation objectives as the primary goal without consideration of
workable floorplates or achievable floor space area.

Should Council resolve to support the Planning Proposal, the tower maximum
width control of 35 metres within Parramatta LEP 2023 Clause 7.28A would not
need to be utilised by the site to achieve the new density control. As such, the
tower width of 35m would not apply and the clause would become redundant. It
is therefore recommended that the parts of Clause 7.28A that apply to the subject
site be removed.

Implications for wider Phillip Street block

44,

Clause 7.28A allows for bonus FSR (subject to conditions) for the other
remaining sites within the Phillip Street block. Figure 6 below shows the sites
affected by the clause and the relevant maximum tower widths.

-18 -
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*when viewed from Parramatta River

Figure 6: Sites affected by Clause 7.28A and the maximum tower widths applicable under the
clause. Subject site is the eastern most site.

45. The Planning Proposal raises the issue of these remaining sites within the Phillip
Street block and whether it is appropriate to consider similar amendments to the
controls to ensure cohesive development along the foreshore and delivery of the
upper-level promenade.

46. Council has recently appointed a consultant to consider the realisation of the
future upper-level promenade at the interface of the Parramatta River foreshore
and the future built form edge in the Phillip Street block between Charles Street
Square and Wilde Avenue. A flood consultant has also been engaged to provide
advice and inform the development of a reference design. This work will evaluate
the impacts of the promenade alignment (within or adjacent a site) on individual
property area and built form outcomes. Any recommendations arising from this
work will be considered in a future report to Council and may result in a need to
revisit the planning controls on the remaining sites in a similar manner to facilitate
the delivery of the public domain outcomes.

47. In the meantime, for the subject site, the applicant has indicated an intention to
move forward with development of the site. This would provide a catalyst for the
redevelopment of the remaining sites within the Phillip Street block and delivery
of the adjoining sections of the upper-level promenade. As such it is important
that Council consider the subject planning proposal in the context of the work
already carried out on enabling the development of the subject site, and in doing
so examine if the proposal can facilitate the delivery of the public domain
improvements being sought in a suitable manner. Clause 7.28A will continue to
apply to the other sites within the Phillip Street block as shown in Figure 6.

Assessment of Reference Design
48. The reference design submitted by the applicant (see Attachment 3) supporting

the Planning Proposal has been reviewed by Council Officers. The assessment
has considered the Urban Design Principles summarised above and the controls
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for the broader street block within the Parramatta DCP 2023 noting the
constraints of the site.

49. Figure 7 below shows the built form massing of an indicative mixed use building
that could be achieved under the proposed controls in context of surrounding
development. The subject site is shown in blue and the grey buildings are existing
or approved. The orange, yellow and light blue buildings indicate a hypothetical
built form under existing controls for the remainder of the Phillip Street block
which reflects a total height of 105 metres.

T~
-

= =R Pk e e —\

Figure 7: Proposed Building Massing for 90-94 Phillip Street T subject site shown in blue.
(Source: Applicant 6 sAEWDesgaartnBrehip) gn Report

50. The following comments are made in relation to the Urban Design Principles for
the Phillip Street block described above:

a. Delivery of Upper-Level Promenade

The increase in overall density is significant compared with that
permissible at present. A move away from the maximum tower width
control of 35 metres has also provided for a larger tower floorplate of
approximately 900 sgm in gross building area compared with a tower
floorplate of approximately 536 sgm which would be permissible under
the current tower width control. The Planning Proposal provides greater
incentive for the redevelopment of the site and as such an opportunity
for the delivery of the upper-level promenade.

b. Enhancement of relationship of city with Parramatta River
Figure 8 below is extracted from Part 9.5.1.2 (City East Block) within
Parramatta DCP 2023 and demonst
public domain and river foreshore in this locality. The reference scheme
is able to facilitate the required ground floor setbacks and upper level
promenade.
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This Part within the Parramatta DCP 2023 provides for a 6 metre podium
setback from the boundary on the eastern side of the site to extend the
public domain of Charles Street Square and align the visual connections
north-south down Charles Street. This setback area is to be a publicly
accessible space. This part of the site is currently built up with part of
the existing commercial building, and the site achieves vehicular access
over Council owned land within the unmade section of Charles Street
immediately to the east. The reference scheme indicates that the
driveway location will be relinquished and the area integrated with
Charles Street Square. As such, redevelopment of the site will facilitate
the expansion of the area of Charles Street Square and an improvement
in the relationship of the site with the public domain as envisioned within
the Parramatta DCP 2023.

NG b
s S |
\\
. ! CITY RIVER SPECIAL AREA
SN, / e NORTH OF DEFERRED
S [¢———  AREA SHOWN FOR
- - | CONTEXTUAL PURPOSES
T~
w \\\ |
5 ! e
) |
/
RS
\\\
CAND RE
—— DENOTES THE BOUNDARY TO THE DEFERRED —=—=— FORESHORE SETBACK ZONE {25m) EXISTING PUBLIC SPACE
AREA PLEP 2011 (AMENDMENT 56) &> UPPER LEVEL PROMENADE (4.5m) SETBACKS & NEW PUBLICLY
L ZJ CITY EAST BLOCK €=>» INDICATIVE BUILDING FOOTPRINT ACCESSIBLE SPACE

< HERITAGE ITEM IN CITY RIVER
Figure 9.5.1.1.2 - City East Block Public Domain
Figure 8: Public Domain framework extracted from Parramatta DCP 2023

c. Enhancement of views of Parramatta River

The reference scheme indicates a western tower setback of 9 metres
which will provide separation from any future tower on the site to the
west and improve views to the river. The proposed eastern upper-level
tower setback of 6 metres from the podium (12 metres from the eastern
boundary) is in excess of the minimum tower setback of 3 metres
prescribed under the Parramatta DCP 2023. This increase in tower
setback is proposed for this site in order to mitigate the increased height,
bulk, scale and wind impacts to and from the public domain from the
increased height of the building and will also help increase views of the
river.
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Part 9.3.3.3 (Tower Slenderness) of the Parramatta DCP 2023 applies
to the Parramatta City Centre generally and prescribes a maximum
tower floorplate length of 45 metres for buildings in the MU1 zone. The
reference scheme includes a tower floorplate length of 47.4 metres and
is therefore marginally in excess of the control. A variation of this nature
is appropriate for consideration in the assessment of a development
application for the site.

