
NOTICE OF COUNCIL MEETING 
PUBLIC AGENDA 

An Ordinary Meeting of City of Parramatta Council will be held in PHIVE 
(COUNCIL CHAMBER)  COUNCIL CHAMBER AT 5 PARRAMATTA SQUARE, 
PARRAMATTA on Monday, 24 June 2024 at 6.30PM. 

Gail Connolly PSM 
CHIEF EXECUTIVE OFFICER 
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STATEMENT OF ETHICAL OBLIGATIONS: 

 

In accordance with clause 3.23 of the Model Code of Meeting Practice, Council is 
obligated to remind Councillors of the oath or affirmation of office made under section 

Conduct to disclose and appropriately manage conflicts of interest  the ethical 
obligations of which are outlined below: 

 

Obligations 
Oath [Affirmation] 
of Office by 
Councillors 

I swear [solemnly and sincerely declare and affirm] that I will undertake 
the duties of the office of Councillor in the best interests of the people of 
the City of Parramatta Council and the City of Parramatta Council that I 
will faithfully and impartially carry out the functions, powers, authorities 
and discretions vested in me under the Local Government Act 1993 or 
any other Act to the best of my ability and judgement. 

Code of Conduct Conflict of Interests 
Pecuniary Interests A Councillor who has a pecuniary interest in any matter with which the 

Council is concerned, and who is present at a meeting of the Council at 
which the matter is being considered, must disclose the nature of the 
interest to the meeting. 
 
The Councillor must not be present at, or in sight of, the meeting: 

a) At any time during which the matter is being considered or 
discussed, or 

b) At any time during which the Council is voting on any question in 
relation to the matter. 

Non-Pecuniary 
Conflict of 
Interests 

A Councillor who has a non-pecuniary conflict of interest in a matter, 
must disclose the relevant private interest in relation to the matter fully 
and on each occasion on which the non-pecuniary conflict of interest 
arises in relation to the matter. 

Significant Non-
Pecuniary Conflict 
of Interests 

A Councillor who has a significant non-pecuniary conflict of interest in 
relation to a matter under consideration at a Council meeting, must 
manage the conflict of interest as if they had a pecuniary interest in the 
matter. 

Non-Significant 
Non-Pecuniary 
Interests 

A Councillor who determines that they have a non-pecuniary conflict of 
interest in a matter that is not significant and does not require further 
action, when disclosing the interest must also explain why conflict of 
interest is not significant and does not require further action in the 
circumstances. 
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PRESENT - COUNCILLORS 

 

The Lord Mayor, Councillor Pierre Esber and Councillors Phil Bradley, Kellie Darley, 
Michelle Garrard, Henry Green, Ange Humphries, Cameron MacLean, Paul Noack 
(online) Sameer Pandey, Dan Siviero, Georgina Valjak (online), Donna Wang and 
Lorraine Wearne. 

 
PRESENT – STAFF  

 

Chief Executive Officer - Gail Connolly, Executive Director City Engagement and 
Experience - Angela Jones-Blayney, Executive Director City Assets & Operations - 
George Bounassif, Acting Executive Director Finance and Information - Amit Sharma, 
Acting Executive Director City Planning and Design - Robert Cologna, Acting 
Executive Director Community and Culture - David Moutou, Group Manager Office of 
the Lord Mayor and CEO - Roxanne Thornton, Chief People, Culture and Performance 
Officer - Brendan Clifton, Chief Information Officer and Acting Chief Governance and 
Risk Officer - John Crawford, Group Manager Communications & Customer 
Engagement - Sally White, Group Manager Infrastructure Grants and Major Projects - 
James Smallson, Group Manager Environment & Sustainability – Anthony Collins, 
Group Manager Project Delivery - Boz Lukin, Community Capacity Building Manager 
- Rodrigo Gutierrez, Group Manager Infrastructure Planning and Design - Anthony 
Newland, ICT Service and Delivery Manager - Ian Vong, Stormwater Management 
Coordinator - Paul Hackney, Riverside Theatre Director - Craig McMaster, Supervisor 
Catchment Management - James Tsom, Council Secretariat and Policy Officer - 
Marina Cavar, Senior Policy & Advocacy Adviser – Renee Attard, Business Manager 
- Michelle Samuel. 

 

1. OPENING MEETING 
 
The Lord Mayor, Councillor Esber, opened the meeting at 6.32pm. 

 
2. ACKNOWLEDGEMENT TO TRADITIONAL OWNERS OF LAND 
 
The Lord Mayor acknowledged the Burramattagal people of The Darug Nation as the 
traditional owners of this land, and paid respect to their ancient culture and to their 
elders past, present and emerging. 
 
3. WEBCASTING ANNOUNCEMENT 
 
The Lord Mayor advised that this public meeting is being recorded and streamed live 
on the internet. The recording will also be archived and made available on Council’s 
website. 
 
The Lord Mayor further advised that all care will be taken to maintain privacy, however 
as a visitor in the public gallery, the public should be aware that their presence may 
be recorded. 
 
4. GENERAL RECORDING OF MEETING ANNOUNCEMENT 
 

UNCONFIR
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As per Council’s Code of Meeting Practice, the recording of the Council Meeting by 
the public using any device, audio or video, is only permitted with Council permission. 
Recording a Council Meeting without permission may result in the individual being 
expelled from the Meeting. 
 
Note:    Councillor Darley arrived to the meeting at 6.33pm. 
 
5. APOLOGIES AND APPLICATIONS FOR LEAVE OF ABSENCE OR 

ATTENDANCE BY AUDIO-VISUAL LINK BY COUNCILLORS 
 
RESOLVED: Councillor MacLean and Councillor Humphries 
 
(a) That and apology be accepted on behalf of Deputy Lord Mayor Councillor Prociv 

and a leave of absence be granted.  
 
(b) That Councillors Noack and Valjak be permitted to attend the meeting via Audio 

Visual Link. 
 
Record of Voting: 
CARRIED 
 
6. CONFIRMATION OF MINUTES 
 
 Minutes of the Council Meeting held on 27 May 2024 

 
 RESOLVED: Councillor MacLean and Councillor Humphries 

 
That the minutes be taken as read and be accepted as a true record of 
the Meeting. 
 
With the need to make the following amendment;   

• Councillor Henry Green to be added to the attendance record. 
 
Record of Voting: 
CARRIED 
 

 
 
7. DISCLOSURES OF INTEREST 
 
Lord Mayor, Councillor Esber disclosed a Pecuniary Interest in Item 16.1 – 
DEFERRED FROM OCM 27 May 2024 - Adoption of the Parramatta Flood Study 
for the reason that he owns a property in the study area. Lord Mayor, Councillor Esber 
with not remain in the meeting and will not take part in the consideration and voting on 
this item. 
 
Councillor Green disclosed a Pecuniary interest in Item 16.1 - DEFERRED FROM 
OCM 27 May 2024 - Adoption of the Parramatta Flood Study, for the reason that 
he owns a property in the study area. Councillor Green will not remain in the meeting 
and will not take part in the consideration and voting on this item. 
 

UNCONFIR
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Councillor Pandey disclosed a Pecuniary interest in Item 16.1 - DEFERRED FROM 
OCM 27 May 2024 - Adoption of the Parramatta Flood Study for the reason that he 
owns a property in the study area. Councillor Pandey will not remain in the meeting 
and will not take part in the consideration and voting on this item. 
 
Councillor Green disclosed a Pecuniary interest in Item 14.1 Update of James 
Hardie Sites for the reason that he is a James Hardie shareholder. Councillor Green 
will not remain in the meeting and will not take part in the consideration and voting on 
this item. 
 

8. MINUTES OF THE LORD MAYOR 

8.1 Proposal to Recognise the service of Ray and Shirley Wehbe 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: The Lord Mayor, Councillor Esber and Councillor Garrard 
 
That Council authorise the Lord Mayor and Chief Executive Officer to 
identify and assess options for naming a suitable location or asset after 
Ray and Shirley Wehbe, longstanding local philanthropist and pillar of the 
Lebanese community in City of Parramatta. 

Record of Voting: 
CARRIED 

 
 
8.2 Acknowledging the Service of Parramatta Memorial Swimming 

Club President, Mr Peter Ayoub 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: Lord Mayor, Councillor Esber and Councillor Garrard 
 
(a) That Council note that Mr Peter Ayoub stepped down from his role 

as President of Parramatta Memorial Swimming Club (PMSC) on 23 
May 2024 after 31 years of service as a member of PMSC. 
 

(b) That the Lord Mayor write to Mr Ayoub congratulating him on his 
exemplary service as President of Parramatta Memorial Swimming 
Club for 20 years and his contribution to the community and the City 
of Parramatta. 

 
Record of Voting: 
CARRIED 

 
 
8.3 Turbans 4  Australia Inc - Food Relief Donation 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: Lord Mayor, Councillor Esber and Councillor Garrard 
 
(a) That Council recognises the exceptional service of the Turbans 4 

Australia Inc volunteers who continue to go above and beyond in 
supporting and caring for vulnerable and isolated communities. 
 

UNCONFIR
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(b) That the City of Parramatta donate $5,000 to the Turbans 4 Australia 
Inc registered charity to support its local food relief program for 
families in need. 

 
(c) That in light of the two drownings at Kurnell on the weekend, the Lord 

Mayor reach out to Turbans 4 Australia Inc to pass on condolences 
on behalf of Council, noting that both of the deceased were members 
of the Turbans 4 Australia Community. 

 
Record of Voting: 
CARRIED 

 
 
8.4 International Make Music Day in City of Parramatta 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: Lord Mayor, Councillor Esber and Councillor Noack 
 
(a) That Council acknowledge City of Parramatta’s ‘Best of the West: 

Battle of the Bands’ competition and ‘Pass the Mic’ event to be held 
on Make Music Day on 21 June 2024, an annual international 
celebration of music and its creative power to unite people 
everywhere. 

(b) That Council congratulate the finalists and winner of the ‘Best of the 
West: Battle of the Bands’ competition, noting that the winner will 
receive a recording session with a Western Sydney producer, the 
opportunity to perform their own set during Parramatta Lanes and 
have their track played on Sydney’s FBi Radio (94.5FM).   

(c) That Council commend all staff involved for successfully 
empowering Parramatta’s young people with opportunities to make 
their artistic debut, aligning with Parramatta’s Youth Inclusion 
Framework. 

Record of Voting: 
CARRIED 

 
 
8.5 Congratulations on Winning NSW Local Government Professionals 

Excellence Award 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: Lord Mayor, Councillor Esber and Councillor Garrard 
 
(a) That Council congratulate City of Parramatta Council staff on 

winning the ‘People, Workplace, Wellbeing with a Population over 
150,000’ Award at the 2024 NSW Local Government Professionals 
Excellence Awards for its ‘People Connect HR System 
Transformation Project’. 

(b) That Council recognise that City of Parramatta’s 2023 ‘Health & 
Wellbeing Action Plan’ was also nominated as finalist in the same 
category. 

UNCONFIR
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(c) That Council commend the Council staff involved in these excellent 
projects on their outstanding efforts. 

Record of Voting: 
CARRIED 

 
 
8.6 Kings Birthday Honours in City of Parramatta 

(Lord Mayor, Councillor Pierre Esber) 

 RESOLVED: Lord Mayor, Councillor Esber and Councillor MacLean 
 
(a) That Council congratulate current and former members of the 

Parramatta community and those who have made significant 
contributions to the City of Parramatta who have been recognised in 
the 2024 King’s Birthday Honours list, namely: 

a. Ms Anne Maree STANFIELD AM of Northmead 
b. Mr Raymond Hunter KIDD OAM of Beecroft 
c. Mrs Diana Margaret KIDD OAM of Beecroft 
d. Reverend Dr Graham Joseph HILL OAM of Epping 
e. Mrs Penelope Elizabeth GILLIES OAM of Epping 
f. Mr Henry Leonard JONES OAM of Eastwood 
g. Ms Judith Kathleen KING OAM of Eastwood 
h. Ms Anne Elizabeth TUNKS OAM of Wentworth Point 
i. Mrs Marie-Louise Marisa PREVITERA OAM of Greystanes 
j. Mrs Kerrye Suzanne KATZ OAM of Northmead 
 

(b) That Council congratulate notable members of the community 
recognised for service to local government in the 2024 King’s 
Birthday Honours list, including: 

a. Ms Wendy Jean WALLER OAM 
b. The Honourable Shelley Elizabeth HANCOCK OAM 

 
(c) That the Lord Mayor write to award recipients acknowledging their 

contributions and congratulating them on their recognition in the 
Order of Australia King’s Birthday Honours. 

 
Record of Voting: 
CARRIED 

 
 

9. PUBLIC FORUM 

 Speaker Report No. Report Title 

1. Tony Khoury 
(read out by staff) 

14.1  Update on James Hardies Sites 

 

Note: All Councillors were provided with a copy of the Public Forum submission 
prior to the Council Meeting. 

 
  

UNCONFIR
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PROCEDURAL MOTION 

SUSPENSION OF STANDING ORDERS 
ORDER OF BUSINESS AND DEALING WITH MATTERS BY EXCEPTION 
 
RESOLVED: Councillor MacLean and Councillor Garrard 
 
(a) That in accordance with Clause 8.2 of Council’s Code of Meeting Practice, that 

Council amend the Order of Business for this meeting to allow for the 
consideration of the  following items prior to any other business on the agenda. 

• Item 13.9 Wentworth Point Playground and Social Space 

• Item 14.1 Update on James Hardie Sites 

• Item 16.1 Adoption of the Parramatta River Flood Study 
 

(b) That in accordance with Section 13 of Council’s Code of Meeting Practice, 
Council resolve to adopt the following items in accordance with the 
recommendations as printed, without debate;  

• Item 13.4 Public Exhibition of Draft Pensioner Rates Rebate Policy 
2024 

• Item 13.5 Approval of Scope of Works – Bennelong Parkway Bridge 
and Connecting Paths Project, Wentworth Point 

• Item 13.7 Adoption of Social Sustainability Strategy 2024 -2033 

• Item 15.1 Annual Fire Safety Statements and Fire Safety in City of 
Parramatta 

• Item 15.3 Questions Taken on Notice at the 27 may 2024 Council 
Meeting 

• Item 16.2 Riverside Theatres – Appointment of Lead Architect 
 
Record of Voting: 
CARRIED 
 
 
13.9 Wentworth Point Playground and Social Space 

(Project Officer) 
 

 RESOLVED: Councillor Noack and Councillor Siviero 
 
(a) That Council approve a contribution of $200,000 from the Better 

Neighbourhoods Program (BNP) FY23/24 budget allocation to 
Billbergia (for the purpose of exercising Council’s functions) for the 
delivery of a temporary playground and social space for community 
use in the ‘Town Square’ located at Wentworth Place and Footbridge 
Boulevard, Wentworth Point 2127; 

(b) That Council enter into an agreement for Billbergia to deliver and 
maintain the project on its land for a minimum period of two years as 
part of its temporary development of the Town Square, and require 
the play equipment to be returned to Council at the completion of the 
project; 

(c) That Council endorse the concept design plan proposed by 
Billbergia at Attachment 1; and 

UNCONFIR
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(d) That Council delegate authority to the Chief Executive Officer to 
finalise and execute all legal and other necessary documents. 

Record of Voting: 
CARRIED 

 
 
Note:    Councillor Wang left the meeting at 7.07pm. 
 
 
Note:    Due to Councillor Green disclosing a Pecuniary interest in the following item 

(Item 14.1: Update on James Hardie Sites), Councillor Green left the meeting 
at 7.07pm. 

 
 
14.1 Update on James Hardie Sites 

(Councillor Kellie Darley) 
 

 Note:     Councillor Green disclosed a Pecuniary interest in this Item and 
he did not participate in the consideration or voting on the matter. 

MOTION: Councillor Darley and Councillor MacLean 

(a) That Council provide an update on the remediation program for 
James Hardie legacy sites, including work done to date, 
projected schedule of work remaining and cost of the remediation 
program. 
 

(b) That the Lord Mayor and CEO advocate to the NSW Premier, 
State Member for Parramatta and relevant Ministers for the NSW 
Government to cover the expense of remediating James Hardie 
legacy sites in the City of Parramatta as recommended by the 
NSW Ombudsman report “Asbestos - How NSW government 
agencies deal with the problem - A Special Report to Parliament” 
(April 2017). 

 
(c) That the Lord Mayor and the CEO meet with James Hardie CEO 

to discuss the ongoing impact of asbestos contamination across 
the City of Parramatta and request their assistance with the 
remediation of the James Hardie legacy sites. 

 
(d) Further, that following this advocacy, the CEO provide a report 

to Council by the end of 2024 on funding sources for the 
remediation of all known James Hardie legacy sites in the 
Parramatta LGA. 

 
 
AMENDMENT: Councillor Garrard and Councillor Wearne 
 

That Council provide a report on the remediation program for James 
Hardie legacy sites, including work done from 2005 to date, projected 
schedule of work remaining and cost of the remediation program. 

 

UNCONFIR
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Record of Voting: 
CARRIED 
 
On being PUT to the meeting Voting on the Amendment was ten (10) 
votes FOR and one (1) vote AGAINST. The Amendment became the 
Motion. 

 
 
RESOLVED: Councillor Garrard and Councillor Wearne 
 

That Council provide a report on the remediation program for James Hardie legacy 
sites, including work done from 2005 to date, projected schedule of work remaining 
and cost of the remediation program. 

 
Record of Voting: 
CARRIED 
 
Councillor Darley requested that she be recorded as a vote AGAINST the above 
resolution. 
 
 
Note:   Due to Councillor Pandey disclosing a Pecuniary interest in the following 

item (Item 16.1: DEFERRED FROM OCM 27 May 2024 -  Adoption of the 
Parramatta River Flood Study), Councillor Pandey left the meeting at 
7.51pm. 