d. Reinforcement of commercial core to the south
The proposed height of 133 metres (15 metres including Design
Excellence bonus) complies with the principle of providing a stepping
down of the height from the commercial core of the city towards the river.
Figure 9 below demonstrates a built form diagram of the stepping down
in height controls based on existing and approved developments.
Immediately to the south-east of the subject site at 180 George Street is
a recently developed tower at a total height of 210 metres. While this is
57 metres greater than the height being sought by the Planning
Proposal, the circumstances of this site are different in that it benefits
from a large site area as such, the floor space ratio achieved on this site
was lower at 11.49:1. Other circumstances that differ from the subject
site are the context of the site which is setback further from the river
particularly when viewed from the ferry approach to the ferry wharf. As
such, it is appropriate for the subject site to step down in height from the
existing building at 180 George Street which the Planning Proposal
achieves.
T \
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Figure 9: Built form diagram showing stepping down in height reflecting existing and approved
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d. Reinforcement of commercial <core t
Future development will likely further reinforce this pattern due to the height
control currently applicable to the south of the site. Figure 10 below shows
an extract from the Parramatta LEP 2023 Height of Buildings map
demonstrating the existing height controls in the proximity of the subject
site. The area immediately to the south is subject to a Reduced Level (RL)
height control of 211 metres (243m RL including Design Excellence bonus).
This RL height control translates to various heights when measured in
metres above ground level. The parcels immediately to the south of the
subject site would equate to a height control in metres above ground of
approximately 235 metres. As such, the proposed height control for the
subject site is approximately 82 metres less than the control applicable to
sites to the south, providing a significant step down in height towards the
river foreshore.

CBD FORESHORE RESERVE

,(I i

Figure 10: Existing height controls in proximity of subject site under Parramatta LEP 2023
(Source: City of Parramatta GIS)

Assessment of Overshadowing

51. The applicantés r e f Attachment 3) sncludes nshadoy s e e
diagrams indicating the overshadowing caused by the proposed building height
at hourly intervals from 9.00am to 3.00pm on 21 June. The diagrams indicate
no overshadowing of Robin Thomas Reserve before 3.00pm (refer to Figure 11
below). The diagrams indicate a small portion of Robin Thomas Reserve being
overshadowed at 3.00pm, however, this overshadowing is within the shadows
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cast currently by existing development. The overshadowing from existing
development is indicated in grey shading.

ROBIN THOMAS
RESERVE

MACQUARIE STREET

HARRIS STREET

JAMES RUSE
RESERVE

=i

Figure 11: Extract from shado dams showing shadows cast at 3.00pm on 21 June
(Source: Appl i cant 6isPTIRAechitectue)n ShadowsSfooim eubject site is
shown in dark blue. Shadows from currently permissible development shown in grey shading.

52. The shadow diagrams indicate overshadowing of the heritage item known as
APerth Houseo &gurell2b®bDawm) (se@Perth Houseo
State heritage significance under the Parramatta LEP 2023 and is listed on the
State Heritage Register. However, this overshadowing is within the shadows cast
currently by existing development.
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133418 HUIWS

Perth #ous
(State|Heritgge
/I 1tem)

Figure 12: Extract from shadow diagrams showing shadowscast at 10.00am on 21 June
(Source: Appl i cant 6isPTIRAechitectue)n ShadowSfooim eubject site is
shown in dark blue. Shadows from currently permissible development shown in grey shading.

Summary

53. In summary, the reference scheme is considered to represent a significant
increase in density for the site and an improvement in the viability of the tower
floorplate. This will assist in encouraging redevelopment of the site and will
stimulate the commencement of the delivery of the upper-level promenade and
an improved relationship with the public domain of Charles Street Square and
the Parramatta River foreshore. The Planning Proposal has been considered in
relation to the urban design principles identified for the Phillip Street block which
are based on the analysis of various studies carried out earlier and will provide
for buildings that allow for a transition in height from the core of the city centre to
the river and will enhance opportunities for views of the river. Impacts from the
increase in tower height are managed through an increase in the eastern setback
which will help to mitigate the bulk and scale while reducing wind impacts on the
public domain.

Flooding

54. The site is located on the southern foreshore of the Parramatta River and as
such, is subject to riverine flooding and overland flows. The applicant has
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55.

56.

57.

submitted a Flood Report prepared by Water Technology (see Attachment 5).
The Report sets out preliminary findings of how flooding may dictate building
design features. The Report notes that the advice is broad in nature and specific
advice cannot be provided until Council adopts the draft Parramatta River Flood
Study 2023 at which time precise flood levels will become available.

In summary, the report advises that based on the current published flood data, a
mixed use development on the site would be compatible with flood risks. The
flood planning level for the site would be identified based on the 1% Annual
Exceedance Probability (AEP) plus a 500mm freeboard. On this basis, the flood
planning level for this site is likely to be between 5.5 metres and 6 metres AHD.
The Report demonstrates that the site can accommodate a building footprint at
the current flood planning level. Figure 13 below shows a hypothetical building
footprint can be accommodated assuming the current worst case scenario of a
flood planning level at 6 metres.

Legend
| Property Parcel
6m AHD DEM

[ ]<=6.0000

] 5m Boundary

Building Footprint Bounda AHD levels (m)

Figure 13: Indicative building footprint clear of an assumed Flood Planning Level of 6
metres AHD (Source: Water Technology)

Once the draft Parramatta River Flood Study 2023 is adopted by Council (see

later in this report for timing of adoption), the new flood planning level will need

to be considered and it would also need to be demonstrated through flood

modelling that redevelopment of the site would not increase flooding on
neighbouring properties. The applicant és F
building has no larger footprint than the existing building this should be able to

be demonstrated.

Council 6s Senior Catchment and Devel opment
Report and concurs with its recommendations subject to the inclusion of specific
reference to Local Planning Direction 4.1 Flooding issued by the Minister for
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Planning under section 9.1(2) of the Environmental Planning and Assessment
Act 1979.

58. The reference design submitted by the applicant demonstrates compliance with
Local Planning Direction 4.1 (Flooding), however this is in relation to the flood
levels identified under the Upper Parramatta River Flood Study 2005. Council
will consider adoption of the draft Parramatta River Flood Study 2023 at its
meeting on 11 June 2024. Subsequent to Co
the draft Parramatta River Flood Study 202
be revised and updated to reflect any change in the identified flood planning level.