 
Note: Due to the Lord Mayor, Councillor Esber disclosing a Pecuniary interest in 

the following item (Item 16.1: DEFERRED FROM OCM 27 May 2024 -  
Adoption of the Parramatta River Flood Study), the Lord Mayor, Councillor 
Esber vacated the Chair left the meeting at 7.51pm. 

 
Note: With the departure of the Lord Mayor, Councillor Esber from the meeting 

and the absence of the Deputy Lord Mayor, Councillor Prociv, the Chief 
Executive Officer conducted an election for the position Chairperson. 

 
 
PROCEDURAL MOTION 
ELECTION OF CHAIRPERSON 
 

The following Councillors were nominated to assume the position of Chair; 
 

• Councillor Wearne – Nominated by Councillor Garrard 
 

• Councillor MacLean – Nominated by  Councillor Humphries 
 
Councillor Wearne received four (4) votes from Councillors Garrard, Siviero, Valjak 
and Wearne. 
 
Councillor MacLean received five (5) votes from Councillors Bradley, Darley, 
Humphries, MacLean, and Noack. 
 
Councillor MacLean was elected as Chairperson and assumed the Chair at 7.53pm 
 

UNCONFIR
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PROCEDURAL MOTION 

MOVE TO CLOSED SESSION 

RESOLVED: Councillor Bradley and Councillor Darley 

That at this time of the meeting, being 7.53pm, the Chairperson, Councillor MacLean 
advised that the meeting would move into Closed Confidential Session to allow 
consideration of matters in Closed Session in accordance with Section 10A of the 
Local Government Act 1993. Accordingly, members of the press and public are 
excluded from the closed session and access to the correspondence and reports 
relating to the items considered during the course of the Closed Session will be 
withheld. 

This action is taken to discuss: 
 

Item 16.1 DEFERRED FROM OCM 27 May 2024 -  Adoption of the Parramatta 
River Flood Study (Stormwater Management Coordinator) 

 

This report is confidential in accordance with section 10A (2) (c) of the Local 
Government Act 1993 as the report contains information that would, if disclosed, 
confer a commercial advantage on a person with whom the Council is conducting 
(or proposes to conduct) business. 

 

Note:        Council moved into closed session at 7.53pm 
 
 
CLOSED SESSION 
 
Note:  Councillor Wang returned to the meeting at 8.00pm. 
 
16.1 DEFERRED FROM OCM 27 MAY 2024 - Adoption of the Parramatta 

River Flood Study 
(Stormwater Management Coordinator) 
 

 
Note:   Lord Mayor, Councillor Esber disclosed a Pecuniary interest in this 

Item and he did not participate in the consideration or voting on the 
matter. 

Note:  Councillor Green disclosed a Pecuniary interest in this Item and he 
did not participate in the consideration or voting on the matter. 

Note:  Councillor Pandey disclosed a Pecuniary interest in this Item and 
he did not participate in the consideration or voting on the matter. 

MOTION: Councillor Bradley and Councillor Darley 
 
(a) That Council adopt the Parramatta River Flood Study 2024 as shown 

at Attachment 1. 
 
(b) That the CEO notify the community of the adoption of the Flood Study 

and make copies available on the website and via the usual 
communication channels. 

 

UNCONFIR
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(c) That Council immediately commences the development of the 
Floodplain Risk Management Study and Plan. 

  
(d)  That the adopted Parramatta River Flood Study 2024 is continuously 

reviewed when major changes occur in the catchment or every 5 
years in accordance with DCCEEW recommended guidelines 

 
 

AMENDMENT: Councillor Garrard and Councillor Wearne 
 
(a) That Council adopt the Parramatta River Flood Study 2024 a 

shown at Attachment 1. 
 
(b) That the CEO notify the community of the adoption of the Flood 

Study and make copies available on the website and via the usual 
communication channels.  

 
(c) That the officers report be made publicly available with the exclusion 

of those components of the report that the CEO considers to be 
confidential pursuant to section 10a of the Local Government Act 
1993. 

 
Record of Voting: 
 
For the Amendment: Councillors Garrard, Humphries, MacLean, Noack, 
Siviero, Valjak, Wang and Wearne 
 
Against the Amendment: Councillors Bradley and Darley  
 
On being PUT to the meeting Voting on the Amendment was eight (8) 
votes FOR and two (2) votes AGAINST. The Amendment became the 
Motion. 
 
 
Note:    The Council requested the meeting return to Open Session prior 

to taking the on the Motion. 
 
 
PROCEDURAL MOTION 

RETURN TO OPEN SESSION 
 
RESOLVED: Councillor Garrard and Councillor Siviero 

That Council move into open session prior to voting on the 
recommendation from Closed Session. 
 

Record of Voting: 
CARRIED 

 
Note:       Council returned to Open Session at 8.17pm. 
 

 

UNCONFIR
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RESOLVED: Councillor Garrard and Councillor Wearne 
 
(a) That Council adopt the Parramatta River Flood Study 2024 as 

shown at Attachment 1. 
 
(b) That the CEO notify the community of the adoption of the Flood 

Study and make copies available on the website and via the usual 
communication channels.  

 
(c) That the officers report be made publicly available with the 

exclusion of those components of the report that the CEO 
considers to be confidential pursuant to section 10a of the Local 
Government Act 1993. 

 
Record of Voting: 
CARRIED 

 
 
Note: At 8.20pm the Lord Mayor, Councillor Esber returned to the meeting and 

resumed the role of Chairperson. 

 

Note: Councillors Green and Pandey returned to the meeting at 8.20pm. 
 
 

10. PETITIONS 

Councillor Noack tabled a petition appeal from Harris Park’s businesses to the City 
of Parramatta Council regarding  

Note: A copy of the Petition in on FILE. 

 

11. RESCISSION MOTIONS 

Nil  

 

REPORTS TO COUNCIL - FOR DECISION 

13.4 Public Exhibition of Draft Pensioner Rates Rebate Policy 2024 
(Policy Officer)  
 

 RESOLVED: Councillor MacLean and Councillor Garrard 
 
(a) That the draft Pensioner Rates Rebate Policy 2024 be placed on 

public exhibition for a period of 28 days. 
 
(b) That Council authorises the Chief Executive Officer to make any 

necessary editorial and content changes to the draft Pensioner 
Rates Rebate Policy 2024 for public exhibition to give effect to 
Council’s resolution. 
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(c) That following public exhibition, officers submit the final Pensioner 
Rates Rebate Policy 2024 be reported to Council for adoption. 

 
Record of Voting: 
CARRIED 

 

13.5 Approval of Scope of Works - Bennelong Parkway Bridge and 
Connecting Paths Project, Wentworth Point 
(Senior Project Officer Transport Planning) 
 

 RESOLVED: Councillor MacLean and Councillor Garrard 
 
(a) That Council note the feedback from the community consultation 

(provided at Attachments 1 and 2). 
 
(b) That Council approve the scope of works to support walking and 

cycling along Bennelong Parkway, as set out below, for submission 
to the Parramatta Traffic Committee for its consideration: 

 
i. Install a new 5m wide pedestrian and cyclist bridge over 

Haslams Creek, 

ii. Install a separated bike path on the northern verge of 
Bennelong Parkway between the Badu Mangroves and Hill 
Road, 

iii. Install a wide footpath on the northern verge of Bennelong 
Parkway between the Badu Mangroves and Foreshore 
Promenade access path, 

iv. Install two new raised pedestrian and cyclist priority crossings 
of Bennelong Parkway at the Archery Centre and Wentworth 
Common, 

v. Install new center median planting, 

vi. Install new raised bicycle priority crossing over The Piazza, 

vii. Re-build the roundabout at the intersection of The Piazza and 
Bennelong Parkway to meet modern standards, improve 
circulation and reduce vehicle speeds, 

viii. Retain the westbound bike lane and shared path on southern 
side of Bennelong Parkway. 

(c) That Council note that the full cost of construction of the project is 
not currently budgeted and commencement is subject to the receipt 
of external grant funding. 

Record of Voting: 
CARRIED 
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13.7 Adoption of the Social Sustainability Strategy 2024 – 2033 

(Strategy Manager) 
 

 RESOLVED: Councillor MacLean and Councillor Garrard 
 
(a) That Council notes the community feedback received during public 

exhibition of the draft Social Sustainability Strategy 2024 - 2033. 
 
(b) That Council adopts the Social Sustainability Strategy 2024-2033 at 

Attachment 1 to this report. 
 
(c) That Council delegate authority to the Chief Executive Officer (CEO) 

to make any administrative and/or non-policy editorial amendments 
to the Social Sustainability Strategy 2024 - 2033 during its 
publication.  

 
Record of Voting: 
CARRIED 

 

15.1 Annual Fire Safety Statements and Fire Safety in City of Parramatta 
(Councillor Georgina Valjak) 

 QUESTION WITH NOTICE 

The NSW Government requires body corporates to provide an Annual 
Fire Safety Statement that confirms that each essential fire safety 
measure installed in the building has been assessed and found to be 
performing to the standard requirement. 
 
Specifically, can Officers advise: 
 

1. When did the State Government legislation commence? 

Executive Director City Assets and Operations response:  
 

   The State Government Legislation commenced on 1 July 1998. 

 

2. What level of involvement does Council have in enforcing the fire 
safety requirements? 

Executive Director City Assets and Operations response:  
 

a. Council is the legislated Appropriate Regulatory Authority for 
fire safety-related matters within its Local Government Area. 

b. Council has administrative oversight of record management 
from an AFSS perspective to ensure an accurate annual 
submission is received for each license, in a timely manner. 

c. Issue orders to address fire safety deficiencies through the 
avenues established by legislation. 
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3. What resources does Council need to provide to comply with NSW 
government requirements? 

Executive Director City Assets and Operations response: 

Council currently has three (3) approved and budgeted technical 
positions which share the responsibilities related to fire safety 
matters in general. The three (3) technical positions are also 
supported by two (2) administrative positions to manage the AFSS 
submissions.  
 
Notwithstanding, these resources are currently subject to the 
service delivery review being undertaken in Regulatory Services, 
to ensure they are appropriate to service customers’ needs and are 
aligned with the growth of the city. 

 
4. What fines can be imposed for non-compliance? 

Executive Director City Assets and Operations response: 

There are a number of potential avenues to address non-
compliance such as fines, Orders and Court Attendance Notices. 
 

The fines are regulated by the NSW government and include:  
 

a. Failing to maintain each essential fire safety measure 
(reference Clause 81(1) of the Env. Planning and 
Assessment (Dev. Certification and Fire Safety) Reg 2021 
(EP&A (DCFS) Reg) ) – Individual $3,000 / corporation 
$6,000 
 

b. Issuing an invalid fire safety certificate (ie date 
discrepancies) (reference Clause 84(1) of the EP&A (DCFS) 
Reg) – Individual and corporation $3,000 

 

c. Practitioner issuing fire safety certificate without 
inspecting/testing each measure (reference Clause 84(3) of 
the EP&A (DCFS) Reg) – Individual $1,500 / corporation 
$3,000 

 

d. Not displaying fire safety certificate and schedule as 
prescribed (reference Clause 85(1)(b) of the EP&A (DCFS) 
Reg) – Individual $1,500 / corporation $3,000 

 

e. Issuing fire safety certificate incorrectly (ie not in the 
approved form, incorrect details, etc) (reference Clause 
86(1) of the EP&A (DCFS) Reg) – Individual $1,500 / 
corporation $3,000 

 

f. Issuing fire safety certificate without a fire safety schedule 
(reference Clause 86(3) of the EP&A (DCFS) Reg) – 
Individual $1,500 / corporation $3,000 
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g. Practitioner issuing Annual Fire Safety Statement (AFSS) 
without inspecting/testing each measure (reference Clause 
88(4) of the EP&A (DCFS) Reg) – Individual $1,500/ 
corporation $3,000 

 

h. Failing to submit AFSS 1st week after expiry (reference 
Clause 89(1) of the EP&A (DCFS) Reg) $1,000 

 

i. Failing to submit AFSS 2nd week after expiry (reference 
Clause 89(1) of the EP&A (DCFS) Reg) $2,000 

 

j. Failing to submit AFSS 3rd week after expiry (reference 
Clause 89(1) of the EP&A (DCFS) Reg) $3,000 

 

k. Failing to submit AFSS 4th week after expiry (reference 
Clause 89(1) of the EP&A (DCFS) Reg) $4,000 

 

l. Not displaying AFSS and schedule as prescribed (reference 
Clause 86(4)(b) of the EP&A (DCFS) Reg) - $580 

 
m. Issuing AFSS incorrectly (ie not in the approved form, 

incorrect details, etc) (reference Clause 92(1) of the EP&A 
(DCFS) Reg) – Individual $1500 / Corporation $3,000 

 
n. Issuing AFSS without a fire safety schedule (reference 

Clause 92(2) of the EP&A (DCFS) Reg) Individual $1,500 / 
Corporation $3,000. 

 
5. What education has been provided to residents and whose 

responsibility is it to provide education – Local or State 
government? 

Executive Director City Assets and Operations response: 

Education is undertaken by both State and Local Governments and 
includes matters such as: 
 

a. Council reminds strata managers of their obligations on an 
annual basis.  
 

b. FRNSW distributes resident awareness leaflets for 
residential dwellings and strata complexes with respect to 
smoke alarm maintenance. 

 
There is no specific area of responsibility with respect to fire safety 
matters. The maintenance responsibilities rest with owners (body 
corporates) and are appropriately handled by strata managers.  
Thus strata management companies should employ staff 
appropriately qualified to manage the legal regulatory requirements 
for their buildings. 
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6. How many Fire Safety Officers does Council currently employ? 

Executive Director City Assets and Operations response: 

Council has three Fire Safety Officers. 

 

7. What is the cost to Council to implement this legislation (including 
staff, education, Court and other costs? 

Executive Director City Assets and Operations response: 

The average cost to Council to provide this service is approximately 
$570,000 per year. This includes salaries plus overheads of 
implementing the legislation but excludes any specific legal or court 
costs. It also does not include the time spent by the Business Unit 
Manager or Group Manager to oversee the service.  

 

 
 
15.3 Questions Taken on Notice at the 27 May 2024 Council Meeting 

(Council Secretariat & Policy Officer) 
 

 QUESTIONS TAKEN ON NOTICE 
 
Councillor Pandey asked a question in relation to Item 8.3 Parramatta 
Light Rail daylight testing 
 

• Could staff provide an update in a few weeks’ time on how 
the businesses near the light rail are feeling in relation to the 
light rail?  

Acting Director City Planning and Design Response: 

The Transport for NSW (TNSW) Place Manager is the liaison 
between businesses on Church Street/Eat Street and the NSW 
government. TNSW has been requested to provide feedback to 
Council on the views of local businesses. Once a response is 
received details will be provided to Councillors. 

_______________________________________________________ 

Councillor Darley asked a question in relation to Item 8.3 Parramatta 
Light Rail daylight testing; 

• Could staff provide an update on the improvements made to 
the difficulties faced by people with poor and low vision with 
guide dogs when using the light rail? 

 

Acting Director City Planning and Design Response: 

TNSW, Guide Dogs Australia, the rail operator and Council 
reached agreement to the placement of reflective tape on the 
existing bollards as an additional measure to help with locating 
the street crossings for those with limited vision. 

________________________________________________________ 
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Councillor Darley asked a question in relation to Item 12.3 Library 
Opening Times - Customer Feedback; 

• Do we know the qualitative reasons why people were 
dissatisfied with the Library Hours? 

 

    Acting Executive Director Community and Culture Response: 

The 5% of 1,604 respondents who responded that new Library 
hours were 'poor' were asked a follow up question about why they 
responded that way. 49% of those respondents said that their 
library closed too early; 42% responded that weekend hours were 
not long enough and 19% said that longer hours were needed. 

_________________________________________________________ 
 
 
Councillors Darley and Garrard asked questions in Closed Session in 
relation to Item 16.1 Stage 2 Parramatta Light Rail Enabling Works - 
Archer Park Memorandum Of Understanding  
 

Questions and staff responses have been published as a Confidential 
Attachment to this report. 

___________________________________________ 
 
 
16.2 Riverside Theatres - Appointment of Lead Architect 

(Group Manager Project Delivery) 
 

 RESOLVED: Councillor MacLean and Councillor Garrard 
 
(a) That Council approve the appointment of Cox Architecture as the 

Lead Consultant including secondary consultancy services, for the 
contract sum of $10,655,935 (excl. GST). 

(b) That Council note a Budget and Funding Strategy is to be developed 
for the Riverside Theatres Redevelopment with a report to Council 
prior to progressing to a Head Contract Tender. 

(c) That Council delegate authority to the Chief Executive Officer to 
negotiate, execute contracts and sign all necessary documentation 
and statutory documentation to engage consultants to participate in 
the design development and procurement for the Project to the 
maximum value of $17 million as detailed in this report. 

Record of Voting: 
CARRIED 
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12. REPORTS TO COUNCIL - FOR NOTATION 

12.1 Annual Christmas/New Year Close Down Period 
(Acting Executive Director People Culture & Workplace) 

 RESOLVED: Councillor Wearne and Councillor Garrard 
 
That Council note the dates for the annual Christmas/New Year close 
down period for 2024/25, being Monday 23 December 2024 until Friday 3 
January 2025, inclusive. 
 
Record of Voting: 
CARRIED 
 

 
 
 
13. REPORTS TO COUNCIL - FOR COUNCIL DECISION 
 

13.1 DEFERRED FROM OCM 12 FEBRUARY 2024 - Adoption of the 
Parramatta Bike Plan 2024 
(Senior Project Officer Transport Planning) 
 

 RESOLVED: Councillor Green and Councillor Garrard  
 
(a) That Council note the outcome of the public exhibition of the draft 

Parramatta Bike Plan 2024 as detailed in this report and Attachment 
2.  
 

(b) That Council,  
1 Adopt the Parramatta Bike Plan 2024 as provided at 

Attachment 1 with the removal of the Marsden Street Cycleway 
and O’Connell Street route identified as the regional route;  

2 Seek advice from the Minister for Planning and Public Spaces 
about whether the removal of the Marsden Street cycleway is 
supported given it is identified in the State Government’s 
Greater Sydney Strategic Cycleways Corridors Plan 2023 and 
was also part of Council’s justification for the higher densities in 
the Parramatta CBD Planning Proposal and supporting 
Integrated Transport Plan 2022.   

3 Receive a report detailing the Minister’s response to Council’s 
request detailed in (2) above; and the action Council should 
take (including timeframes and cost) to: 
o amend the CBD Contributions Plan 2023 to remove the 

Marsden Street Cycleway from the Works Program, 
o approve an amendment to the Land Reservation Acquisition 

(LRA) Map in Parramatta Local Environmental Plan 2023 to 
remove the Regional Cycleways on the Marsden Street 
alignment; and that this amendment to the LRA Map occur 
as part of the next Housekeeping Local Environmental Plan 
(LEP). 

o approve an amendment to Parramatta Development 
Control Plan 2023 to remove controls and amend 
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diagrams that incorporate the Marsden Street Cycleway; 
and that this amendment to the DCP occur as part of the 
next Housekeeping Development Control Plan.   

 
(c) That Council approve the Cycling Projects Development Procedure 

provided at Attachment 5. 
 
(d) That where contact details have been provided, Council officers 

write to submitters advising them of the adoption of the Bike Plan 
and thank them for their submission.  

 
Record of Voting: 
CARRIED 

 
 
13.2 DEFERRED FROM OCM 27 MAY 2024 - Adoption of Media Policy 

2024 
(Group Manager Communications & Customer Engagement) 

 
 MOTION: Councillor Bradley and Councillor Darley 

 
(a) That Council notes the submissions received during the public 

exhibition of the draft Media Policy 2024. 
 
(b) That Council adopt the Media Policy 2024 as attached to this report. 

with the inclusion of an amendment to clause 3.6.2(c) to read ‘should 
act in accordance with the Media Procedures Guide.’ 

 
AMENDMENT: Councillor Garrard and Councillor Wang 
 
(a) That Council notes the submissions received during public exhibition 

of the draft Media Policy 2024. 
 
(b) That Council adopt the Media Policy 2024 as attached to this report. 

 
Record of Voting: 
CARRIED 
 
Councillor Bradley and Darley requested that they be recorded as voting  
AGAINST the above Amendment. 
 
 
RESOLVED: Councillor Garrard and Councillor Wang 
 

(a) That Council notes the submissions received during public 
exhibition of the draft Media Policy 2024. 

 
(b) That Council adopt the Media Policy 2024 as attached to this report 

 
Record of Voting: 
CARRIED 
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Councillor Darley requested that she be recorded as voting AGAINST the 
above Motion. 
 
Councillor Bradley requested that he be recorded as ABSTAINING from 
the above Motion. 

 
 
13.3 2025 Annual Community Grants Program 

(Community Capacity Building Officer) 
 

 RESOLVED: Councillor Pandey  and Councillor Wang 
 
(a) That the 2025 Community Grants Program proceed with the 

categories and timeframes identified in this report, and the 
objectives and assessment criteria contained within Attachment 1. 
 

(b) That the 2025 Community Grants program be offered over two 
rounds across the 2024/2025 Financial Year and ongoingly, made 
up of: 

 
i. a Community Round, running from July to December 2024, 

and  
ii. a Cultural Round, running from January to June 2025. 

 
(c) That Council notes the following changes to the Annual Community 

Grants program: 
 

i. grant funding pools have been increased due to historic CPI 
increases; 

ii. the base funding cap for the Community Capacity Building 
grants is increased from $10,000 to $12,500; 

iii. the addition of the Nighttime Creative Economy grant and 
the Heritage Activation Grant in the annual Community 
Grants program; 

iv. the name change of the Cultural Heritage and History 
Projects Grants to the History, Culture and Stories Fund; 

v. the increase in the Parramatta Representative Sports 
Grants pool (funded from a reallocation of funds from the 
Sport and Recreation Grants); and  

vi. the Community Event grant will be offered across both the 
Community Round and the Cultural Round and includes a 
10% weighting for events held outside the Parramatta CBD. 

 
(d) That Council note the 2025 Community Grants program will be 

administered in accordance with the Grants and Donations Policy 
(ie: the outcomes of the assessment process will be submitted to the 
Grants Committee prior to the officer’s report to Council by 
December 2024 for the Community Round and prior to June 2025 
for the Cultural Round). 

 
Record of Voting: 
CARRIED 
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Question Taken on Notice (Councillor Pandey ) regarding Item 13.3 2025 Annual 
Community Grants Program; 

• Could staff provide Councillors, with wording that is used in our Grants 
Agreement? 

 
 
13.4 Public Exhibition of Draft Pensioner Rates Rebate Policy 2024 

(Policy Officer)   

 Item dealt with earlier in the Meeting as detailed in these Minutes. 
 
 
13.5 Approval of Scope or works – Bennelong Parkway Bridge and 

Connecting Paths Project Wentworth Point 
(Policy Officer)   
 

 Item dealt with earlier in the Meeting as detailed in these Minutes. 
 
 
13.6 Gateway Request - Parramatta CBD Supplementary Matters 

Planning Proposal 
(Senior Project Officer) 
 

 RESOLVED: Councillor Wearne and Councillor MacLean 
 
(a) That Council approve the recommended pathways for resolving 

the outstanding “Orange Matters” arising from the exhibition of the 
Parramatta CBD Planning Proposal, as detailed in the table at 
Attachment 1. 

 
(b) That Council approve the Parramatta CBD Supplementary Matters 

Planning Proposal at Attachment 2, subject to it being updated to 
include “creative industries” as permitted with consent in the E2 
Commercial Centre zone, for the purpose of seeking a Gateway 
Determination from the Department of Planning, Housing and 
Infrastructure. 
 

(c) That Council advise the Department of Planning, Housing and 
Infrastructure that the CEO will be seeking to exercise its plan-
making delegations for this Planning Proposal, as authorised by 
Council on 26 November 2012. 
 

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

(e) That Council note the Parramatta Local Planning Panel’s advice to 
Council (refer to Attachment 3) is consistent with Council officers’ 
recommendation in the report. 
 

(f) That Council resolve to prepare a separate strategic precinct 
planning proposal for the Westfield site at 142 and 171 Church 
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Street, Parramatta, given its strategic significance to the 
Parramatta CBD, and that Council officers prepare further urban 
design, land use and economic analysis to inform the policy 
framework for this planning proposal. 

 
Record of Voting: 
 
For the Motion: Lord Mayor, Councillor Esber, Councillors Bradley, 
Darley, Garrard, Green, Humphries, MacLean, Noack, Pandey, Siviero, 
Valjak, Wang and Wearne (Unanimous) 

 
 
13.7 Adoption of Social Sustainability Strategy 2024 -2033 

 

 Item dealt with earlier in the Meeting as detailed in these Minutes.. 
 
 
13.8 Lord Mayor and Councillor Remuneration for 2024/25 

(Executive Officer) 

 
 RESOLVED: Councillor MacLean and Councillor Noack 

 
(a)    That Council adopt the maximum fees applicable for the Major CBD 

category for the period 1 July 2024 to 30 June 2025, being $37,960 
for each Councillor and $122,640 for the Lord Mayor.  

  
(b) That Council note the resolution of 7 June 2022 (resolution no. 4341) 

which resolved that the Lord Mayor and Councillors will receive 
superannuation contribution payments, in addition to their annual 
fees, from 1 July 2022, in accordance with Section 254B of the Local 
Government Act 1993. 

 
(c) That Council note that effective from 1 July 2024, the 

superannuation guarantee rate will increase from 11 per cent to 11.5 
per cent. 
 

(d) That the Chief Executive Officer apply to the Local Government 
Remuneration Tribunal for Council’s classification to be amended 
from Major CBD to Principal CBD (the highest category of general 
purpose councils). 

 
Record of Voting: 
CARRIED 

 
 
13.9 Wentworth Point Playground and Social Space 

(Project Officer) 
 

 Item dealt with earlier in the Meeting as detailed in these Minutes.. 
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Note:   Councillor Noack left the meeting at 8.56pm. 
 
 

14. NOTICES OF MOTION 

14.1 Update on James Hardie Sites 
(Councillor Kellie Darley) 

 Item dealt with earlier in the Meeting as detailed in these Minutes. 

 
 

15. QUESTIONS WITH NOTICE 

15.1 Annual Fire Safety Statements and Fire Safety in City of Parramatta 
(Councillor Georgina Valjak) 

 Item dealt with earlier in the Meeting as detailed in these Minutes. 

 
 
15.2 NSW Civil and Administrative Tribunal – Councillor Legal Action 

(Councillor Georgina Valjak) 
 

 QUESTION WITH NOTICE  
 

1. In regard to the matter listed in the April 2024 Legal Report: 
 
NSW Civil and Administrative Tribunal 
 
Councillor Kellie Darley v City of Parramatta 
 
Application under the Government Information (Public Access) 
Act 2009 
 

can you please advise the specific matter that this legal action 
brought by Councillor Darley against the Council relates to? 
 
Acting Executive Director Finance and Information 
Response: 
 
The NSW Civil and Administrative Tribunal (NCAT) matter 
referred to in the April 2024 Litigation Report (see April_2024-
Legal_Status_List-Public_Website.pdf (nsw.gov.au) relates to an 
application made by Councillor Kellie Darley who is seeking a 
review of Council’s decision on two applications to Council to 
access documents under the Government Information (Public 
Access) Act 2009 (NSW) (GIPA) in relation to the Parramatta 
Eels strategic partnership. 

 
2. The matter is listed for hearing before the Tribunal on 31 July 

2024, Can you please advise the costs to date (and estimated 
future costs) to Council in defending this legal action? 
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Acting Executive Director Finance and Information 
Response: 
 
The NSW Civil and Administrative Tribunal (NCAT) matter 
referred to in the April 2024 Litigation Report (see April_2024-
Legal_Status_List-Public_Website.pdf (nsw.gov.au) relates to an 
application made by Councillor Kellie Darley who is seeking a 
review of Council’s decision on two applications to Council to 
access documents under the Government Information (Public 
Access) Act 2009 (NSW) (GIPA) in relation to the Parramatta 
Eels strategic partnership. 

 
3. The matter is listed for hearing before the Tribunal on 31 July 

2024, Can you please advise the costs to date (and estimated 
future costs) to Council in defending this legal action? 

Acting Executive Director Finance and Information 
Response: 
 

Legal costs incurred by Council in current proceedings are 
confidential and are not released to the public.  However, the 
costs for all of Council’s legal proceedings are available to 
Councillors on the confidential Councillor Portal. 

 
4. What information has been withheld (that requires a GIPA 

application) that has not already been provided to Councillors? 
 

Acting Executive Director Finance and Information 
Response: 
 
This information is confidential, noting that the information sought 
in each application relates to Council’s partnership with the 
Parramatta Eels. 
 

5. Are any other parties involved in this legal action? 
 

Acting Executive Director Finance and Information 
Response: 
 
NCAT has directed Council to contact the Parramatta Eels about 
the proceedings to determine if they wish to be heard. The Legal 
Report on the Councillor Portal will be updated should any party 
be joined to the proceedings. 
 

 

Question Taken on Notice (Councillor Valjak ) regarding Item 15.2 Question with 
Notice  NSW Civil and Administrative Tribunal – Councillor Legal Action; 

• Will a precedent be set if NCAT makes a decision in relation to the matter? 

• Does this mean that there is a likelihood of confidential information being 
made public? 
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Question Taken on Notice (Councillor Garrard ) regarding Item 15.2 Question with 
Notice  NSW Civil and Administrative Tribunal – Councillor Legal Action; 

• Where on the Councillor Portal, is the Legal Report relating to this matter? 
 
15.3 Questions Taken on Notice at the 27 May 2024 Council Meeting 

(Council Secretariat & Policy Officer) 
 

 Item dealt with earlier in the Meeting as detailed in these Minutes.. 
 
 
PROCEDURAL MOTION 

MOVE TO CLOSED SESSION 

RESOLVED: Councillor MacLean and Councillor Humphries 

That at this time of the meeting, being 9.01pm, the Lord Mayor, Councillor Esber 
advised that the meeting would move into Closed Confidential Session to allow 
consideration of matters in Closed Session in accordance with Section 10A of the 
Local Government Act 1993. Accordingly, members of the press and public are 
excluded from the closed session and access to the correspondence and reports 
relating to the items considered during the course of the Closed Session will be 
withheld. This action is taken to discuss:Project D 

Item 16.3 – Progress Report - Grant Application for the Upgrade of 
Belmore Park (Richie Benaud Oval) (Group Manager Infrastructure Grants and 

Major Projects) 

This report is confidential in accordance with section 10A (2) (c) of the Local 
Government Act 1993 as the report contains information that would, if 
disclosed, confer a commercial advantage on a person with whom the Council 
is conducting (or proposes to conduct) business 
 
Item 16.4 - Riverflow Public Art Prototype – (Group Manager Project Delivery) 

This report is confidential in accordance with section 10A (2) (d) of the Local 
Government Act 1993 as the report contains commercial information of a 
confidential nature that would, if disclosed (i) prejudice the commercial 
position of the person who supplied it; or (ii) confer a commercial advantage 
on a competitor of the Council; or (iii) reveal a trade secret. 

   
Record of Voting: 
CARRIED 

 
 
Note:    Council moved into closed session at 9.02pm. 

 
 

16.2 Riverside Theatres - Appointment of Lead Architect 
(Group Manager Project Delivery) 
 

 Item dealt with earlier in the Meeting as detailed in these Minutes.. 

 
 
16.3 Progress Report - Grant Application for the Upgrade of Belmore  

Park (Richie Benaud Oval) 
(Group Manager Infrastructure Grants and Major Projects) 
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 RECOMMENDATION: Councillor Pandey and Councillor Garrard 

 
(a) That Council note the current progress on the PCIP grant application 

for Belmore Park. 
 

(b) That Council note the construction milestones submitted in the grant 
funding application and that any options to fast track the project 
would require renegotiation of the grant funding application, leading 
to further delays in the application process.  

 
(c) That if the grant funding application is successful, Council proceed 

with the delivery timeframes as set by the Commonwealth 
Government.  

 
Record of Voting: 
CARRIED 

 
 
16.4 Riverflow Public Art Prototype 

(Group Manager Project Delivery) 
 

 RECOMMENDATION: Councillor Garrard and Councillor Wang 
 
(a) That Council acknowledges the issues and risks arising from the 

2023 installation of the Riverflow artwork prototype. 
 

(b) That the Riverflow artwork prototype be removed from Parramatta 
Square and the impacted area be immediately reinstated to its 
original condition. 

 
(c) That Council roll over the remaining capital budget allocation for the 

Riverflow project into the 2024/25 capital works budget; and  
 

(d) That the Council re-establish the Public Domain Committee, utilising 
the previously adopted Terms of Reference for the Committee and 
that membership of the Committee be determined after the 
September 2024 Local Government Election.  

 
Record of Voting: 
CARRIED 
 

 
 
PROCEDURAL MOTION 

RETURN TO OPEN SESSION 
 
RESOLVED: Councillor MacLean and Councillor Wearne 

That Council move into open session. 
 
Record of Voting: 
CARRIED: 

UNCONFIR
MED
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Note:       Council returned to Open Session at 9.23pm. 
 
 
PROCEDURAL MOTION 

CONSIDERATION OF RECOMMENDATIONS FROM CLOSED SESSION 
 
RESOLVED: Councillor MacLean and Councillor Garrard 
 
That the recommendations in relation to the following items be received and noted as 
resolutions of Council without any alteration and amendment thereto:  
 

• Item 16.3: Progress Report - Grant Application for the Upgrade of Belmore 
Park (Richie Benaud Oval) 

• Item 16.4  Riverflow Public Art Prototype 
 

Record of Voting: 
CARRIED: 

 

16.3 Progress Report - Grant Application for the Upgrade of Belmore   
Park (Richie Benaud Oval) 

(Group Manager Infrastructure Grants and Major Projects) 
 

 RESOLVED: Councillor Pandey and Councillor Garrard 
 
(a) That Council note the current progress on the PCIP grant application 

for Belmore Park. 
 

(b) That Council note the construction milestones submitted in the grant 
funding application and that any options to fast track the project 
would require renegotiation of the grant funding application, leading 
to further delays in the application process.  

 
(c) That if the grant funding application is successful, Council proceed 

with the delivery timeframes as set by the Commonwealth 
Government.  

 
Record of Voting: 
CARRIED 

 
 
16.4 Riverflow Public Art Prototype 

(Group Manager Project Delivery) 
 

 RESOLVED: Councillor Garrard and Councillor Wang 
 
(a) That Council acknowledges the issues and risks arising from the 

2023 installation of the Riverflow artwork prototype. 
 

(b) That the Riverflow artwork prototype be removed from Parramatta 
Square and the impacted area be immediately reinstated to its 
original condition. 

UNCONFIR
MED
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(c) That Council roll over the remaining capital budget allocation for the 

Riverflow project into the 2024/25 capital works budget; and  
 

(d) That the Council re-establish the Public Domain Committee, utilising 
the previously adopted Terms of Reference for the Committee and 
that membership of the Committee be determined after the 
September 2024 Local Government Election.  

 
Record of Voting: 
CARRIED 

 
 
CONCLUSION OF MEETING 

The meeting concluded at 9.24pm. 

 
This page and the preceding 28 pages are the Minutes of the Ordinary Council 
Meeting held on Tuesday,  11 June 2024 and confirmed on Monday,  24 June 2024. 
 