59. Should Council resolve to submit the Planning Proposal to the DPHI to seek a

Gateway determination, any submission shot
Report has been updated to reflect the Parramatta River Flood Study 2024 and
the correspondingrevisi on of the Applicantdos Flood Re

if required to take account of the Study. Any such revision is also required to
address Local Planning Direction 4.1 Flooding issued by the Minister for Planning
under section 9.1(2) of the Environmental Planning and Assessment Act 1979.

Traffic and Transport

60. The applicant has included a Traffic Report (see Attachment 6) to support the
Planning Proposal. The Traffic Report concludes that the Planning Proposal will
not result in any unacceptable traffic, parking, access, transport or servicing
implications. Specifically, it states:

Al't 1 s pertinent t o progosedanmemmentsiothe RLERyar d t |
2023, and in turn, the indicative yields, are consistent with the original draft
Parramatta CBD PP endorsed by Council in June 2021. As part of the CBD PP,
AECOM prepared a Strategic Transport Study (STS), which ultimately supported
the uplift densities proposed in the draft CBD PP. This was on the basis of off-
street parking being provided in accordan
compared to the City ofd Parramattabés CBD 1

61. The traffic modelling prepared by AECOM which underpinned the CBD Strategic
Transport Study, was predicated on the assumption of an FSR of 10:1 across
the Parramatta CBD with some small increases on individual sites depending on
individual site characteristics.

62. As the increase in floorspace permitted by the subject proposal would potentially
generate a need for approximately 70 more carparking spaces at the site, it is
considered that the incremental impact of the traffic that would be generated by
the use of these additional carparking spaces on traffic movements in the CBD
would be acceptable, noting also that in the case of the subject site the
Parramatta CBD Planning Proposal endorsed by Council also took into account
the potential development of the subject site for unlimited commercial floorspace
to a potential density of commercial development at an FSR of 21:1.

Heritage

63. As discussed above, the site is not heritage listed or within a Heritage
Conservation Area. There are several items within proximity to the site that are
identified as items of local heritage significance under Parramatta LEP 2023.
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64.

65.

66.

67.

(Refer to Figure 3 above). Approximately 40 metres towards the north-east of

the corner of the site is the ACharl es St
the west of the western edge of the site
we st i's ABarnabypet KRetsitalur anthaedl| ogi cal
Street and nNnOffice and potential archaeol ¢

The applicantds Planning Proposal has not
Street Weir and considers it to be sufficiently separated from the subject site to

conclude that there will be minimal impacts on the heritage significance of the

weir.

Council 6s Senior Heri tage Specialist has
Proposal and agrees that the site is sufficiently separated from the item and there

are likely to be no heritage impacts resulting from the proposal. Further,
assessment of a future development application will require due diligence reports

that address the impacts on built heritage and archaeology including the
imposition of appropriate conditions of consent relating to unexpected findings

and specific protocols to be followed in the event any archaeological items are

found during the demolition and excavation.

Further, any development application for redevelopment of the site will be
assessed having regard to the heritage provisions within Clause 5.10 of
Parramatta LEP 2023 and Part 9.6 of the Parramatta DCP 2023.

At the time of the preparation of this report, the matter was scheduled to be
considered by Council 6s Heddued®4 Aheévi sory
advice of the Committee will be noted and considered when the matter is

reported to Council, which is anticipated to occur in July 2024.

Infrastructure, Social and Economic Impacts

68.

69.

70.

The delivery of the Planning Proposal within the Parramatta CBD will achieve a
positive social outcome, being well serviced by existing infrastructure. Residents
and workers will be able access necessary transport, education services, open
space, health services, community services, employment, and recreation
facilities.

As discussed above in the strategic merit section, the Proposal will also facilitate
devel opment that will assist in the emer ge
City which will in turn contribute to continued economic growth.

The associated draft Planning Agreement will facilitate the delivery of

infrastructure as follows:

a. 5 x affordable housing units (a mixture of four (4) x one bedroom apartments
and one (1) x two bedroom apartment);

b. Dedication of road widening within Phillip Street;

c. Forego their historic legal right to utilise the Charles Street Reserve for access
purposes;

d. Upgrade of the public domain within Charles Street reserve to the existing
Charles Street Square;

e. Incorporation of an upper-level promenade fronting the river foreshore; and

Development of a 6 metre setback from the Charles Street Square to

strengthen and activate the square.

—
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71.

Any development application will also require the developer to make a monetary
contribution as a condition of consent in accordance with the Parramatta City
Centre Local Infrastructure Contributions Plan 2022 (Amendment 2). This will
ensure the development contributes towards the provision of funding for
additional infrastructure required to support the increase in population.

Environment

72.

73.

The site does not contain any habitat and therefore there is little likelihood that
critical habitat or threatened species, populations or ecological communities, or
their habitats could be adversely affected by the Planning Proposal.

Other environmental impacts, including sustainability, will be addressed as part
of any future development proposal, including a design excellence competition.

Parramatta Development Control Plan 2023 1 Draft Amendment

74.

75.

76.

The site is subject to the Parramatta Development Control Plan (DCP) 2023,
specifically, Part 9.5.1.2 which contains controls relating to the City East Block.
The City East Block includes the subject site and is bound by Wilde Avenue,
Phillip Street, Charles Street Square and the north bank river foreshore open
space. Part 9.5.1.2 requires towers to be set back 6 metres from the street wall.
A concession is given to the subject site under the existing DCP controls which
provide that:

fAt 90-96 Phillip Street, noting the lot configuration and land commitments for
public purposes, development must provide a minimum 3 metre tower setback
along the Phillip Street, Charles Street and River foreshore frontage that
addresses wind, solar access and design objectives. 0

As discussed above, t he a prgpbsescaa redstérs
tower setback of 6 metres from the podium (12 metres from the eastern
boundary) which is in excess of the minimum tower setback of 3 metres
prescribed under the Parramatta DCP 2023. This increase in tower setback is
proposed for this site in order to mitigate the increased height, bulk, scale and
wind impacts from the increased height of the building.

Should Council support the Planning Proposal, it is considered appropriate that
Council prepare a draft amendment to the Parramatta DCP 2023 to increase the
tower setback from 3 metres to 6 metres on the Charles Street side. Such draft
amendment should be publicly exhibited concurrently with the Planning
Proposal.

Draft Planning Agreement

77.