 

 
 

Chairperson 
 

UNCONFIR
MED





 

 

 
REPORTS TO COUNCIL - FOR NOTATION 

 
24 JUNE 2024 

 
12.1 Investment Report for May 2024 ............................................................ 38 
 
12.2 Update Report - Status of Council Policies and Documents for the 

Delivery of Public Art .............................................................................. 92 
 
12.3 Status Update - CBD Footpaths Audit and Pavement Replacement 

Program (Peer Review) .......................................................................... 96



Council 24 June 2024 Item 12.1 

- 38 - 

 

REPORTS TO COUNCIL - FOR NOTATION 

ITEM NUMBER 12.1 

SUBJECT Investment Report for May 2024 

REFERENCE F2024/00282 - D09386904 

REPORT OF Tax and Treasury Accountant         
 

CSP THEME: Fair 
 
WORKSHOP/BRIEFING DATE: Nil 
 
PURPOSE: 
 
The purpose of this report is to inform Council of the investment portfolio performance 
and compliance for the month of May 2024. 
 
RECOMMENDATION 
 
That Council receive and note the Investment Report for May 2024. 
 
BACKGROUND 
 
1. In accordance with clause 212 of the Local Government (General) Regulation 

2021 (the Regulation), a report setting out details of all money invested must be 
presented to Council monthly. 

 
2. The report must include a certificate as to whether the investments have been 

made in accordance with the Local Government Act 1993 (the Act), the Local 
Government (General) Regulation 2021 and Council’s Investment Policy. 

 
ISSUES/OPTIONS/CONSEQUENCES 
 
Investment Portfolio Summary 
 
3. The investment portfolio closing balance as of 31 May 2024 was $590.6m. The 

average portfolio holdings held throughout the month was $586.9m. 
 

4. The majority of Council’s investment portfolio is in term deposits (63%). The 
portfolio also includes liquid floating rate notes (FRNs), cash, and the TCorp Long 
Term Growth Fund (LTGF). 

 
5. Approximately 9.15% of the portfolio comprises of less conservative long-term 

investments with exposure to credit markets and domestic and international 
shares. The investment portfolio is well diversified and weighted towards higher-
rated institutions. 
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6. The table below lists the diversified range of investments held by Council as at 

31 May 2024. 
 

Table 1: Summary of investment portfolio 

 
 
 

*COPC Internal Benchmark returns - based on Council’s individual 
benchmarks across the various asset classes it invests within its own portfolio. 
The following individual benchmarks are the measurements, used for each asset 
class. 

 
Cash: RBA Cash Rate  
Term Deposits: based on Council’s weighted average duration using multiple 
ADIs average monthly rate 
FRNs: AusBond Credit FRN Index 
CFS Global Credit Income Fund: AusBond Credit Index 
NSW TCorpIM Long-Term Growth Fund: NSW TCorpIM Internal Benchmark 

 

Investment performance for the month. The investment portfolio reported a monthly 
actual return of 0.46% for May 2024 (or 5.54% on an annualised basis). outperforming 
the monthly Ausbond bank bill index by 104 basis points annualised. The TCorp Fund 
actual return of 1.32% was the main contributor to performance, as both domestic 
shares and international shares rebounded during the month. Reinvested Term 
deposits have also boosted council returns, with most now yielding above 5.20%. 

 
7. Historical investment performance. The table below provides year-to-date and 

historical investment performance compared to the Ausbond Bank Bill Index. 
 

Table 2: Historical investment portfolio performance 

 
 

8. Investment Revenue: As at the end of May 2024, the cumulative actual 
interest/income earned, was approximately $458k above the annual budget. This 
outperformance is on the back of strong managed funds returns over the last 
quarter and high term deposit yields. 
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Going forward, Advisors continue to exercise caution and expect volatility from 
the TCorp Long-Term given it has exposure to both domestic and international 
shares. This fund has a long duration view of 7-10 years and cannot be 
accurately measured for performance in the short term. 
 
Table 3: Cumulative Interest table 
 

 
Note: Council values all managed funds, Floating rate notes, and bonds on a mark to market basis each month. Any 

gain or loss in valuation is capitalised to interest income based on actual monthly statements. 

 
 

Table 4: Managed Fund Valuations Capitalised 

 
 
9. During May, unrealised capital valuations on Managed funds rose by 

approximately $536k. This increase in capital valuation, has been capitalised and 
is included in the cumulative investment revenue shown in table 3. 

 
10. The CFS Global Credit fund accounts for around 2.7% of Council’s total 

investment portfolio. The Fund returned +0.74% (actual) in May. Credit markets 
remain largely bullet proof, where spreads are within touching distance of historic 
lows, and where investors remain attracted by the resilient fundamentals and 
attractive yields. With a running yield of 5.25%, council advisors recommend that 
we maintain this credit fund, given the alternative investments in complying fixed 
interest products are largely earning below this rate of return. 

 
11. Maturities and Transactions: Overall, the portfolio remains well diversified from 

a maturity perspective, with around 24% of assets directed to medium term (2-5 
years).  

 
12. Where liquidity permits, Council advisors recommend new surplus funds be 

directed towards 1–5-year horizons given this is where the most attractive value 
can be found in term deposits and newly issued Floating rate notes. 
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13. The following Investment transactions occurred during May 2024: 
 

Table 5: Investment Maturities 

 
 

Table 6: New Investment Purchases 

 
14. During the month Council invested $94m in term deposits and bonds. 

Approximately $49m are considered green environmentally friendly, and do not 
invest in funding of fossil fuels. 
 

15. Portfolio Maturity Duration 
 

Table 7: Maturity profile  
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16. The portfolio complies with Council’s Investment Policy limits, with ample 
investment opportunity still available within all institutional rating, duration, and 
counterparty limits. 

 
Graph 1: Investment Policy rating capacity.  
 

 
 

*BBB-/BBB+ limits combined under Council’s investment policy. 

 
17. Counterparty Limits. All individual counterparty limits comply with council’s 

investment policy, with the following exceptions: 
 
Table 8: Exceptions to counterparty limits 
Institution 
 

Policy 
Limit 
($‘000) 

Held 
($’000) 

Overweight 
($’000) 

Reason Compliance 
Date 

No 
Exceptions 

     

 
18. As at the end of May 2024, Council did not have an overweight position to any 

single ADI. Overall, the portfolio is well diversified across the entire credit 
spectrum, including some exposure to unrated ADIs. 

 
19. A full list of counterparty holdings is available on page 9 of the Arlo Advisory 

comprehensive report (attachment 2). 
 
20. Current Yields Councils Floating Rate Notes are currently yielding around 

5.68% FYTD with unrealised capital gains of approximately $545k based on 
current market valuations. 

 
21. The CFS Global Credit Fund holds a diverse range of securities across the 

global credit market. It remains very well diversified by issuer to mitigate default 
risk. It invests in nearly 600 corporate bonds from issuers in various countries 
and industry sectors. Any spread contraction going forward allows credit and 
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asset-backed holdings to enjoy significant capital gains. With a running yield of 
around +5.25% per annum, Council will continue to hold this fund. 

 
22. Council’s term deposit portfolio (63% of the portfolio) was yielding 4.82% p.a. 

at month-end, with a weighted average duration of around 467 days or 1.25 
years. 

 

In May, risk assets rebounded despite inflation data continuing to challenge 
expectations for when central banks will begin easing monetary policy. In 
response, global bond yields remain elevated and have been volatile in recent 
months. 

Over May, the average deposit rates offered by the major banks at the short end 
(up to 9 months) remained relatively flat. In the medium-term (1-3 years), the 
average bids from the major banks rose between 7-12bp, reflective of the market 
positioning a ‘higher-for-longer’ period where official interest rates may remain 
stagnant for the foreseeable future. The deposit curve remains inverse with 
markets still factoring in rate cuts in future years. 

 

Graph 2: Term Deposit Yields 
 

 
 
23. Council engages Arlo Advisory for assistance in all investment matters relating 

to advice, risk, and portfolio weighting. Arlo monitor the portfolio daily and 
conduct a monthly health check review. This confirms that Council’s portfolio is 
being conducted in accordance with the Act, the Regulation, and the Investment 
Policy. 

 
24. Detailed investment performance commentary in relation to each investment 

product /type and counterparty, can be found in the Arlo Advisory comprehensive 
report attached (Attachment 2). 



Council 24 June 2024 Item 12.1 

- 44 - 

Certification of Investments 
 
25. I hereby certify the investments for the month of May 2024 have been made in 

compliance with the Act, the Regulations, Council’s Investment Policy, and the 
adviser’s recommendations. 
 
John Angilley, Executive Director, Finance & Information  

 
CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
26. The following stakeholder consultation has been undertaken in relation to this 

matter: 
 

Date Stakeholder Stakeholder Comment Council 
Officer 
Response 

Responsibility 

31 May 
2024 

Arlo 
Advisory 

All Investments are 
within Policy guidelines 
and supported by 
Councils independent 
advisor. 
 
Refer Arlo 
Comprehensive Report 

All 
Investments 
are within 
Policy limits 
and reconcile 
to the General 
Ledger as at 
31-May 2024 

John Angilley  
Executive 
Director, 
Finance & 
Information  
 
Bruce 
MacFarlane 
Treasury & Tax 
Accountant 

 
Councillor Consultation 
 
27. The following Councillor consultation has been undertaken in relation to this 

matter: 
 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

N/A N/A N/A N/A N/A 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
28. There are no legal implications resulting from this report. 
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FINANCIAL IMPLICATIONS FOR COUNCIL 
 
29. As of 31 May 2024, cumulative interest income outperformed the year-to-date 

budget by approximately $458k. 
 
Overall actual interest is tracking strongly versus budget despite some monthly 
volatility.  

 
 
 
Bruce MacFarlane 
Treasury Tax & Accounts Payable Manager 
 
John Angilley 
Executive Director Finance & Information 
 
Gail Connolly 
Chief Executive Officer 
 
 
 
ATTACHMENTS: 
1⇩ 

 

Investment and Loans Performance Graph May 2024.pdf 1 Page  

2⇩ 

 

Arlo Advisory Comprehensive Investment Report -May 2024 .pdf 36 Pages  
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REPORTS TO COUNCIL - FOR NOTATION 

ITEM NUMBER 12.2 

SUBJECT Update Report - Status of Council Policies and Documents for 
the Delivery of Public Art 

REFERENCE F2024/00282 - D09408747 

REPORT OF Senior Officer - Cultural Projects & Public Art 

PREVIOUS ITEMS 8.3 - Preparation of a Public Art Strategy for City of Parramatta 
- Council - 11 Sep 2023 6:30PM        

 
 

CSP THEME: Innovative, Thriving and Welcoming 
 
WORKSHOP/BRIEFING DATE:  NIL 
 
PURPOSE: 
 
To update Council regarding existing (and upcoming) Council policies and documents 
that will inform the delivery of high-quality public art projects for the City of Parramatta 
and the preparation of a Puncli Art Strategy. 
 
RECOMMENDATION 
 
1. That Council notes the existing Council policies and documents used to inform 

the delivery of high-quality public art in the city: 
 

1.1. Interim Public Art Guidelines for Developers (2015) 
1.2. Public Art Policy (2017) 
1.3. Public Art Inventory, Asset and Maintenance Register 
1.4. First Nations Strategy (2024). 

 
2. That Council notes the draft documents currently under development that provide 

further strategic guidance to inform the delivery of high-quality public art:  
 

2.1. Draft Parramatta 2050 
2.2. Draft Cultural Strategy  
2.3. Draft Parramatta Arts and Cultural Precinct Masterplan  
2.4. Draft Destination Management Plan  

 
3. That Council notes documents 1.1 - 1.3 above are scheduled for review, with 

funding and resourcing allocated for completion and submission to Council (1.1 
and 1.2) in 2024/25 financial year.  
 

4. That, Council notes following review of the existing documents and completion 
of the draft documents, a report will be submitted to Council on the effectiveness 
of this suite of documents in delivering high-quality public art projects and the 
preparation of a Public Art Strategy. 

 
 
BACKGROUND 
 
1. Over the last two years, Council has delivered high-quality public art projects for 

Parramatta Square, Phive and Parramatta Aquatic Centre. These projects were 



Council 24 June 2024 Item 12.2 

- 93 - 

delivered under the guidance of current policies, strategies and documents. 
Additionally a project-specific Arts Plan was produced by Council for each public 
artwork commission, determining the thematic approach and project parameters. 
 

2. The majority of public art projects delivered by the City of Paramatta form part of 
larger infrastructure projects and are initiated as part of the overall delivery plan 
for such projects.  

 
3. Draft Parramatta 2050 is a significant guiding document that will shape the arts 

and cultural ambitions of Council, including the delivery of high-quality public art. 
Noting that former Lord Mayor Councillor Pandey established the concept for the 
development of a Parramatta 2050 strategy and Lord Mayor Esber is continuing 
this work. 

 
4. A number of policies, strategies and documents that inform delivery of high-

quality public are due for completion in FY 2024/25 as follows: 
 

a. Parramatta 2050 
b. Cultural Strategy 
c. Parramatta Arts & Culture Precinct Masterplan 
d. Destination Management Plan 
e. Public Art Policy 2017 (review and update). 
f. Interim Public Art Guidelines for Developers (review and update).   

 
5. The completion of the new documents and review of existing policies will assist 

in informing the Council resolution from September 2023, wherein staff are 
preparing a scope, costings and timeframe for the development of a Public Art 
Strategy for the City of Parramatta.  Understandably, this scope cannot be 
finalised until such time as the data, research and policy work identified in the 
critical documents and policies above has been completed in 2024/25.  

 
ISSUES/OPTIONS/CONSEQUENCES 
  

6. A future Public Art Strategy would require alignment with above documents.  
Hence, the above policies, strategies and documents must be completed prior to 
the commencement of a draft Public Art Strategy.  

7. Council does not have an annual budget to commission public art projects. To-
date, funding of public art projects has been derived from financial contributions 
related to infrastructure projects, including Parramatta Square, for example. 
 

8. There is no current funding or resource allocation in the 2024/25 budget for the 
preparation of a separate Public Art Strategy.  Should the Council be satisfied 
with the outcome of the review and completion of the documents identified 
elsewhere in this report, Council could allocate appropriate funds in future 
budgets for the preparation of the Strategy after the scope and delivery timeframe 
is known. 

 
 
CONSULTATION & TIMING 
 
Stakeholder Consultation 
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9. The following stakeholder consultation has been undertaken in relation to this 
matter: 

 
Date Stakeholder Stakeholder 

Comment 
Council Officer 
Response 

Responsibility 

6 May 
2024 

External 
Consultant 
from Element 
Consulting 

Recommend a 
review of all 
relevant strategic 
documents to 
determine if a 
Public Art Strategy 
is required. 

Noted PAS and 
Cultural 
Services/ 
Community and 
Culture/ 
Suzanne Buljan 

13 May 
2024 

External 
Consultant 
from Sophie 
Lieberman 
Consulting  

Review and 
analysis of all 
relevant strategic 
documents to 
determine if a 
Public Art Strategy 
is required. 

Noted PAS and 
Cultural 
Services/ 
Community and 
Culture/ 
Suzanne Buljan 

 
Councillor Consultation 
 
10. The following Councillor consultation has been undertaken in relation to this 

matter: 
 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

29 May 
2024 

Councillor 
Pandey 

Not applicable Scheduled meeting did 
not proceed due to 
Councillor availability. 

PAS and Cultural 
Services/ 
Community and 
Culture/ David 
Moutou, Sophia 
Kouyoumdjian 
and Suzanne 
Buljan 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
11. There are no legal implications for Council associated with this report. 
 
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
12. This report is a status update report only with no financial impacts on the 

budget.  
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Sophia Kouyoumdjian 
Director Parramatta Artist Studios & Cultural Services 
 
David Moutou 
Acting Executive Director Community Services 
 
Gail Connolly 
Chief Executive Officer 
 
  
 
 
ATTACHMENTS: 
  
 
 
REFERENCE MATERIAL 
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REPORTS TO COUNCIL - FOR NOTATION 

ITEM NUMBER 12.3 

SUBJECT Status Update - CBD Footpaths Audit and Pavement 
Replacement Program (Peer Review) 

REFERENCE F2024/00282 - D09352562 

REPORT OF Coordinator Infrastructure Asset Plan         
 
 

CSP THEME: Accessible 
 
WORKSHOP/BRIEFING DATE:  OCM DECEMBER 2023 
 
 
PURPOSE: 
  
To provide Council with an update on the peer review being undertaken of the CBD 
Footpaths Audit and to inform Council of the detailed re-inspection process being 
undertaken to collect meaningful data, required to accurately prioritise footpath works. 
 
 
RECOMMENDATION 
 
That Council note the status update report on the progress of the CBD Footpath Audit 
peer review work.  

 
BACKGROUND 
 
1. Parramatta’s CBD has been subjected to significant redevelopment and 

infrastructure works over many years. Disturbance to Council’s road infrastructure 
assets has been predominantly due to major service utility upgrades across the 
entire CBD, significant State rail infrastructure projects such as the Parramatta 
Light Rail (PLR) and Sydney Metro, iconic precinct redevelopment works such as 
Centenary Square, Parramatta Square, Civic Link and Parramatta River 
Foreshore/Square as well as the construction of many new and refurbished 
buildings across the CBD. 

 
2. These works have had direct or indirect impacts on Council’s infrastructure assets 

including the use of heavy construction machinery and haulage throughout the 
CBD.  
 

3. It has been challenging for Council’s asset officers and managers to keep disturbed 
sites safe, reinstate where possible and maintain these sites during times of 
unprecedented change. It is now an opportune time to begin repairing the 
significant disturbance around the CBD given the large backlog of restoration 
orders and deferred programmed renewals, due to the abovementioned 
development activity. 

 
4. In June 2023 a footpath condition assessment was completed and formed part of 

a report considered at the December 2023 meeting of Council.  Conbcerns were 
raised with the accuracy of some elemnents of the audit and the CEO was 
requested to provide further information to Council on the results of the audit. 
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ISSUES/OPTIONS/CONSEQUENCES 
 
5. In February 2024 Council staff examined the footpaths to verify the audit results 

and recommendations. During the inspection, inaccuracies were identified that 
affected the audit outcomes. Additionally, footpaths with significant defects which 
require restoration works were discovered but had been omitted from the original 
audit or were inaccurate. 

 
6. In April 2024, the Executive Director engaged an independent consultant to 

conduct a comprehensive peer review of the original footpath audit and to 
incorporate the omitted restoration works into the audit. 

 
7. Following a high-level review of the original audit, it was recommended that the 

peer review incorporate the following scope to accurately register all footpath 
attributes within the CBD:   
 

• Establish a footpath database with attributes. 

• Re-inspect (by foot) approximately 80 streets (approximately 400 blocks), 
including precincts such as Parramatta Square and Centenary Square. 

• Capture all required attributes including location, length, width, area, 
existing pavement type, defect types, severity and restorations.  

• Conduct a prioritisation of all the streets, based on the above assessment. 

• Compare findings to the original audit. 

• Consider required corrections (inclusions/exclusions) to the original audit 
and prepare a draft CBD Footpath Renewal List.  

• Confirm paving requirements/types as per Public Domain Guidelines, cost 
estimates and renewal budgets. 

• Apply weightings to the rankings based on Council footpath prioritisation 
criteria, 

 
8. Since the engagement of the peer review, a customised Prioritisation Tool with 

associated methodology based on several assessment criteria such as Current 
Condition, Pedestrian Safety Risk, Traffic Volume and Nearby Facilities has been 
developed. It is used to gather detailed information, beyond just condition rating, 
for objectively scoring and prioritising each block from the highest overall score 
(greatest need for improvement) to the lowest.  
 

9. A qualified asset inspection officer has been assigned to the City of Parramatta 
Council and has commenced assessment on foot inspecting the footpaths within 
the CBD.  

 
10. Whilst recording and assessing the extent of the defects present within each block, 

the qualified inspector has made an overall assessment, based on engineering 
judgement and experience, and selects a suitable treatment option to rectify the 
defects.  

 
11. At this stage, the following has been identified: 

 

• Status quo (do nothing) – routine maintenance only. This includes repairing 
localised defects as well as attending to any immediate/urgent repairs. 

• Restoration – permanently restoring utility disturbance. This includes 
restoring any temporary works undertaken by utility companies utilising 
available fees paid to Council via restoration orders and approvals. 
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• Renewal – ‘like for like’ replacement. This includes larger areas of 
improvements as well as restoring large areas affected by large or multiple 
restorations. 

• Capital Upgrade – replace existing pavement in accordance with the CBD 
Paving Strategy of Council’s Public Domain Guidelines. 

 
12. At the time of writing this status report, approximately 55% of the total blocks within 

the CBD have been inspected.  It is estimated that the inspections will be 
completed by end August 2024 (weather permitting). 

 
13. A final detailed report will be tabled at a Council Meeting on the findings and 

recommendations of the peer review when complete. 
 

CONSULTATION & TIMING 
 

14. There was no stakeholder consultation undertaken in relation to this matter. 
 
LEGAL IMPLICATIONS FOR COUNCIL 
 
15. There are no legal implications for Council associated with this report. 
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
16. This is a status report only.  

 

 
 
George Bounassif 
Executive Director City Assets and Operations 
 
Amit Sharma 
A/ Executive Director - Finance and Information 
 
Gail Connolly 
Chief Executive Officer 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.1 

SUBJECT Casual Vacancy in Civic Office - Resignation of Councillor 
Daniele Siviero (Application to Minister for Local Government to 
Dispense with By-Election) 

REFERENCE F2024/00282 - D09491711 

REPORT OF Group Manager Office of the Lord Mayor and CEO         
 
 

CSP THEME: Accessible 
 
WORKSHOP/BRIEFING DATE:  Nil 
 
PURPOSE: 
 
Councillor Daniele (Dan) Siviero has resigned his role as a councillor at the City of 
Parramatta, effective from 5pm on Friday 14 June 2024.  
 
Council is required to resolve to either fill the casual vacancy by conducting a by-
election or apply to the Minister for Local Government to dispense with the need to 
conduct a by-election and not fill the vacancy. 
 
RECOMMENDATION 
 
That Council make an application to the Minister for Local Government for an Order 
that the second vacancy that has now occurred in the office of councillor at City of 
Parramatta Council not be filled. 
 
BACKGROUND 
 
1. Councillor Dan Siviero has resigned effective from 5pm on Friday 14 June 2024. 

This has resulted in a casual vacancy in the civic office of councillor.  
 
ISSUES/OPTIONS/CONSEQUENCES 
 
2. Presented below are options that Council could consider when determining 

whether or not to fill the casual vacancy. 
 
Option 1: Hold a By-Election 
 
3. Section 294 of the Local Government Act 1993 provides: 

 
(1) This section applies if a casual vacancy occurs in the office of a councillor, 

including a mayor elected by the electors of an area, within 18 months before the 
date specified for the next ordinary election of the councillors for the area. 
 

2) If such a casual vacancy occurs in the office of a councillor (but not the office of a 
mayor elected by the electors), the Minister may, on the application of the council: 

 
(a) order that the vacancy not be filled, or 

 
(b) order the holding on a stated day of a by-election to fill the vacancy 

and revoke any earlier order made under paragraph (a). 
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4. Council could request the Minister for Local Government to hold a by-election. 

The NSW Electoral Commission has advised that the cost of holding a by-
election would be in the vicinity of $500,000.  
 

5. Under section 292(a), a by-election to fill a casual vacancy in the office of a 
councillor is to be held on a Saturday that falls not later than 3 months after the 
vacancy occurs, ie: before 14 September 2024. 

 
6. If Council resolves to hold a by-election, the vacancy is unlikely to be filled by a 

new councillor as it takes approximately three months for the NSW Electoral 
Commissioner to organise a by-election, and the local government election is 
approximately three months away.  

 
7. Given the unlikely event of the Electoral Commission organising a by-election 

before the ordinary election of councils on 14 September 2024, it is 
recommended that Council make an application to the Minister to dispense with 
the need to hold a by-election to fill the casual vacancy, avoiding any waste of 
resources. 
 

 
Option 2: Dispense with a By-Election  
 
8. Council could under section 294(a) of the Local Government Act 1993 provides: 

 
(1) This section applies if a casual vacancy occurs in the office of a councillor, 

including a mayor elected by the electors of an area, within 18 months before the 
date specified for the next ordinary election of the councillors for the area. 
 

2) If such a casual vacancy occurs in the office of a councillor (but not the office of a 
mayor elected by the electors), the Minister may, on the application of the council. 

 
(a) order that the vacancy not be filled, or… 

 

9. The next ordinary election for local government in NSW will be held on Saturday 
14 September 2024 (in approximately three months). 
 

10. Council may apply to the Minister for Local Government to dispense with the 
need to hold a by-election in circumstances where a casual vacancy occurs in 
the 18 months prior to the next ordinary election. 

 
11. Given the circumstances, particularly the approximate cost of $500,000 to 

ratepayers, and given the unlikely event of the Electoral Commission organising 
a by-election before the ordinary election of councils on 14 September 2024, it is 
recommended that Council make an application to the Minister to dispense with 
the need to hold a by-election to fill the casual vacancy, avoiding any waste of 
resources. 

 
12. Whilst section 291A of the Local Government Act 1993 provides: 
 

(1) This section applies to a casual vacancy in the office of a councillor if: 
 

(a) the casual vacancy occurs within 18 months after the date of the last 
ordinary election of the councillors for the area, and 
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(b) the council has at its first meeting following that ordinary election of 

councillors, by resolution, declared that any such casual vacancy is to be 
filled by a countback of votes cast at the last election for that office. 

 
13. At the 10 January 2022 Council meeting, Council took into consideration section 

291A as provided below: 
 
(a) That the City of Parramatta Council, pursuant to Section 291A of the Local 

Government Act 1993 (the Act), declares that casual vacancies occurring in 
the office of a Councillor within 18 months after the last ordinary election of 
Councillors for the Council on 4 December 2021 are to be filled by a 
countback of votes cast at that election for the office in accordance with 
Section 291A of the Act.  
 

(b) That Council delegate authority to the Chief Executive Officer to negotiate, 
finalise and execute all documents and agreements with the NSW Electoral 
Commission in connection with this matter.  

 
(c) Further, that the Chief Executive Officer notify the NSW Electoral 

Commission of the Council’s decision within seven (7) days of the decision. 
 

14. However, this option is not available to Council as the casual vacancy did not 
occur within 18 months after the 4 December 2021 local government election.  
 

CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
15. Under section 294 of the Local Government Act 1993 there is no statutory 

requirement for the Council to consult with the community prior to resolving to 
either conduct or not conduct a by-election. 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
16. To dispense with the by-election, the Minister must make an Order that the 

vacancy not be filled.  
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
17. Should Council resolve to apply to the Minister to dispense with holding a by-

election, there will be no unbudgeted expenses if such an application is 
approved.  
 

18. Should Council resolve to fill the vacancy by holding a by-election the cost would 
be $500,000 which is currently unbudgeted.  Funding would need to be sourced 
from Council’s general reserve. 

 
Roxanne Thornton 
Group Manager Office of the Lord Mayor and CEO 
 
Gail Connolly 
Chief Executive Officer 
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ATTACHMENTS: 
  
 
REFERENCE MATERIAL 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.2 

SUBJECT Preparation of Concept Plan - Proposed Closure of Eleanor 
Street, Rosehill to Create Open Space 

REFERENCE F2024/00282 - D09467134 

REPORT OF Group Manager Parks & Open Space         
 
 

CSP THEME: Fair 
 
WORKSHOP/BRIEFING DATE:  Nil 
 
PURPOSE: 
 
To update Council on the progress to formally close and rezone to open space (public 
recreation) that portion of Eleanor Street, Rosehill (located between Penelope Lucas 
Lane and James Ruse Drive) to enable the creation of additional local open space and 
parkland in Rosehill. 
 
RECOMMENDATION 
 
(a) That Council approve the preparation of a concept plan to transform the portion 

of Eleanor Street, Rosehill (located between Penelope Lucas Lane and James 
Ruse Drive) into a public open space area. 
 

(b) That the concept plan be prepared in consultation with Rosehill ward Councillors 
and be used to consult the community about the proposal. 

 
(c) That $25,000 be allocated from the current 2023/2024 Rosehill Ward Initiative 

budget to fund the preparation of the concept plan and community consultation. 
 
(d) That the outcome of the community consultation be reported to Council. 

 
BACKGROUND 
 
1. At the 10 July 2023 Ordinary Meeting of Council, Council resolved: 

 
“That the CEO investigate and report back to Council the potential to 
formally close and rezone to open space (public recreation) that portion of 
Eleanor Street, Rosehill (located between Penelope Lucas Lane and 
James Ruse Drive) to enable the creation of additional local open space 
and parkland in the southern part of Rosehill.” 

 
2. During the COVID-19 global pandemic, local residents utilised this part of 

Eleanor Street for recreational purposes during lockdown.  The street functioned 
as a local park and was heavily utilised by children for outdoor play and activities. 
 

3. Currently, the portion of Eleanor Street east of Penelope Lucas Lane, Rosehill is 
a dead-end and is closed to traffic where it adjoins James Ruse Drive. 
 

4. The closed section has been constructed as a cul-de-sac and landscaping has 
been installed to prevent vehicles from accessing James Ruse Drive. There are 
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no existing vehicle accessways or driveways to residential properties from this 
part of the street. 

 

 
Photo 1: Eleanor Street landscaped cul-de-sac 

 
ISSUES/OPTIONS/CONSEQUENCES 
 
5. Council staff have investigated the feasibility to transform Eleanor Street east of 

Penelope Lucas Lane, Rosehill into open space and have considered the 
following: 
 
a. Technical investigations to ensure vehicular manoeuverability and 

pedestrian safety is maintained at the terminus of Eleanor Street 
 
b. Land zoning permissibility 
 
c. Road closure process    
 
d. Approximate cost of conversion to public open space  
 
e. Level of required embellishment 
 
f. Funding source options  
 
g. Delivery timeframe. 

 
6. Technical investigations to ensure vehicular manoeuverability and pedestrian 

safety are maintained at the terminus of Eleanor Street. 
 
a. Council’s Traffic and Transport Team advised of no issues with the 

proposed new open space noting that the proposal would remove a small 
number of on-street parking spaces. Formal closure of this part of the road 
to create new parkland will need to be advertised in the local newspaper 
and be approved by Council through the Parramatta Traffic Committee 
(PTC) process.  

 
b. The approval process through the Traffic Committee would take 

approximately 6 months. It will require to be advertised in a newspaper for 
28 days with the preparation of a Traffic Management Plan (TMP) for 
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approval by Transport for NSW (TfNSW). Following TfNSW approval the 
TMP is required to be referred to the PTC meeting for approval. 

 
c. Costings, for the newspaper notification is between $1000 to $2000.  

Preparation of the advertisement and TNP will be undertaken utilising 
existing staff resources. 

 
7. Land zoning permissibility. 

 
a. Council’s Land Use Planning team advises a potential rezoning of the land 

to facilitate conversion to public open space, will not necessarily be required 
from a land use permissibility perspective. The section of Eleanor Street 
East of Penelope Lucas Lane is currently zoned R3 Medium Density 
Residential under Parramatta Local Environmental Plan (PLEP) 2023. Its 
conversion to public open space would not require a rezoning to RE1 Public 
Recreation as ‘recreation areas’ are permitted with consent within the 
current zone.  

 
b. Despite there being no need to rezone this land from a permissibility 

perspective, should this be desired to enable the park to be identified as 
public open space on the PLEP 2023 Land Zoning Map, then a rezoning 
could potentially be undertaken as part of a future housekeeping 
amendment to PLEP 2023.  

 
c. There is no cost associated with this future action from a land use planning 

perspective if the land is simply converted to open space and no rezoning 
occurs. Note, that embellishment costs would need to be borne by the 
Parks section of Council.  

 
d. Should a formal rezoning be pursued as part of a future LEP housekeeping 

amendment then any costs associated with the procedural component of 
the rezoning process would be absorbed by the City Planning and Design 
Directorate’s budget. 

 
8. Road closure process 

 
a. Council’s Asset Planning team advises that road closures can take up to 

12-18 months depending on which services are located within the area and 
depending on any objections/feedback from the adjoining owners and 
members of the public. Estimated costs for a permanent road closure are 
$12,000. 

 
9. Cost for conversion to public open space 

 
a. Council’s Capital Project team has estimated an approximate cost of 

$500,000 for a permanent conversion of the site to a park which does not 
include the regulatory costs identified above. This estimate includes 
$25,000 to develop a concept plan and community consultation. 

 
b. With the embellishment and activation of the reserve an increase in the 

service level Council provides will be required. Approximately $5,100 per/ 
annum will need to be allocated to operational budgets.  
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10. Level of embellishment 
 
a. The site is surrounded by R4 (High Density Residential), R3 (Medium 

Density Residential) and MU1 (Mixed Use) zones, with an increasing 
proportion of residents living in apartments without access to backyards. It 
also adjoins James Ruse Drive, being a high traffic volume road, and would 
be subject to some overshadowing during the winter months due to nearby 
building heights. 

 
b. The embellishment level should reflect the recreational capacity of this 

space resulting from its relatively small size as well as proximity to both 
private dwellings and James Ruse Drive. It should incorporate 
infrastructure that facilitates passive recreational uses, which are less likely 
to create noise impacts, whilst activating the space to maximise 
opportunities for nearby apartment dwellers to enjoy the outdoors, both as 
individuals and in small groups.  

 
c. This could be achieved through the provision of seating, tables, and minor 

recreational elements such as chess tables. Planter boxes with shade 
tolerant plants complemented by murals incorporated into the existing road 
surface, this could appropriately reflect the urban character of the space 
whilst recognising the limited sunlight access available to sustain a 
potentially high wear turf surface during the winter period. 

 
11. Funding source options 

 
a. The project has not been identified under the Outside-CBD Contributions 

Plan 2021 and would not currently be eligible to utilise developer 
contributions. Funding would be required to be allocated from general 
revenue or sought from future State and federal grant opportunities as they 
arise. 

 
12. Delivery timeframe 

 
a. Approximately 24 months (2 years) will be required to enable delivery 

including all approvals (road closure/Traffic Committee), community 
consultation and delivery of physical works.  
 

b. It is recommended that after the concept plan is prepared and community 
support is received, Council commence the formal road closure process (18 
months) whilst Council officers simultaneously seek grant funding for a 
variety of sources to fund construction of the project. 

 
13. Total estimated cost 

 
a. The cost to prepare the concept plan and consult ($25,000) close the road 

($12,000) and transform the space into open space while retaining the 
current land use zoning ($500,000) is approximately $540,000. Additional 
costs would be incurred if Council wishes to reclassify and rezone the 
space. 

 
b. The recurrent operational cost to maintain the space would be 

approximately $5,000 per annum. 
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14. Prior to any further investigation being undertaken, it is proposed to develop a 

high-level concept plan and consult the community. The concept plan can also 
be used to source grant funding. 