The Planning Proposal is accompanied by a draft Planning Agreement Letter of
Offer submitted to Council by the applicant under Section 7.4 of the
Environmental Planning and Assessment Act 1979 (refer to Attachment 2).
The Letter of Offer provides for the following:

a. 5 x affordable housing units (a mixture of four (4) x one bedroom apartments
and one (1) x two bedroom apartment);
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b. Dedication of road widening within Phillip Street;

c. Forego their historic legal right to utilise the Charles Street Reserve for access
purposes;

d. Upgrade of the public domain within Charles Street reserve to the existing
Charles Street Square;

e. Incorporation of an upper-level promenade fronting the river foreshore; and

f. Development of a 6 metre setback from the Charles Street Square to
strengthen and activate the square.

78. Council officers support the provision and dedication of the proposed ARH
dwel lings which is in accordance with the
Housing Action Plan and draft Affordable Rental Housing Policy. The monetary
contribution towards Parramatta River foreshore works is also supported.

79. The provision of the area set aside for the upper level promenade is supported
as a key el e meRarramatth CBDoRivercSirdtegysendorsed by
Council in 2015. The benefits of the promenade are discussed above under the
heading AParramatta River Strategyo.

80. The future development application for redevelopment of the site will also be
subject to Section 7.12 development contributions in accordance with the
Parramatta City Centre Local Infrastructure Contributions Plan 2022
(Amendment 2). This contribution is in addition to the draft Planning Agreement.

81. It is proposed that a draft Planning Agreement be prepared based on the
applicantdés Letter of Offer and exhibited
and draft DCP amendment.

PLAN MAKING DELEGATIONS

82. Should Council resolve to endorse the Planning Proposal to proceed, it is
recommended that Council request that it 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.

FINANCIAL IMPLICATIONS FOR COUNCIL

83. Should Council resolve to proceed with the Planning Proposal and amendment
to the DCP, the costs incurred in conducting the public exhibition will be covered
by the fees associated with the submission of the Planning Proposal.

CONCLUSION AND NEXT STEPS

84. Council officers have assessed the Planning Proposal and consider that the
Planning Proposal has strategic and site specific merit and should proceed to a
Gateway determination.

85. It is recommended the Parramatta Local Planning Panel support the Council
Officer recommendation that the Planning Proposal (Attachment 1) be
supported for the purposes of seeking a Gateway Determination.
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86. Fol |l owi ng t he Parramatt a Local Pl anning
recommendations of this report, the matter will be reported to an upcoming
Counci |l meeting along with the Panel 6s ad\
David Birds

Group Manager, Major Projects and Precincts

Jennifer Concato
Executive Director City Planning and Design

ATTACHMENTS:
1g Applicant's Planning Proposal document 83 Pages
2¢, Planning Agreement Letter of Offer 3 Pages
3g Applicant's Reference Design 16 Pages
4, Applicant's Urban Design Report 21 Pages
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6¢g, Applicant's Traffic and Parking Assessment Report 14 Pages
Tg, Letter from Minister for Planning and Public Spaces 2 Pages
8¢, Previous Urban Design Analysis 8 Pages
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INTRODUCTION

This Planning Proposal aims to explain the intended effect and justify a proposed
amendment to the Parramatta Local Environmental Plan 2023 (Parramatta LEP 2023)
and demonstrate the strategic merit of the amendment proceeding.

This Planning Proposal seeks to amend the Parramatta LEP 2023 to allow for
the redevelopment of the site for the purpose of mixed use development by:

Amening the maximum building height map to permit a maximum
building height of 133m.

Amending the maximum floor space ratio map to permit an FSR of
12.8:1.

Amending Clause 7.28A for the land situated at 90-94 Phillip Street,
Parramatta.

The Planning Proposal relates to 90-94 Phillip Street, Parramatta referred to within this
document as the 'subject site’. The subject site is a highly visible location in the
Parramatta City Centre's north eastern part, along the Parramatta River and has key
transport connections, including the Parramatta Wharf. The site is located on the
corner of Phillip Street and Charles Street and is a landmark site on the highly active
Parramatta River foreshore.

The site is located within proximity to employment opportunities, educational
establishments, recreational activities and public transportation, including Westfield
Parramatta, Arthur Phillip High School, Parramatta Public School, and Macarthur Girls
High School, as well as Parramatta Transport Interchange, Parramatta Railway Station,
Parramatta Ferry Wharf.

The amendments proposed in this Planning Proposal are specific to the site, They will
facilitate a new, high-quality development that will contribute to the vitality and
activation of this precinct along with additional housing supply at the edges of the
Parramatta City Centre and the river foreshore. The Planning Proposal will contribute
to the renewal of the CBD and the character of Parramatta. The proposed
amendments are driven by a desire to deliver a better built-form outcome for the site
and have been the subject of a design review by PT| Architecture.

The proposed amendments are driven by a desire to deliver a superior urban design
outcome for the site, which addresses the Council's vision for height and density within
the CBD's centre and delivers development consistent with Parramatta's desired future
character. Activation of the Riverfront is a key benefit arising from the proposal.
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The proposed amendments to planning controls will facilitate high-quality development,
contributing to the much-needed housing supply within this strategic centre.

The Planning Proposal has been prepared under Section 3.33 of the Environmental
Planning and Assessment Act 1979 and the Department of Planning and
Environment's document Local Environmental Plan Making Guideline (August 2023).

The Planning Proposal is supported by Urban Design Analysis.

This Planning Proposal is submitted to the Council due to site-specific conditions
addressed in this Planning Proposal. The subject site has been included in several
council and department led urban design reviews, the most recent being the Bennett
and Trimble Urban Design Report prepared as part of the CBD Planning Proposal.
After a review of these studies, it was determined that the studies did not adequately
identify the site's potential, nor contain an accurate analysis of key considerations.
Additionally, the assumptions made in the urban design study did not adequately
understand the ownership patterns and opportunities available for alternative design
outcomes over the subject site.

This Planning Proposal proposes site-specific provisions over 90-94 Phillip Street,
which seeks to ensure the scale of development protects the Parramatta River's
natural, historic and cultural features. This Planning Proposal puts forward maximum
building height and floor space ratio controls that will permit the delivery of a
development that can address the Council's vision for the built form for Parramatta
CBD.