 
CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
15. The following stakeholder consultation has been undertaken in relation to this 

matter: 
 
Date Stakeholder Stakeholder 

Comment 
Council Officer 
Response 

Responsibility 

2023 Traffic and 
Transport  

Included in report Included in report Parks & Open 
Spaces, City 
Assets & 
Operations 

2024 Land Use 
Planning 

Included in report Included in report Parks & Open 
Spaces, City 
Assets & 
Operations 

 Capital 
Projects 

Included in report Included in report Parks & Open 
Spaces, City 
Assets & 
Operations 

 
Councillor Consultation 
 
16. The following Councillor consultation has been undertaken in relation to this 

matter: 
 
Date Councillor Councillor 

Comment 
Council Officer 
Response 

Responsibility 

31/5/24 Ward 
Councillors were 
consulted about 
the proposed 
funding from the 
Rosehill Ward 
Initiative Budget 

Clr Prociv, Clr 
Noack and Clr 
Siviero have 
approved funding 
from their Ward 
Initiative budget.  
 

Council Officers 
support this 
initiative. 

Executive 
Director City 
Assets and 
Operations 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
17. There are no legal implications associated with this report. 
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
18. The cost to develop a concept plan and consult the community is $25,000. It is 

proposed to fund this from the 2023/24 Rosehill Ward Initiative budget.  
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Terry Johnson 
Group Manager Parks & Open Space 
 
George Bounassif 
Executive Director City Assets and Operations 
 
Gail Connolly 
Chief Executive Officer 
 
  
 
 
ATTACHMENTS: 
There are no attachments for this report. 
 
REFERENCE MATERIAL 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.3 

SUBJECT Adoption of Late Night Trading DCP Amendments to 
Parramatta DCP 2023 

REFERENCE F2024/00282 - D08992836 

REPORT OF Land Use Planning Manager         
 
 

CSP THEME:  THRIVING 
 
WORKSHOP/BRIEFING DATE:  21 AUGUST 2023, 15 NOVEMBER 2023, 20 MAY 
2024  
 
PURPOSE: 
 
The purpose of this report is to seek Council’s adoption of the Late Night Trading 
Development Control Plan (DCP) controls.   
 
 
RECOMMENDATION 
 
(a) That Council adopts the amended Late Night Trading Development Control Plan 

(DCP) controls at Attachment 1 for finalisation and publishing in Parramatta 
DCP 2023. 
 

(b) That Council notify the public authorities and stakeholders who made 
submissions during the public exhibition of the draft Late Night Trading DCP 
controls; as well as the Department of Planning, Industry and Environment, 
Office of the 24 hour Commissioner, Liquor & Gaming NSW, NSW Police, 
Environment Protection Agency and Parramatta Liquor Accord, that the DCP 
controls have been finalised and adopted.  

 
(c) That Council delegate authority to the Chief Executive Officer to: 

 
i. Make any changes of a minor, administrative and/or non-policy nature 

to the endorsed Late Night Trading DCP controls that may arise during 
the plan finalisation process; and 

ii. Finalise the ‘User Guide for Businesses’ in accordance with this Report 
and create a template Plan of Management, with both to be published 
on Council’s website.   

 
(d) That Council approve the immediate rescission of the CBD Small Bars Policy 

(Policy 348). 
 

(e) That Council consider as part of the 2025/26 Budget process the preparation of 
an acoustic study in the CBD when the Parramatta Light Rail is fully operational 
to understand the acoustic character of the CBD to inform whether the controls 
in the DCP should be further reviewed.  

 
(f) That Council endorses the commencement of investigations and early 

engagement on a Special Entertainment Precinct in the Parramatta CBD, around 
Parramatta Square and Church Street “Eat Street”, with the results to be reported 
back to Council in 2025.   
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BACKGROUND 
 

1. Exhibition of draft Development Control Plan (DCP) controls for late trading 
premises occurred in late 2021/22 and the outcomes of the exhibition were 
reported to the 8 August 2022 Council Meeting. At this meeting Council resolved 
to defer a decision on the recommendation of the report pending a workshop with 
Councillors. Workshops with Councillors were held on 24 August 2022 and 28 
August 2023.  
 

2. The need for DCP controls for late trading premises was first identified in the 
Parramatta Night City Framework 2020-2024 (the Framework) which sets out 
Council’s vision for shaping Parramatta into a night city through the prioritisation 
of the nighttime economy. The Framework identified planning for a future 24-hour 
CBD as a key focus area, with specific actions for DCP controls, extension of 
trading hours and acoustic management measures. Council’s Economic 
Development Strategy 2023-2032 also champions a safe, thriving, and diverse 
night time economy.   

 
NEED FOR PLANNING CONTROLS AND STRATEGIC ALIGNMENT  

 
3. Vibrant and active late night trading areas aligns with the direction the NSW 

Treasury is encouraging in the 24-Hour Economy Strategy 2020 and also the 
work of the 24hr Economy Commissioner to encourage and support night time 
economy businesses and promote Sydney as a global 24-hour economy through 
the NSW Government Vibrancy Reforms passed in NSW Parliament in 
November 2023.  Parramatta CBD’s ‘Purple Flag’ accreditation - Australia’s 
second location to be recognised – meaning standards for the management of 
the night-time economy have been demonstrated aligns with this direction. 

  
4. Securing Parramatta’s position as Western Sydney’s only global city is the long-

term strategic vision of the City of Parramatta Council as set out in the draft 
Parramatta 2050 which is currently on public exhibition.  This vision aims to 
establish Parramatta as a city that offers a world of opportunities. The Late Night 
Trading DCP controls support this aim – particularly the game changing initiative 
The Epicentre of Creativity by fostering a diverse 24-hour nighttime economy 
with appropriate safeguards and controls to monitor and balance amenity 
considerations.  

 
5. Council currently does not have a specific set of controls in Parramatta DCP 2023 

for late trading premises and applications are wholly merit assessed on a case-
by-case basis. The new draft DCP controls for late trading premises that Council 
is being asked to adopt for inclusion in Parramatta DCP 2023 at Attachment 1 
will have the following benefits: 

a. Provide certainty for new business operators and existing business 
operators seeking to expand their offerings, as well as the community, 
organisations and Council assessment and compliance officers.  

b. Clarify for existing venue and business operators, particularly within the 
CBD, that Council values the contribution that well managed existing late 
night trading premises make to the social, cultural and economic activity of 
the LGA, and that: 

i. Current operators are not impacted by the new DCP controls.    

https://www.nsw.gov.au/sites/default/files/2023-07/Sydney-24-hour-Economy-Strategy.pdf
https://participate.cityofparramatta.nsw.gov.au/2050
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ii. Modification applications will continue to be merit assessed unless a 
proponent requests to have their application assessed against the 
Late Night Trading DCP controls.   

c. Streamline the DA process.      

d. Encourages a range of uses that contribute to the nighttime economy such 
as retail and business services (for example, book stores, convenience 
stores, hairdressers and art galleries); as well as more traditional night time 
activities such as entertainment uses, restaurants and bars, including those 
with outdoor spaces.    

e. Champion the development of a safe, thriving and diverse night time 
economy where these exist within the LGA and promote Parramatta CBD 
as a 24-hour city.   

f. Promote a shared responsibility for the acoustic environment within the CBD 
between ‘receivers’ of noise as well as ‘emitters’ of noise from licenced and 
non-licensed uses.   

 

6. Once adopted, the Late Night Trading DCP controls will more comprehensively 
and holistically manage late night trading uses in Parramatta as well as better 
support Council’s vision to create a diversified night time economy; and will 
therefore supersede the Parramatta CBD Small Bars Policy (adopted by Council 
in 2017). This redundant Council policy (Policy 348) should be rescinded, with this 
recommendation supported at the Policy Review Committee on 23 May 2023.  A 
copy of the CBD Small Bars Policy can be found at Attachment 5. 
 

7. Other updates that will happen once the Late Night Trading DCP controls are 
adopted include: 

a. The existing notation on Section 10.7 planning certificates applied to 
properties within a draft Late Night Trading Area advising of potential 
amenity impacts that should be reasonably expected when living in a vibrant 
and diverse commercial or mixed-use City Centre will be updated.   

b. A ‘User Guide for Businesses’ will be finalised consistent with the endorsed 
LNT DCP controls and made available on Council’s website, along with a 
template Plan of Management to assist proponents and the community.   

 
PREVIOUS REPORT TO COUNCIL ON 8 AUGUST 2022 - POST EXHIBITION 
OUTCOMES 
 

8. The 8 August 2022 Council report (Item 13.9) outlined the results of the public 
exhibition of the draft Late Night Trading DCP controls held between 6 December 
2021 to 31 January 2022. In summary, 74% of submissions indicated support for 
the controls, with 24% not in support and 2% unsure.  

9. Some amendments to the draft DCP controls were recommended in response to 
the main themes raised in the submissions including amendments to the noise 
categories, trading hours within the Late Night Trading Areas (LNTAs), and other 
minor changes.  

10. The Council officer recommendation of this report was that Council approve the 
revised DCP controls for finalisation and inclusion in Parramatta DCP; however 
Council resolved to, ‘… defer consideration of the Draft Late Night Trading 
Development Control Plan to an urgent Councillor Workshop’. 

 

https://businesspapers.parracity.nsw.gov.au/Open/2022/08/OC_08082022_AGN_731_AT.PDF
https://businesspapers.parracity.nsw.gov.au/Open/2022/08/OC_22082022_AGN_732_AT.PDF
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COUNCILLOR WORKSHOP OUTCOMES AND FEEDBACK FROM THE 
PARRAMATTA LIQUOR ACCORD  
 
11. Two action items for Council officers were raised by Councillors at the workshop 

on 24 August 2022 – one, to explore amendments to the controls to make the 
merit assessment process clearer; and two, meet with the Parramatta Liquor 
Accord to clarify their concerns with the post exhibition amendments to the DCP 
controls. This meeting with the Accord occurred on 12 October 2022.   
 

12. A further workshop with Councillors was held on 21 August 2023 with one action 
item, being a request to review the controls for trial periods.  Subsequent 
meetings were also held with the Parramatta Liquor Accord on 28 August 2023 
and 23 May 2024.  Key Issues raised included trail period controls and 
application of these controls to existing businesses.    

 
13. Having considered the issues raised at these workshops and stakeholder 

meetings as well as the recent NSW Government Vibrancy Reforms (outlined 
below), some amendments to the draft controls are proposed.  The key changes 
are discussed in later sections of this report.   

 
NSW GOVERNMENT VIBRANCY REFORMS  
 
Liquor Licensing Reform Options Discussion Paper 
 
14. In late 2022 the NSW Government released the Liquor Licensing Reform Options 

Discussion Paper (Discussion Paper) and Attachments with options to support a 
vibrant and safe 24-hour economy including standard trading hours in a liquor 
license for the sale of liquor by a business (as guided by the Liquor Act 2007).   
 

15. A few submitters on the LNT DCP controls raised concern about the lack of 
alignment of the trading hours in the DCP with the trading hours in a Liquor 
License.  The overarching objective of the Late Night Trading DCP is to govern 
the use of a site for both licensed and non-licensed late night uses, having 
consideration for its context, and the protection of the environment as guided by 
the EP&A Act 1979.   
 

16. The Discussion Paper supports this objective making clear that trading hours for 
the sale of liquor as set by a liquor license - including any special license 
condition for a 6-hour closure period - is distinct from any development consent 
conditions that set a venue’s business trading hours, with a venue’s business 
trading hours continuing to be a Council responsibility (as guided by the EP&A 
Act 1979). As such, there is no requirement to align venue trading hours in the 
DCP with those in the Liquor Act 2007. 

 
24-Hour Economy Legislation (Vibrancy Reforms) Amendment Act 2023 

 
17. Following the release of the Discussion Paper, the 24-Hour Legislation Liquor 

Amendment (Vibrancy Reforms) Bill 2023 was passed by the NSW Parliament 
on 30 November 2023.  The reforms support a 24-hour economy and introduce 
changes to encourage live music and performance, and improve processes 
related to the night time economy.  
 

https://www.haveyoursay.nsw.gov.au/liquor-licensing-reform
https://www.haveyoursay.nsw.gov.au/liquor-licensing-reform
https://ehq-production-australia.s3.ap-southeast-2.amazonaws.com/8749410ceeb44cee07e87e0c6a71daa5af4cf18c/original/1666587281/6402196d81d94d69e59e9c11230608c3_Liquor_Licensing_Reform_Attachments.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIOR7VAOP4%2F20230925%2Fap-southeast-2%2Fs3%2Faws4_request&X-Amz-Date=20230925T003715Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=b0b997fea89eb1b6c59a331acf0d723531944fc7a4fddf9e75dcb7bb80038398
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18. The Bill passed by Parliament included amendments to a number of the 
instruments including the Liquor Act 2007 and Regulation 2018; the 
Environmental Planning & Assessment Act 1979 and Regulation 2021; Gaming 
and Liquor Administration Regulation 2016; Local Government Act 1993; and 
Protection of the Environment Operations (General) Regulation 2022.   
 

19. The bulk of the legislative changes commenced on 23 December 2023 with other 
changes commencing in the first and second quarters of this year (see Figure 1).  
The matters most relevant to Council’s LNT DCP controls are discussed in Table 
1 below.  

 
Table 1: Relationship of specific State Government Vibrancy Reforms with the proposed Late 
Night Trading DCP controls  

State Government Vibrancy Reform Late Night Trading DCP controls 

Introduction of standard trading hours in a 
Liquor Licence issued to an operator for 
licensed venues for retail liquor sales under 
the Liquor Act 2007.   

Consistent. Trading hours in the DCP apply to the 
‘operation’ of the venue for both licenced and 
non-licensed uses and are included in the 
conditions of the DA consent.  
 
As discussed above, trading hours for the sale of 
liquor as set by a liquor licence is distinct from a 
DA condition that set a venue’s business trading 
hours with these continuing to be a Council 
responsibility (as guided by the EP&A Act 1979).  

Support for live music, creative and cultural 
spaces by exemption from the six-hour 
closure period (when liquor cannot be sold or 
supplied, generally from 4am to 10am) for 
live music performance or other arts or 
cultural events. 

The DCP controls do not impact upon the sale of 
liquor from a venue, this is governed by the Liquor 
Act 2007. Existing conditions of consent relating 
to operating hours would continue to apply, 
unless formally amended. 

Acoustic controls for licensed venues are 
imposed by councils through the 
development consent process rather than by 
Liquor & Gaming NSW or the Independent 
Liquor & Gaming Authority following the 
passing of the Liquor Amendment (24-hour 
Economy) Act 2020.  
 

Consistent. The acoustic controls in the DCP 
apply to Late Night Trading Areas (LNTA’s) in the 
Parramatta City Centre and aim to manage noise 
emanating from licenced and non-licensed 
venues (‘emitters’) and control the transmission of 
noise into nearby new ‘receivers’ (residential and 
commercial premises etc). This shared 
responsibility for emitters and receivers to 
manage the noise environment balances the 
desired levels of vibrancy in the CBD and a 
reasonable and commensurate level of amenity 
for sensitive uses. 
 
Outside of identified LNTA’s in the Paramatta City 
Centre, noise impacts for all uses are governed 
by the NSW Environmental Protection Authority 
Noise Policy for Industry 2017.  
 
There is no requirement to align the noise 
requirements that were once included in a Liquor 
Licence with those in the DCP; and existing 
emitter uses will continue to operate under their 
current DA consent conditions.    

Noise complaints related to entertainment 
sound emanating from licensed premises are 
to be solely regulated by Liquor & Gaming 
NSW through the Liquor Act 2007 
(Disturbance of quiet and good order of 
neighbourhood).  

Consistent. Complaints about intrusive noise from 
non-licenced and licenced premises, other than 
entertainment noise emanating from licensed 
premises, is regulated by Council.  
 

Revised framework for establishing “Special 
Entertainment Precincts” 

Consistent. Special Entertainment Precincts, if 
established within Parramatta, will not be 

Noise%20Policy%20for%20Industry%202017,%20NSW%20Environmental%20Protection%20Authority
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hindered by the DCP controls.  See further 
discussion later in this report.   

Allowing outdoor dining on private land and 
at registered clubs using the Codes  
SEPP’s complying development pathway. 

Consistent. The DCP controls do not inhibit 
outdoor dining applications via the Codes SEPP 
complying or exempt pathways..   

 
Figure 1: NSW Government’s Timeline for the roll out of the Vibrancy Reforms 

 
 

 
PROPOSED AMENDMENTS TO THE DRAFT LATE NIGHT TRADING DCP 
CONTROLS 

 
20. The draft amended controls that Council is being asked to approve for adoption 

at Attachment 1 respond to the issues raised in the submissions received during 
the exhibition period, the proposed amendments reported to Council on 8 August 
2022, as well as the post exhibition matters discussed above including 
stakeholder meetings and the gradual release of the NSW Government Vibrancy 
Reforms starting in December last year (see Figure 1 above). The more 
significant amendments to the controls are as follows:  
 

21. #1: Late Night Trading Area Categories - Council officers were asked to 
recognise the special characteristics and underlying zoning of some areas. 

 
Table 2: Comparison of the exhibited and proposed changes to the Late Night Trading Area 
categories  

LNTA categories – across the LGA (see Attachment 3) 

Exhibited controls: LNTAs 
applied to the Parramatta City 
Centre as well as some 
strategic and local centres 
across the LGA and included 
four (4) LNTA categories – City 
Centre LNTA 1, City Centre 
LNTA 2, Urban Centre LNTA 3, 
and Local Centre LNTA 4.   

Proposed amendments: Remove LNTA’s from strategic and 
local centres, and only apply the LNTA categories to the 
Parramatta City Centre (see further discussion below); with 
consequential amendments to delete ‘Local Centre LNTA 4’ 
category as none existed in the CBD and amend the name and 
description of Urban Centre LNTA 3 to ‘City Centre LNTA 3’ to 
reflect that this category no longer applies outside the CBD.   
 
Rationale: The large variation in context and character means 
the merit assessment process can better consider the varied 
conditions outside the CBD. This is detailed in Section 1.2 of 
the DCP.   