Support for the Planning Proposal is sought, and the subsequent referral to the
Department of Planning and Environment for Gateway determination and public
exhibition.
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PLANNING PROPOSAL MERITS, INFRASTRUCTURE AND
COMMUNITY BENEFITS

The Planning Proposal seeks to deliver the following key benefits:

e The proposed building envelopes by PTI Architecture demonstrate that a high
standard of design and amenity can be achieved on the site. The scheme
demonstrates Parramatta DCP compliance separation of 18m between towers.
The scheme has been informed by several years of urban design advice from
the City of Parramatta and is aligned with the Charles Street Square Strategy.

s The proposal will enhance the Parramatta River Frontage through an active
street facade and will enable the delivery of an iconic building on a Landmark
site.

e The proposal will improve the public domain and complement the work
completed by City of Parramatta Council on the Charles Street Square,
Parramatta Ferry Warf complex.

e The proposal will ensure the delivery of new pedestrian links along all street
frontages and river frontages to enhance the pedestrian environment,
including the safety of people accessing the site and surrounding land.

e The proposal will maintain and enhance commercial floor space within the
ground floor and podium, providing activation within the Charles Street Square
precinct.

s The proposal delivers a variety of housing opportunities within Parramatta
CBD, facilitating a genuine 30-minute city where housing is well connected to
public transport, health services, education services, employment, and
recreational facilities.

» The proposal comprises new housing supply, choice, affordability, access
to jobs, services and public transport.

s The proposal supports the eat street and entertainment precinct within the
Parramatta City Centre by providing more homes within walking distance.

e The proposal will remove the easement located on the western boundary of
Charles Street Square which increases the pedestrianised public space.

The subject land parcel is ideal for accommodating the proposed development as it is
located within an accessible area and is consistent with the evolving character of
developments within Parramatta. Furthermore, the development proposes to provide
the opportunity to deliver a mixed-use development in a location experiencing an
intensification in terms of development and considering the site's proximity to
educational establishments, employment opportunities and recreational activities.
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BACKGROUND

The following represents the relevant background leading up to the Planning Proposal:

Late 2016 — A meeting was held between the landlords of 90-92 and 94-
96 Phillip Street, Parramatta and City of Parramatta Council
to discuss the importance of the subject site along with the
Charles Street Square Strategy and identified the following
issues;

> The access right of way in which 94 Phillip Street is
in benefit would need to be relinquished;

> The two above-mentioned properties would need to
be amalgamated; and

Access would be from 90 Phillip Street

— In addition to the above the landowners were informed that
council welcomes the lodgement of a Planning Proposal to
increase the setbacks to the River Foreshore, Charles Slreel
Square and Phillip Street

Direct advice was received by council that the loss of GFA
as a result of the proposed setbacks is to be placed on top
of the building form.

6 July, 2017 — The land owners of the site recognised the importance of the
Charles Street Strategy and demonstrated a willingness to
comply including;

> Agreement to relinquish the right of way enjoyed by
94-96 Phillip Street to enable the reconfiguration of
the Charles Street Square Strategy.

Provide a front linkage which connecls lo and from
the new Charles Street Square Strategy area, along
the waterfront to provide a conltinuous high
connection

> Facilitating ramp access from the waterfront
pathway to the higher path for accessibility

> Providing a strong visual connection between
Charles Street and Phillip Street to the waterfront.

4 February 2018 — The council advised that the site would qualify as a
significant site in the draft LEP and therefore could be
eligible to have an FSR of 15:1, with bonus provisions for
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additional commercial space with no specified height
controls.

— The council has also requested that the following items
should be incorporated into the scheme;

Upper walkway link that is included within the site;

> Considerable setback taken by Council on the River
Foreshore, especially at 90-92 FPhillip Street,
Parramatta.

> Relinquishing the right of way enjoyed by 94-96
Phillip Street; and

> More open ground and first floor areas to provide
better viewing of the waterfront for the public from
Philip Street.

27 September 2018 — Planning proposal was submitted to council (Application No.
RZ/12/2018)

»  The site qualifies as an opportunity site, as agreed
with the council.

=~ The site complies with the key principles of the
Charles Street Strategy and provisions of ‘Design
Excellence’

7 March 2019 — Amendments to Council policy for opportunity sites.

3 December 2019 — Updates to the site-specific planning proposal were
requested in response to the council meeting. Which were;

Delete the hotel component and replace it with
commercial office spaces

Updated their request to be granted opportunity site
status.

30 June 2020 —  Council acknowledged that the site-specific PP is consistent
with the Draft CED PP

— Notwithstanding the above, the council have requested a
new proposal between an FSR of 12:1 and 21:1.

22 July 2020 — View analysis showing massing and views of the proposed
development were prepared and submitted to council.

PLANNING PROPOSAL
90-94 Phillip Street Parramatta
PAGE 11

Page 42



Item 5.1 - Attachment 1 Applicant's Planning Proposal document

think o

planners

— The resolution of the design issues was a result of the
following process

> The design was made in collaboration with City of
Parramatta Council on the back of the Charles

Street Square Strategy

Numerous meetings were held with key Council
Senior Planning Staff

> Input was provided by Council and included as part
of the design package. These included the following;

= Upper walkway being included in the site;

= Extent of the setbacks reducing usable
areas to 40% of the total site area; and

= Relinquishing the right of way access to the
carpark at 94 Phillip Street, to reconfigure

the Charles Street Square Stralegy

21 September - 2 The CBD PP was on public exhibition which noted the
November 2020 following controls

= Incentive site RL 243m (inclusive of all bonuses)

> Incentive FSR of 12:1 (including bonuses) +
Opportunity Sites FSR of 3:1

> Unlimited commercial premises FSR

25 November 2020 —  Council staff advised that they are undertaking a further
Urban Design Study on the River Foreshore and could not
identify the adequate FSR or Height required for approval of
the Planning Proposal

17 February 2021 Proponents were informed that an FSR of 12:1 and 22:1 was
not supported and an FSR of something significantly less
was adopted by the Councillors, Granted Gateway and
placed on exhibition.

21 May 2021 —  Think Planners on behalf of the owners of 90-94 Phillip
Street submitted a request to not defer the entire Phillip
Street block from the CBD Planning Proposal.

15 June 2021 — CBD Planning Proposal endorsed by Councillors
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17 September 2021 A cover letter and urban design report were submitted to the

Department of Planning requesting support.

April 2022 — Plan Finalisation report was prepared by the Department of
Planning.

— The department provided the following analysis.

“in consideration of Council officer comments,
submissions, the Department's built form maodelling
and the findings of the independent design study,
the Department has recommended thal the Phillip
Slreel Block not progress as part of the CBD PF and
that the block refains its current controls.”

- This has resulted in the site keeping its existing controls
which are as follows;

> Maximum Building Height of 80m (92m/100m* with
bonuses)

> FSRof 6:1 (6.9:1/7.5.1" with bonuses)

“Note. A 25% bonus would be applicable for a purely
commercial development under existing controls

26 May 2022 Council Planning Proposal CBD was made
25 July 2022 — Council comments on the department’s decisions.

- The council was still supportive of the rezoning of the Philip
Street block for the following reasons;
> “Significant urban design analysis has already been

undertaken in this precinct. This previous study work
Jjust needs to be reworked in a form that supports a
new SEPP.
Based on the previous analysis undertaken, Council
officers are comfortable that an FSR greater than
the current FSR of 61 can be achieved in this
precinct, without adversely impacting the river
Given the concerns raised by the Departiment
pursuing the previously endorsed planning controls
is unlikely to be successful
In accordance with Key Planning QOufcome 2
Council need lo make regeneration of these sites
feasible if we are going to gel a better interface with
the river including with active frontages. It is noted
that the existing building in this precinct ‘turn their
backs' to the river and there is a poor nlerface
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currently. Some up-zoning is required o encourage
urban regeneration. This will help to facilitate
Council’s vision for the river as a vibrant and
activated public space

14 October 2022 lhe following PLEP2023 controls were in forced for the
subject site
Building Height 80m
FSR of 6:1
Additional FSR of 2.5:1 and 13m in accordance with clause
7.28A

21 November 2023 — A meeting was held with the Director of Parramatta Council
regarding the potential opportunities for the subject site for

up-zoning potential.

27 November 2023 Charles Street Square officially opened
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DRAFT PARRAMTTA CBD PLANNING PROPOSAL

INITIAL PLANNING CONTROLS

The subject site was included as part of the Draft Parramatta CBD Planning Proposal
which was prepared between 2018-2022. The development controls under the draft
Planning Proposal were as follows;

Controls Draft LEP

Zoning B4 Mixed Use & RE1 Public Recreation
Height Base Height: 80m

Incentive Height: Undefined
Floor Space Ratio Base FSR: 10:1

Design Excellence: 11.511
Height Performance Buildings: 12:1
Opportunity Sites: 15:1

Commercial Floor Space Ratio 11

A clause was proposed under the Draft
Parramatta CBD LEP, where additional floor
space Is provided more than the minimum 1:1, this
will be exempt from the overall maximum floor
space, where community infrastructure is
provided.

The client-led, site-specific planning proposal for 90-94 Phillip Street which was
submitted concurrently proposed planning controls which were similar to the above,
which is noted in the below table.

Controls Site-specific Planning Proposal

Zoning B4 Mixed Use & RE1 Public Recreation
Height 210m

Floor Space Ratio 14:1

Commercial Floor Space Ratio 6.6:1
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DRAFT CBD PLANNING PROPOSAL AMENDMENTS POST GATEWAY

As mentioned above through the finalisation stage, the Department of Planning
removed all the proposed controls for the Phillip Street block.

The Phillip Street block consisted of land parcels located between the southern
foreshore of the Paramatta River and Phillip Street, bounded by Wilda Avenue Charles
Street, including the subject site. The below image indicates the Phillip Street Block
and the subject site.

Figure 1: Extent of the Phillip Street Block and subject site. (Spatial Viewer)

Through the finalisation process of the CBD PP, the Department of Planning
responded to the submission of the National Trust of Australia raising concerns about
the proposed controls in relation to the river regarding its cultural and historical
significance of the landscape. As part of the finalisation report, an urban design report
was prepared by Bennett & Trimble which provided built-form analysis of the street
block in relation to the river as seen in the image below;
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The report outlined that proposed height and FSR controls under the draft CBD PP will
jeopardise the relationship of the river foreshore. Noting as follows;

“This report found that Parramatta has a unique relationship with its river and the CBD
PP risks jeopardising this relationship for future generations. The report also notes
recent development along the river appears to commercialise the foreshore and
visually dominates the river corridor. This type of development is similar to Barangaroo
in Sydney, but the river is substantially different in scale and aspect to Sydney Harbour.
The resulting massing controls could result in built form that detracts from the character
of the river and could adversely impact Parramatta’s identity and its desirability as a
place to live and work.”
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The Department of Planning adopted the recommendation by the independent design
study and removed the Phillip Street block as part of the CBD PP and retained its
current controls as seen in the below figures.

Figure 3: Perspective and Aerial View of recommended Height controls (Bennett &

Trimble)

Perspective View Looking West Along Parramatta River

3. Recommended Height Controls
- [Z1a5m]

Aerial View Looking South-West Across Parramatta River

3. Recommended Height Controls

It is submitted that the Bennet & Trimble report prepared for the Department of
Planning during the finalisation of the CBD Planning Proposal contains a number of
significant shortcomings in terms of the analysis undertaken and the conclusions
reached.

Firstly, as seen in the extract from the Bennett & Trimble urban design analysis below,
the block modelling is exaggerated and misleading as it illustrates a non sensical
extruded form, of the entire street block. Property boundaries are ignored. Land
ownership patterns are ignored. Planning Controls such as the ADG that require
separation between towers are ignored. By comparison other land parcels in proximity
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to the site are recognised as individual tower sites. To illustrate the Phillip Street block

in the following manner is not a realistic, logical representation, and fails to
appropriately illustrate in any meaningful way the outcome of the then draft controls —

50m:

The above extract from the report shows a 200m long tower of 238m in height. An
outcome that the controls did not propose, nor would ever be contemplated by a
proponent, nor approved by an authority. Such urban design analysis fails to illustrate
the then draft planning controls and is misleading as a depiction of an outcome.

Figure 4: Aerial view of the proposed Height controls (Bennett & Trimble)

Aerial View Looking South-West Across Parramatta River

1. Planning Proposal Height Controls

It is also noted that the most simple analysis of identifying the ownership patterns
across the street block, along with a simple analysis of the way in which tower forms
could be located across the street block was completely absent from the Bennett and
Trimble report. This routine analysis is not only simple, it is fundamentally important
in arriving at an understanding of how the then draft planning controls would likely be
applied in the street block.
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The below figure from PTI Architects simply illustrates these relevant relationships and
the impact on the future form.

Figure 5 : Site plan and land ownership patterns (P Tl Architecture)

WUDE Ay

As seen in the above indicative building footprint the site will never be developed as
an entire street block. Additionally, each building will have to conform to the ADG and
to Parramatta Council's DCP requirements, setting out the need for form comprising a
podium and separated slender towers above.