LNTA categories – within the CBD (see Figure 2) 
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Exhibited controls: Church 
Street (Auto Alley) identified as 
LNTA Category 1.  
 

Proposed amendment: Amend Church Street (Auto Alley) to 
LNTA Category 3. Refer to Figure 2.  
 
Rationale: Better reflects adjacent low intensity uses, and the 
and current and expected late night trading offerings. The CBD 
Planning Proposal identified this area for expansion of the 
commercial core in the long term, and the appropriateness of 
the LNTA category can be reviewed in the future if needed.  
 
Note: Minor amendment also to the site on the corner of 
Church and Parkes Streets to accurately align the LNTA 1 
category to the property boundary (see red circle in Figure 2) 

Exhibited controls: 180 
George Street (Meriton site) 
identified as LNTA Category 3.  

Proposed amendment: Amend 180 George Street to LNTA 
Category 2. Refer to Figure 2   
 
Rationale: Better reflects this large mixed use development 
with a cluster of restaurants on the ground level and its 
proximity to light rail and the ferry.  

  

Figure 2: Proposed Late Night Trading Area (LNTA) categories in Parramatta CBD, as the 
exhibited version.  Attachment 3 contains the LNTA map as exhibited and enlarged versions of 
the maps below. 
 

PROPOSED  AS EXHIBITED  

  

 
 

22. #2: Trading hours - Council officers were asked to reconsider the base and 
extended trading hours. Refer to Figure 2 for the locations of the LNTA areas 
referred to in this table.  

 
 
 
 
 

180 George 
Street 
(Meriton site), 
formerly 
LNTA 3, now 
proposed to 
be LNTA 2.   

Church Street 
(Auto Alley), 
formerly LNTA 1, 
now proposed to 
be LNTA 3.   
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Table 3: Comparison of the exhibited and proposed changes to the Late Night Trading Area 
trading hours  

LNTA trading hours – high and low impact indoor uses 

Exhibited controls: 
- LNTA 1 base hours until 2am 
- LNTA 2 extended hours until 

3am 
- LNTA 3 extended hours until 

2am  

Proposed amendments: 
- Base hours for LNTA 1 now 24hrs  
- Extended hours for LNTA’s 2 and 3 now 24hrs 

 
Rationale: Better reflects the desire for a 24hr city, with the 
extended hours subject to new, longer trail periods (see 
below).  

LNTA trading hours – high and low impact outdoor uses 

Exhibited controls: 
- LNTA 1 base hours until 

11pm and extended hours 
until 3am  

- LNTA 2 base hours until 
10pm and extended hours 
until midnight. 

- LNTA 3 base hours starting at 
10am and extended hours 
until 2am.  

Proposed amendments: 
- For LNTA’s 1 and 2, base hours now midnight, and extended 

hours 24 hrs  
- For LNTA 3, base hours now starting at 6am 
 
Rationale: Better reflects the intent for a 24hr city, with the 
extended hours subject to new, longer trail periods (see below). 
Extending the hours in the morning for LNTA 3 enables 
operators to cater to a breakfast market.  

LNTA trading hours – high and low impact outdoor uses adjacent to the Parramatta River 

Exhibited controls: 
- LNTA 2 extended hours until 

10pm.  

Proposed amendments: For LNTA’s 1, 2 and 3, base and 
extended hours now 10pm. If longer hours sought, subject to a 
trial and merit assessed.   

 
Rationale: Protects sensitive uses from noise transmission 
across the water while providing opportunity for businesses to 
demonstrate noise attenuation measures where longer hours 
sought.    

 
23. #3: Clarification of standards for trial periods for venues.  Council officers 

were asked to consider: 

• amending the controls to make clear when a trial period is required; and 
removing trial periods or extending the length of the trial period to support 
the financial investment of venue operators and enabling a business to 
demonstrate good practices across the seasons. 

• Streamlining the process for the removal of the trial period condition of 
consent and making the extended hours subject to the trial period the new 
base operating hours through a process other than a modification of consent 
application (section 4.55 of the Environmental Planning and Assessment 
Act 1979). 

 
Table 4: Comparison of the exhibited and proposed changes to the trail periods for extended 
trading hours  

Length of the trial period for extended trading hours, application of the control and planning 
pathway for DA’s for trial periods.   

Exhibited controls:  
- Length of trial 12 months  
- For all emitter premises (new 

and existing) within a LNTA, 
extended trading hours 
beyond base hours subject to 
a trial.   

- Out of area proposals, merit 
assessed for inclusion of a 
trial.  

- Modification DA required to 
formalise extended trading 
hours.   

Proposed amendment:  
For new emitter premises within a LNTA, any extended trading 
hours beyond base trading hours to be subject to a trial. Length 
of trial: 1st trial – 24 months, 2nd trial – 5 years. 
 
Rationale: Extending the length of the trail period where 
extended hours are sought has the following benefits:  
- Greater certainty on investment decisions 
- Allows time for businesses to refine operations and 

demonstrate good management practices    
- Length of the trail period aligns with many other councils 

across Sydney (see Attachment 4).   
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At the end of the trial period, provided there are no issues, 
extended hours become base hours (subject to a modification 
DA).   
 
For existing premises (whether inside a LNTA or not) and new 
premises outside a LNTA that are subject to a merit 
assessment, these may also be subject to a trial period with the 
length of the trial to be determined by Council as part of the 
merit assessment. See also #5 for existing emitter premises.      

  
24. #4: Clarification of standards for noise mitigation measures.  Council 

officers were asked to consider aligning the DCP acoustic controls with the noise 
conditions typically applied to a Liquor Licence by Liquor and Gaming NSW.   

 
Response: As discussed above, the Vibrancy Reforms make clear that acoustic 
controls for licensed and non-licensed and venues are imposed by councils 
through the development consent; and the lead regulator for noise complaints 
related to entertainment sound emanating from licensed premises is Liquor and 
Gaming NSW. For other noise complaints, councils are the regulator.  Since the 
passing of the 24 hour Economy Act, L&G NSW has no longer applied noise 
conditions on a liquor licence. The Acoustic controls in Section 4 of the DCP will 
apply to applications within LNTA’s for new emitters and for existing emitters 
proposing significant modifications. Some minor amendments are proposed to 
these controls in response to trading hours. The NSW Environmental Protection 
Authority Noise Policy for Industry 2017 will continue to govern existing emitter 
premises within LNTA’s proposing minor works and all uses outside of identified 
LNTA’s in the Paramatta City Centre.  
 

25. #5: Mechanisms to support existing venue operators and practices. Council 
officers were asked to consider how it could be made clearer in the DCP that an 
existing emitter premises with a current approval (whether or not they were in a 
LNTA) could continue operating with their existing conditions of consent, and a 
current consent would be considered when a premises lodges a new application.  

 

Response: The DCP have been amended to include a table and explanatory text 
in Section 1.1 Application of this Section of the DCP to clarify the controls that 
apply for the different development categories and the matters for consideration 
in a merit assessment. This table is provided below (Table 5). A Savings 
Provision is also included which states inter alia that the DCP controls do not 
apply retrospectively, which means a premises with a current approval can 
continue operating with their existing conditions of consent.  
 

Table 5: Application of the LNT DCP controls to new and existing emitter and receiver 
premises.   

Development 
Category 

Within an identified LNTA Outside an identified LNTA 

New Emitter 
Premises 

All controls in this Part of the DCP 
apply.  

Controls in this Part of the DCP do 
not apply, except the merit 
assessment criteria.   
 
Applications will be assessed on 
merit and must be consistent with 
the EPA’s Noise Policy for Industry 
2017 and / or Liquor & Gaming NSW 
noise criteria.  
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Existing 
Emitter 
Premises 

Controls in this Part of the DCP 
do not apply, except where,  

- significant changes are 

proposed via a new 
development application; or 

- a proponent requests for the 

application to be assessed 
against the controls in Part 10. 
This must be outlined in their 
Statement of Environment 
Effects.   

 
Applications for minor changes 
will be assessed on merit (see 
merit assessment criteria) and 
must be consistent with the EPA’s 
Noise Policy for Industry 2017 
and / or Liquor & Gaming NSW 
noise criteria.   

Controls in this Part of the DCP do 
not apply, except the merit 
assessment criteria.   
Applications will be assessed on 
merit and must be consistent with 
the EPA’s Noise Policy for Industry 
2017 and / or Liquor & Gaming NSW 
noise criteria.   
 

New Receiver 
Premises  

Ony the controls in Section 4 – 
Acoustic Controls in this Part of 
the DCP apply.   
 

Controls in this Part of the DCP do 
not apply.  
 
Applications will be assessed on 
merit. 

Existing 
Receiver 
Premises  

Ony the controls in Section 4 - 
Acoustic Controls in this Part of 
the DCP apply where there is an 
increase in the intensity of the use 
or the number of sensitive 
receivers. 

Controls in this Part of the DCP do 
not apply. 
 
Applications will be assessed on 
merit. 

 

26. The proposed changes to the DCP controls are shown as tracked changes at 
Attachment 1; and further detail about the issues raised in the submissions is 
available in the Submission summary and responses at Attachment 2.  
 

27. In summary, the draft controls as amended are consistent with the original 
overarching objective of this work which is to position Parramatta as a leading 
night city which supports a future 24-hour CBD. The controls include appropriate 
safeguards and provisions to monitor and balance amenity considerations while 
supporting existing business and the broader vision for Parramatta as a global 
city that fosters a diverse night time economy, attracts new businesses, and 
offers a rich variety of experiences to both its residents and visitors.   

 
MATTERS FOR FUTURE CONSIDERATION 
 
28. Establishing “Special Entertainment Precincts” in designated areas or 

streetscapes where later trading hours and favourable sound regulations support 
live music and performance venues.  SEP’s are made by councils and identified 
in an LEP, and local community interests are considered by way of inclusion in a 
precinct management plan, which must be published by the council.  The benefits 
of SEP’s are promotional opportunities and greater certainty for businesses and 
enhancement of local going out areas. The State Government is due to release 
guidelines and model templates in the next few months, and in the future Council 
may want to consider a SEP in the CBD around the Civic Link/ Metro/ light rail/ 
Parramatta Square / Eat Street area.   
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29. Undertaking an acoustic study in the CBD when the Parramatta Light Rail is 
fully operational as the background noise levels in the Parramatta CBD are 
expected to change. A future acoustic study would establish the desired acoustic 
character and amendments may be required to the Noise Category Cumulative 
Levels and other acoustic controls within the draft DCP depending on the findings 
in the study. The undertaking of this study would be subject to 2024/25 budget 
approval by Council, and if approved would potentially occur in late 2025/ early 
2026.  

 
30. Including strategic and local centres in a LNTA category in a future revision 

of the LNT DCP control. The exhibited controls included some centres outside 
the CBD including for example Epping, Granville and Westmead.  The focus of 
the controls at Attachment 1 is the Parramatta CBD, which will enable council 
officers to test and evaluate their effectiveness and adjust the controls as needed 
before rolling out to other areas.     

 
Stakeholder Consultation 
 
31. The following recent stakeholder consultation has been undertaken in relation to 

this matter.  Previous stakeholder consultation is detailed in Attachment 6.   
 
Date Stakeholder Stakeholder 

Comment 
Council Officer 
Response 

Responsibility 

12 
October 
2022 

Post - 
Exhibition 
Parramatta 
Liquor Accord 
per the Action 
Item from the 
Councillor 
Workshop on 
24 August 
2022 (for 
details see the 
Councillor 
Consultation 
table below)  

Comments about 
protection of 
trading hours for 
existing 
businesses, trial 
periods, LNTAs, 
trading hours and 
acoustic controls. 
These comments 
were largely in line 
with their formal 
submission. 

Comments were 
addressed during 
the meeting, and 
requests regarding 
merit-based 
assessment, trial 
periods and 
maximum trading 
hours were 
investigated. See 
Attachment 1 and 
Attachment 2 of 
this Council report.  

Executive 
Director, City 
Planning and 
Design 

28 
August 
2023  

Parramatta 
Liquor Accord  

Comments about 
protection of 
trading hours for 
existing 
businesses, trial 
periods, LNTAs, 
trading hours and 
acoustic controls. 

Comments were 
addressed during 
the meeting, and 
requests regarding 
trial periods were 
investigated. See 
Attachments 1 and 
2 of this Council 
report. 

Group Manager, 
Strategic Land 
Use Planning  

23 May 
2024 

City of 
Parramatta 
Policy Review 
Committee 

Supported the CBD 
Small Bars Policy 
being rescinded 
upon endorsement 
by Council of the 
Late Night Trading 
DCP controls.    

 Group Manager, 
City Strategy 

23 May 
2024 

Parramatta 
Liquor Accord  

Comments about 
protection of 
trading hours for 

Comments were 
addressed during 
the meeting, and 

Group Manager, 
City Strategy 
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existing 
businesses, trial 
periods, LNTAs, 
trading hours and 
acoustic controls. 

requests regarding 
trial periods, trading 
hours and controls 
applying to existing 
venues were 
investigated. See 
discussion in the 
Council Report and 
Attachments 1 and 
2 of this Council 
report. 

 
 
Councillor Consultation 
 
32. The following recent stakeholder consultation has been undertaken in relation to 

this matter.  Previous consultation is detailed in Attachment 6.   
 
Date Councillor Councillor 

Comment 
Council Officer 
Response 

Responsibility 

1 August 
2022 
(Councillor 
Workshop) 

All 
Councillors 
were invited 

Request for answers 
to questions and 
additional 
documents. 

Request for 
additional workshop. 

Responses 
provided to 
Councillors 
following the 
Workshop.   

Group Manager, 
City Strategy 

24 August 
2022 
(Councillor 
Workshop) 

All 
Councilors 
invited 

Provided responses 
to matters raised at 1 
August 2022 
Workshop.   

Request for senior 
staff to meet with the 
Parramatta Liquor 
Accord. 

Request for updates 
to DCP to reflect 
merit assessment 
process. 

Senior staff met 
with the Accord 
on 12 October 
2022 and 28 
August 2023. 

DCP has been 
updated to reflect 
merit 
assessment 
process, see 
Attachments 1 
and 3.  

Executive 
Director, City 
Planning and 
Design 

21 August 
2023 
(Councillor 
Workshop) 

All 
Councilors 
invited 

Request to review 
controls for trial 
periods. 

Information 
requested on existing 
acoustic controls 
within the Parramatta 
City Centre DCP. 

Request to update 
the Noise Category 
map to improve its 
graphical clarity. 

Controls for trial 
periods have 
been reviewed. 
See Attachment 
3 of this Council 
report. 

Information on 
acoustic controls 
within the 
Parramatta City 
Centre DCP 
were been 
provided. 

Noise Category 
map updated. 

Group Manager, 
Strategic Land 
Use Planning 
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20 May 2024 
(Councillor 
Workshop) 

All 
Councillors 
were invited 

Investigate the LNTA 
categorisation 
around George 
Street and Charles 
Street, and whether 
this area should be 
LNTA 2 instead of 3.   

Project Team 
considered this 
matter as part of 
the refinement of 
the draft DCP 
controls, 
recommending a 
site be changed 
to the LNTA 2 
category. 

Group Manager, 
Strategic Land 
Use Planning 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
33. There are no legal implications for Council associated with this report.  
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
34. If Council resolves to approve this report in accordance with the 

recommendation, there are no unbudgeted financial implications for Council’s 
budget.  

 
 
 
Robert Cologna 
A/ Executive Director City Planning and Design 
 
Amit Sharma 
A/ Executive Director - Finance and Information 
 
Gail Connolly 
Chief Executive Officer 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.4 

SUBJECT Adoption of Planning Proposal for 45 Macquarie Street, 
Parramatta (Philip Ruddock Heritage Centre) 

REFERENCE F2024/00282 - D09390496 

REPORT OF Student Project Officer         
 
 

APPLICANT/S Ms Jean Green c/- Strata Plus Pty Ltd 

OWNERS Multiple Strata Title Owners of 30-32 Hunter Street, 140 
Marsden Street and 45 Macquarie Street 

 
CSP THEME: INNOVATIVE 
 
WORKSHOP/BRIEFING DATE:  Nil 
 
APPLICATIONS CONSIDERED BY SYDNEY CENTRAL CITY PLANNING PANEL 
Nil 
 
PURPOSE: 
 
The purpose of this report is to seek Council’s approval for the finalisation of a Planning 
Proposal for land at 45 Macquarie Street, Parramatta.  
 
RECOMMENDATION 

(a) That Council receive and note the submissions made during the exhibition 
period. 

(b) That Council approve the finalisation of the Planning Proposal, provided at 
Attachment 1, for land at 45 Macquarie Street, Parramatta, that seeks to 
make the curtilage of the archaeological site identified on Schedule 5 of the 
Parramatta Local Environmental Plan (PLEP) 2023 (SP94346, SP94348 & 
SP94349) consistent with the State Heritage Register (SHR) listing of the 
item. 

 
(c) That Council delegate authority to the Chief Executive Officer to make any 

minor amendments and corrections of a non-policy and administrative 
nature that may arise during the plan finalisation process relating to the 
Planning Proposal. 
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PLANNING PROPOSAL TIMELINE 
 

 
 

SITE DESCRIPTION 
 

1. The Planning Proposal applies to the land at 45 Macquarie Street, Parramatta 
(the site). The site is also identified as 30-32 Hunter Street and 140 Marsden 
Street, Parramatta (see Figure 1). The site is bound by Macquarie Street to 
the north, Marsden Street to the east and Hunter Street to the south. The site 
has an area of approximately 4,900sqm. 
 

 
Figure 1: Subject site outlined in red 

2. The site contains a 17-storey mixed-use retail and commercial building that 
was approved in 2011. The approval included an archaeological interpretation 
centre at the ground floor and basement levels identified as the publicly 
accessible Philip Ruddock Heritage Centre comprising an archaeological site 
and museum.  
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HERITAGE SIGNIFICANCE 
 
3. The Parramatta Local Environmental Plan (PLEP) 2023 identifies the entire 

site as being an “archaeological site” of local significance (Item number A16) 
(see Figure 2). The local heritage listing was introduced following preliminary 
excavations for the multi-story tower that revealed the heritage items in 2015.   