It is clear that the built form analysis prepared by Bennette & Trimble is a
misrepresentation of the future built outcome for the river and therefore further building
height and Floor Space Ratio can be sought for the subject site.

It is submitted that the fundamental flaws in the analysis contained within the Bennett
Trimble “extruded built form analysis” is misleading and should be set aside.

COUNCIL ENDORSEMENT

In addition to the above, as part of the report to the Council prepared by City of
Parramatta Council for the Ordinary Council Meeting on 25 July 2022 under the subject
of “Response to the finalisation of the Parramatta CBD Planning FProposal and changes
made by the Department of Planning and Environment (Deferred item)” the council
provided a recommendation to seek additional floor spaces for the Phillip Street Block
as follows.

“That Council write to the Minister for Planning and the Department seeking:

(2) That the Department prepare a separate SEPP as shown in Figure 2 for certain
land zoned B4 Mixed Use and B3 Commercial Core (not covered by the SEPP referred
to in (c)(1) above), to introduce additional floor space that allows for commercial uses
consistent with Council’s resolution of 15 June 2021, that is informed by a study
prepared in consultation with Council and addresses the concerns raised by the
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Department in its ‘Plan Finalisation Report’ dated April 2022 when the CBD PP was
finalised, and that this SEPP become effective by December 2022, with periodic
updates for the community provided during its preparation.”

(4) Confirmation from the Department that existing and any new Site Specific Planning
Proposals ('SSPFPs’) may continue to be assessed by Council, after the preparation of
the relevant SEPP.”

This Site Specific Planning Proposal is made consistent with the prevailing view of the
Council that the Phillip Street block can accommodate a greater height and FSR than
that made in the CBD PP and that this can be sought via a Site Specific Planning
Proposal.
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HOUSING CRISIS

Since the Parramatta CBD was made and came into force, NSW is experiencing a
well-documented housing crisis, where people are finding it extremely difficult to find
places to live. The housing crisis is thought to be caused by both availability of housing
and affordability of housing. Sydney is experiencing sustained population growth and
the supply of housing is falling short behind this exponential growth. In addition to this
due to a lack of housing supply and increased demand, the rental accommodation and
housing prices are increasing in strategic locations, pushing many individuals out of
the housing market.

The housing crisis is apparent with the current government’'s strong commitment to
delivery of housing and housing affordability. This is evident in the recent planning
reforms in increasing housing supply within areas close to public transport, strategic
centres and infrastructure. The notable recent planning reforms include:

- In-fill affordable housing (Amendments to the Housing SEPP)

Providing 20%-30% bonus incentives to Height and FSR for
development providing at least 10-15% of GFA as affordable Housing.

- Transport Oriented Development SEPP

o RFB to be permitted in all residential zones within 400m of identified
stations

RFB and shop top housing in E1 and E2 within 400m of identified
stations

Creating capacity for an additional 138,00 new homes over the next 15
years.

- Low and Mid Rise Reforms
Dual occupancy is permitted in all R2 zones across all of NSW

Terraces, townhouses and 2 storey apartment blocks permitted near
train stations and key town centres in R2

Mid-rise apartment blocks permitted in areas near train stations and key
town centres in R3 zones

- Church Street North precinct (State-led rezoning)

o Providing an extra 1,800 homes within proximity to Light Rail Stations
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- Relocation plans for Rosehill Race Course
To build more than 25,000 homes.

- Macquarie Park Precinct rezoning

For increased density and additional residential zones instead of
commercial floor space.

The subject site at 90-94 Phillip Street is within walking distance to a number of public
transport nodes including Ferry, heavy rail, bus services, the new light rail and the new
Metro. The site is within Parramatta CBD and the proposal will allow for increased
housing within the strategic centre. Therefore, the planning proposal is consistent with
the current governments commitment to the delivery of additional housing within
proximity to public infrastructure and strategic centres.
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SITE AND LOCALITY DESCRIPTION

LEGAL DESCRIPTION

The site is located at 90-96 Phillip Street, Parramatta. The site is legally described as
Lot 2 of DP706033 and Lot 10 of DP773452. The site has an area of approximately
2,192m? and boundary dimensions as follows:

Boundary Distance (m)

North 69

South 52.24
East 23.23
West 44 69

Both sites at 90 and 94 Phillip Street contain four storey commercial buildings with
basement car parking. Both of the commercial buildings are currently being tenanted
out. The vehicular access to the site is provided from Phillip Street.

The site adjoined at the western boundary contains a 6 storey commercial building
with vehicular access provided from Phillip Street.

The following photographs overleaf and within the following pages provide a visual
understanding of the site and its relationship to the street.
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Figure 8: View of adjoining Building at 88 Phillip Street from Phillip Street looking north.
(Google maps)
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EASEMENTS OR RESTRICTIONS

The eastern part of the subject site on Charles Street Square frontage experiences a
right of way driveway easement by 94-96 Phillip Street.

TOPOGRAPHY AND VEGETATION

There are approximately 7 trees are on the site. The most significant corridor of trees
is located along the River frontage.

The subject site is best described as land with a mild slope from the north to the west,
with the site's lowest point being within the northeastern corner.

EXISTING VEHICULAR ACCESS

The existing vehicle access is provided to the site from Phillip Street and the eastern
portion of the site on Charles Street Square.

As part of this planning proposal, the current right-of way driveway easement on the
eastern side of the subject site will be relinquished, reducing the number of vehicular
accesses.

ABORIGINAL HERITAGE

The development site is not identified as containing Aboriginal Heritage under the
Parramatta LEP heritage map.

EUROPEAN HERITAGE

The subject is not identified as containing European Heritage under the Parramatta
LEP heritage map.

To the site's northeast is the Charles Street Weir at Parramatta River adjacent to
Charles Street.

This site is listed under Schedule 5 of Parramatta LEP 2023 as a local heritage item.

The NSW State Heritage Inventory described the item as follows;
“Charles Street Weir forms the first downstream tidal barrier in Parramatta. It
was built across the river as Charles Street and Queens Avenue, immediately
west of the Parramatta Wharf. This wharf is the last turning point for ferries
approaching from Sydney. A narrow foreshore reserve extends westwards
from the weir along both sides of the river. This open space with its pathways,
lawns, gardens and scattered tree is used for recreational purpose. The
Charles Street Weir is a concrete structure measuring 22.1 meters in length by
1.5meters in width. Its height over the weir to the west is 2 meters. Today, the
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water contained in the dam lies 0.85 metres below the surface of the weir. On
the east side, the water lies 1.45 meters below the weir surface, a level
difference of 0.6 meters. Given that the eastern side of the weir is used as a
turning circle for ferried, the weir wall is likely to extend several metres below
the water level to the riverbed. The weir itself is a straight structure located
between curved symmetrical concrete embankment walls. Generally the
concrete is relatively smooth and shows the imprints of timber formwork used
at the time of construction. Trolley tracks, now mostly covered with concrete,
extending across the top of the Charles Street Weir are regarded as integral
part of the heritage listed item and should be protected”

The site is sufficiently separated from the item and as such, there are no anticipated
heritage impacts resulting from the proposal at 80-94 Phillip Street.

ARCHAEOLOGY

There are no known Items of Aboriginal Heritage located on the site. Due to the site's
development history, the land has been excavated for various previous developments.
It thus is highly altered from its natural condition.

Opportunities to salvage archaeological items unearthed during demolition works are
to be considered. If any items are found during the demolition and excavation, in the
first instance, opportunities to salvage and reuse the items are to be incorporated.
When this is not practical or possible, an interpretation strategy will be prepared.

ECOLOGY

The subject site is predominantly clear of vegetation.

DRAINAGE AND FLOODING

Due to the proximity of the site to the Parramatta River on the northern boundary, the
site is identified as being flood prone. The site to its northern boundary is within the 1
in 100-year Average Recurrence Interval but within the Probable Maximum Flood
(PMF) area. Flooding comments have been provided by Water Technology
Requirements arising from the PMF affectation are discussed in the next section of the

Brief.

ACID SULFATE SOILS

The site is identified in Parramatta LEP 2023 as containing Class 4 Acid Sulfate Soils.
A preliminary site and soil assessment will be conducted during the preparation of a
future development application.
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VOLUNTARY PLANNING AGREEMNT

As part of a future Voluntary Planning Agreement, the proposal seeks to relinquish the
right of way easement currently optimised by 94-96 Phillip Street on the eastern side
of the subject site. This will assist in increasing the public domain and will be consistent
with the Charles Street Square Planning Strategy. Further discussion and a letter of
intent will be prepared through the assessment process of the planning proposal.

SITE CONTEXT AND SITE ANALYSIS

The subject site is a highly visible location in the Parramatta CBD's northern part. The
site is on the river foreshore and has key transport connections, including Parramatta
Wharf, heavy rail, bus services and soon operating light rail services and the future
metro.

A four storey commercial development currently occupies the site. This precinct has
an emerging character of new mixed-use development, complemented by small-scale
ground-floor retail and commercial uses.

The site, being centrally located, has excellent connectivity to all forms of transport.
Heavy rail services are about 1km from the site, connecting to the T1, T2 and T5 train
lines. The new Metro is also proposed to connect to Parramatta Station, which will be
closer to the site. The site has good access to various bus routes and the Parramatta

Light Rail.

The site is proximate to numerous cultural and recreational facilities and opportunities,
such as Parramatta River, Parramatta Wharf, Robin Thomas Reserve and Charles
Street Square. The following figures assist with site context and site analysis.

The site's location is south of the Parramatta River and towards the Parramatta CBD's
north-eastern end.

The site is in an ideal and scenic position along the bank of the river and will enjoy
fantastic new connections along the Civic Link to Parramatta Square, which is to be
the new heart of Parramatta.

The site is predominantly surrounded by medium to high-density residential
development.

The site is located east of the Museum of Applied Arts, currently under construction.
Wilde Avenue, which is directly to the east, provides several local and regional bus
connections to the site. There is also the Parramatta Ferry Wharf, which the site
directly adjoins to the east (Figure 10). The subject site is also within walking distance
of the new Parramatta Light Rail.
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Figure 10: Site Context (PTI Architecture)
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Figure 11: Broader Context (PTI Architecture)
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CONTEXT IMAGES

As per the photographs below and subsequent pages, the following provides images
of the site's existing development.

Figure 12: Shows the existing commercial building across Phillip Street. (Google maps)
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Item 5.1 - Attachment 1

Figure 13: Shows the surrounding character of Phillip Street.(Google maps)
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Figure 14: Lodged Development Application at 66 Phillips Street, Parramatta (Smith &
Tzannes)
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SCOPING REPORT

The Local Environmental Plan Making Guideline (August 2023), prepared by the
Department of Planning and Environment, recommends that a proponent submit a
scoping proposal to the council and request a pre-lodgement meeting.

As this is a planning proposal which was submitted in 2018 and has never been
withdrawn and continued engagement has been conducted with the proponent and
City of Parramatta Council, there is no trigger or requirement for a scoping report for
this update being made to the submitted current planning proposal.
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LOCAL PLANNING FRAMEWORK

PARRAMATTA LOCAL ENVRIONMENTAL PLAN 2023

Parramatta LEP 2023 is the principal Environmental Planning Instrument that applies
across the City of Parramatta council local government area. Amongst other matters,
it controls the land use arrangements over the land (zoning), along with other relevant
considerations to this planning proposal including building height and floor space ratio.
For completeness, this planning proposal also considered local heritage, which is also
addressed in Parramatta LEP 2023

The key planning provisions that currently apply to the subject site are identified below.
ZONING

The subject site is currently zoned MU1 and RE1 under Parramatta Local
Environmental Plan 2023 (Parramatta LEP 2023). Figure 15 is an extract from the land
zoning map for Parramatta LEP 2023

Figure 15: Extract from Parramatta LEP 2023 Land 2oning Map (Spatial Viewer)
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EXISTING BUILDING HEIGHT

The Height of Buildings Map for the Parramatta LEP 2023 indicates that the maximum
building height permitted on the subject site is 80m. Figure 16 below displays the
existing maximum building height over the subject site and surrounds under
Parramatta LEP 2023.

Figure 16: Extract from Parramatta LEP 2023 Height of Buildings Map (Spatial Viewer)
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EXISTING FLOOR SPACE RATIO

The Parramatta LEP 2023 Floor Space Ratio Map shows that a portion of the subject
site has a maximum FSR of 6:1. This is aligned with the portion of the site currently
zoned MU1.

Figure 17: Extract from Parramatta LEP 2023 Floor Space Ratio Map (Spatial Viewer)
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