 
Figure 2: Site curtilage as identified by the PLEP 

4. The State Heritage Register (SHR) was introduced in 2019 and lists the 
heritage item as Item 02027 “Archaeological Site and associated artefacts”. 
The SHR listing is isolated to the basement at the northern part of the site (as 
compared to the PLEP listing that covers the entire site) (see Figure 3). 
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Figure 3: Subject site / local heritage listing outlined in yellow and NSW State 
Heritage Register listing highlighted in blue 

 
5. The Heritage Centre on the site contains a rare, well-preserved example of 

a convict hut, as well as later layers of the site’s occupation as a bakery, 
wheelwrights’ workshop, masonry residence, and evidence of the origins 
and expansion of the Shepherd and Flock Hotel (Figures 4). According to 
the Statement of Significance for the State Heritage Listing, the 
archaeological displays are of State Heritage Significance because of their 
historical values demonstrating the development of Parramatta.  

 

  
Figure 4: Heritage Centre - Remnants of a well (left) and hotel cellar (right) 
(source: atparramatta.com) 

 
PLANNING PROPOSAL 

6. On 2 August 2022, Council received a Planning Proposal (Attachment 1) 
for the site that seeks to amend the PLEP (then PLEP 2011) by reducing the 
extent of the local curtilage identified as Item A16 on Schedule 5 of the PLEP 
(SP94346, SP94348 & SP94349) to match the SHR listing. According to the 
Planning Proposal, the reduced curtilage will enable works that are located 
outside of the heritage significant part of the site (that is isolated at ground 
level) to be undertaken pursuant to the State Environmental Planning Policy 
(Exempt and Complying Development Codes) 2008.  
 

7. On 1 November 2022 Parramatta’s Heritage Advisory Committee (HAC) met 
to review the Planning Proposal. The Committee requested additional 
information to justify the need for the Planning Proposal, confirm what 
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heritage value exists outside the area of the proposed reduced listing, and 
confirm any impacts of existing stratification on the proposed reduced listing. 

 
8. On 2 May 2023 the HAC met to review the additional information provided 

by the applicant and Council’s internal heritage review. The HAC resolved 
that the reduction of the LEP listing to align with the SHR curtilage is 
appropriate, as all remaining extant State significant historical archaeology 
within the site is limited to the SHR listing curtilage, and no changes are 
proposed to the existing SHR listed item including its mapped curtilage. 

 
9. At its meeting on 17 October 2023, the Local Planning Panel supported the 

Council officer recommendations for the Planning Proposal to proceed to 

Gateway determination. 

 

10. At its meeting on 20 November 2023, Council endorsed the Planning Proposal 

for the purpose of seeking a Gateway determination. 

 
11. On 24 January 2024, the Department of Planning, Housing and Infrastructure 

(DPHI) issued a Gateway determination for the Planning Proposal, allowing it 

to proceed to public exhibition. A Gateway expiry date of 1 November 2024 was 

given for the Planning Proposal to be finalised. 

 
12. In accordance with Condition 3 of the Gateway determination, Council officers 

provided Heritage NSW with a copy of the Planning Proposal and relevant 

supporting material. Heritage NSW have subsequently responded and have not 

objected to the Planning Proposal (refer to Exhibition of the Planning Proposal 

section below).  

 
13. The Planning Proposal is supported by a technical study (Heritage Assessment 

Report by GBA Heritage (2021) – Attachment 1), which concludes that the 

reduced archaeological area is now defined and enclosed by the concrete 

basement walls that surround the Philip Ruddock Heritage Centre and the 

retained archaeological relics are protected and conserved under the relevant 

provisions of the Heritage Act NSW (1977). 

 

14. Council officers have reviewed the Planning Proposal and associated 

documentation and consider that the reduced heritage curtilage that is 

consistent with the State Heritage curtilage is appropriate and will continue to 

protect the heritage values and character of the site. 

 
15. The table below (Table 1) lists the existing and proposed planning provisions 

included in the Planning Proposal. 

 

 Existing Proposed 

Land Use Zoning MU1 Mixed Use No change  

Height of 54m (approx. 12- No change 



Council 24 June 2024 Item 13.4 

- 234 - 

Buildings 18 storeys) 
 

Floor Space Ratio 6:1 No change 

Heritage Curtilage Curtilage  
Item A16 of PLEP 
2023 that covers 
the entire site.  

Reduced curtilage for Item A16 
of PLEP 2023 to align with the 
curtilage of Item 02027 of the 
State Heritage Register. 

Table 1 – Current and proposed planning controls for the site at 45 Macquarie 
Street, Parramatta 

 
EXHIBITION OF THE PLANNING PROPOSAL 

 
16. The Planning Proposal was publicly exhibited from Monday 15 April 2024 to 

Wednesday 15 May 2024. Stakeholders and community members were notified 

through the following engagement mechanisms: 

 
a. Letters to neighbouring landowners and occupiers; 
b. A notice in the online Parra News newspaper published on Tuesday 16 

April 2024; 
c. Relevant material shared on City of Parramatta's corporate 

website and community engagement platform, Participate 
Parramatta; and 

d. Hard copy materials distributed at PHIVE. 
 

17. A total of three (3) submissions were received: two (2) from individual 

community members and one (1) from Heritage NSW. 

 

18. One community submission raised general concerns about traffic and parking 

impacts that are not considered relevant to the proposal, and the other 

community submission supported the proposal as exhibited.  

 

19. The Planning Proposal was considered by Council’s Traffic Engineers and 

supported given there will be no impact upon the existing road network as a 

result of the proposed reduced heritage curtilage. The Planning Proposal only 

seeks to reduce the heritage curtilage applicable to the site, which has no 

bearing on traffic or parking impacts.  

 

20. There were no objections raised by State Agencies or Service Providers. 

Comments from Heritage NSW included a recommendation to amend some of 

the supporting documentation to change the number of the SHR Item from 

‘2027’ to its correct identifier ‘02027’. The comments received from State 

agencies do not require changes to the Planning Proposal.  

 

21. A detailed summary of the submissions received and Council officer responses 

to the issues raised are provided at Attachment 2.  
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22. It is noted that this Planning Proposal is being reported directly to Council post-

exhibition without firstly being reported to the Local Planning Panel. The reason 

being that the submissions received as part of the public exhibition did not 

specifically request any amendment to the exhibited Planning Proposal. This is 

consistent with the 14 May 2018 Council resolution whereby Council resolved 

that, in addition to the requirements of the Local Planning Panels Direction, 

planning proposals be referred to the City of Parramatta Council Local Planning 

Panel after exhibition (only) where a request for amendment to the Planning 

Proposal has been received. 

 

23. Council previously resolved to allow the CEO to exercise plan-making 

delegations for this Planning Proposal, as authorised by Council on 26 

November 2012. Plan-making delegation means that the CEO is responsible 

for the finalisation of the Local Environment Plan amendment, rather than DPHI. 

It should be noted that councils are unable to exercise plan-making delegations 

in the case that there is an unresolved objection from a public authority. In this 

instance, no State Agency or Service Provider submissions raised objections 

to the Planning Proposal. 

 
CONSULTATION & TIMING 

 
Stakeholder Consultation 

24. The following stakeholder consultation has been undertaken in relation to this 

matter: 

 
Date Stakeholder Stakeholder 

Comment 
Council Officer 
Response 

Responsibility 

5 
November 
2021 to 11 
December 
2023 

Applicant Various comments in 
relation to finalising 
the Planning 
Proposal. 

Consultation with the 
applicant to progress 
the Planning 
Proposal. 

Group Manager 
Major Projects and 
Precincts   

1 
November 
2022 to 2 
May 2023 

Heritage 
Advisory 
Committee 

HAC requested 
additional 
information to form 
their decision.  
On 2 May 2023, 
HAC reviewed the 
additional 
information provided 
by the applicant and 
Council’s internal 
heritage review and 
aligned with Council 
officer’s view to 
reduce the PLEP 
listing heritage 
curtilage. 

Consultation with the 
Heritage Advisory 
Committee to help 
them form their 
position on the 
Planning Proposal.  

Group Manager 
Major Projects and 
Precincts   

15 April 
2024 to 15 
May 2024 

Community 
members & 
State 
Agencies and 
Service 
Providers 

A summary of the 
submissions 
received is provided 
at Attachment 2. 

Council officer 
responses to issues 
raised provided at 
Attachment 2. 

Group Manager 
Major Projects and 
Precincts   
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Councillor Consultation 

25. The following Councillor consultation has been undertaken in relation to 
this matter: 

 
Date Councillor Councillor Comment Council Officer 

Response 
Responsibility 

15 
November 
2022 - 
briefing 

All No matters were raised for 
further investigation or 
response 

Nil Group Manager 
Major Projects 
and Precincts 

20 
November 
2023 – 
Council 
Meeting 

All Planning Proposal 
approved for Gateway   

The Planning 
Proposal was 
forwarded to DPHI 
seeking a Gateway 
determination 

Group Manager 
Major Projects 
and Precincts 

17 June 
2024 - 
briefing 

All Not known at time of 
finalising this report 

Not known at time 
of finalising this 
report 

Group Manager 
Major Projects 
and Precincts 

 
LEGAL IMPLICATIONS FOR COUNCIL 
 

26. There are no legal implications for Council in endorsing the Planning Proposal 

to proceed to finalisation.  

 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 

27. The finalisation of the Planning Proposal will be undertaken by the Council 
officers and will be covered within the existing City Planning and Design budget.  
 

CONCLUSION AND NEXT STEPS 

28. It is recommended that Council approve the finalisation of the Planning 
Proposal, provided at Attachment 1, for land at 45 Macquarie Street, 
Parramatta.  

29. Should Council approve the Planning Proposal, it will be finalised and 
forwarded to DPHI for gazettal. 

 
 
 
David Birds 
Group Manager, Major Projects and Precincts 
 
Robert Cologna 
A/ Executive Director City Planning and Design 
 
Amit Sharma 
A/ Executive Director - Finance and Information 
 
Gail Connolly 
Chief Executive Officer 
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ATTACHMENTS: 
1⇩  Planning Proposal with attached Heritage Reports 73 Pages  

2⇩  Submissions Response 2 Pages  

  
 
REFERENCE MATERIAL 

 

OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12120_1.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12120_2.PDF


Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 238 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 239 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 240 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 241 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 242 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 243 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 244 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 245 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 246 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 247 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 248 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 249 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 250 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 251 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 252 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 253 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 254 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 255 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 256 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 257 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 258 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 259 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 260 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 261 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 262 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 263 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 264 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 265 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 266 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 267 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 268 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 269 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 270 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 271 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 272 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 273 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 274 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 275 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 276 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 277 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 278 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 279 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 280 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 281 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 282 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 283 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 284 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 285 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 286 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 287 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 288 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 289 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 290 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 291 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 292 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 293 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 294 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 295 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 296 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 297 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 298 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 299 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 300 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 301 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 302 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 303 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 304 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 305 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 306 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 307 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 308 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 309 
 

  



Item 13.4 - Attachment 1 Planning Proposal with attached Heritage Reports 
 

 

 Page 310 
 

 



Item 13.4 - Attachment 2 Submissions Response 
 

 

 Page 311 
 

  



Item 13.4 - Attachment 2 Submissions Response 
 

 

 Page 312 
 

 



Council 24 June 2024 Item 13.5 

- 313 - 

REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.5 

SUBJECT Gateway Request: Planning Proposal and Draft Site-Specific 
Development Control Plan for Land at 53-61 Rawson Street, 
Epping 

REFERENCE F2024/00282 - D09442232 

APPLICANT/S Mecone Group 

OWNERS Canjs Pty Ltd 

REPORT OF  Project Officer Land Use  

 

CSP THEME: Innovative 
 
DEVELOPMENT APPLICATIONS CONSIDERED BY SYDNEY CENTRAL CITY 
PLANNING PANEL  Nil 
 

PURPOSE 

To seek Council’s endorsement of a Planning Proposal and a draft site-specific DCP 
for land at 53-61 Rawson Street, Epping. 
 

RECOMMENDATION 

(a) That Council approve for the purposes of seeking a Gateway Determination 
from the Department of Planning, Housing and Infrastructure (DPHI), the 
Planning Proposal for land at 53-61 Rawson Street, Epping (Attachment 1) 
which seeks to amend the Parramatta Local Environmental Plan 2023 (PLEP 
2023) in relation to the subject site by: 
 
i. Introducing an additional local provision to allow an additional Floor Space 

Ratio (FSR) of 1.5:1 for commercial premises only; and  
 

ii. Amending the height of buildings control from 48m (15 storeys) to part 103m 
RL (22m or 5 storeys), part 197m RL (112m or 33 storeys) and part 206m 
RL (122m or 36 storeys).  
 

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

(c) That Council authorise the CEO: 
i. To amend the Parramatta Development Control Plan (PDCP) in 

accordance with the draft Site-Specific Development Control Plan 
(SSDCP) (Attachment 2) to align with the Planning Proposal and to 
address the matters described in this report; and 
 

ii. If a Gateway Determination is issued by DPHI, to place the draft SSDCP 
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 and 
finalisation of the documents. 
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PLANNING PROPOSAL TIMELINE 

 

 

SUMMARY 

1. The Planning Proposal seeks to amend the PLEP 2023 to accommodate 
additional commercial uses by: 

 
i. Introducing a local provision to allow an additional 1.5:1 FSR for commercial 

premises only, in addition to the current FSR of 4.5:1 (thus making a total 6:1 
FSR permitted); and  

ii. Increasing the height of buildings control from 48m (15 storeys) to part 22m 
(5 storeys), part 112m (33 storeys) and part 122m (36 storeys). 
 

2. The role of the Epping Town Centre as a key commercial centre in accordance 
with the Parramatta Local Strategic Planning Statement has been significantly 
impacted by the introduction of extensive areas of high density residential 
redevelopment in recent years, as a result of planning controls introduced by the 
State Government in 2014. This high density residential development has limited 
new commercial development within the Town Centre. The Planning Proposal 
seeks to strengthen the Epping Town Centre as a key commercial centre by 
adding 1.5:1 FSR to the site that can only be utilised for commercial premises 
(comprising business, office, or retail uses). 
 

3. The proposed increase in building height from 48m (15 storeys) to a maximum 
of 122m (36 storeys) is to accommodate a proposed two tower scheme 
comprising 33 and 36 storey towers atop a 3-5 storey podium (Figure 1). 

 
4. The draft SSDCP (Attachment 2) provides controls to accommodate the 

proposed two tower scheme (Attachment 3) that are consistent with the 
proposed amendments to PLEP 2023.  
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Figure 1: Indicative Site Layout (Tower A = 36 storeys, Tower B = 33 storeys, 
Podium C = 4-5 storeys) 

BACKGROUND 

Council Epping Town Centre Commercial Floorspace Planning Proposal 

 
5. On 8 February 2021, Council resolved to endorse a Planning Proposal to 

increase commercial floorspace across the Epping Town Centre for Gateway 
Determination (refer to Figure 2 and Attachment 4 – LPP report for more detail). 
The Planning Proposal was an outcome of the Epping Town Centre Commercial 
Floorspace Study, which found that new residential development resulted in a 
reduction of commercial floorspace that had undermined the role of Epping as a 
commercial centre. 
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Figure 2 – Proposed building height and FSR changes under the previous 
Council Planning Proposal 

 
6. The Planning Proposal sought to help meet the projected demand for commercial 

floor space over the next 20 years in the Epping Town Centre by mandating a 
minimum 1:1 of non-residential FSR in excess of the current maximum FSR on 
all land previously zoned B2 Local Centre, including the current Planning 
Proposal site, and increasing the Height of Building controls to enable the 
additional floorspace to be accommodated. It was proposed to increase the 
Height of Building control for the subject site to 80m (23 storeys). 

 
7. In June 2021, the applicant sought pre-lodgment development application (DA) 

advice for a mixed-use building comprising three 23 storey towers on the site. 
This application was reliant upon the progression of the Epping Town Centre 
Commercial Floorspace Planning Proposal but was unable to be supported due 
to the uncertainty of the draft Planning Proposal and unresolved issues relating 
to flooding, traffic, and the proposed built form. 

 
8. On 16 September 2021, the (then) Department of Planning and Environment 

(now DPHI) issued a Gateway Determination refusing the Commercial 
Floorspace Planning Proposal. The reasons for refusal were that the provision of 
“non-residential” floorspace would not guarantee the provision of commercial 
floorspace, the extent of application given many sites were already developed, 
and that overall traffic impacts were not sufficiently addressed (refer to 
Attachment 4 – LPP report). In response to the Department’s concerns, the 
subject Planning Proposal seeks to only introduce additional commercial 
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floorspace to a specific site. The traffic impacts of this would also be minimal and 
can be managed as is explained in later sections.  

 
9. Given the high strategic importance for additional commercial floorspace 

opportunities to revitalise the Epping Town Centre, applicants have been 
encouraged to seek to provide commercial floorspace on a site-by-site basis. 
The subject site is one of the largest developable sites in Epping and is 
strategically well located to provide a significant amount of much needed 
additional commercial floorspace. Consequently, it is considered that this 
Planning Proposal represents a key opportunity to help meet Council’s objectives 
for the Town Centre. 

 
10. At the time of finalising this report, the applicant had on 5 June 2024 lodged a 

request for a Rezoning Review for the Planning Proposal with DPHI who were 
reviewing whether the application could be accepted for consideration. The 
applicant has indicated that if Council resolves to support the Planning Proposal 
in accordance with the officer recommendation in this report they could withdraw 
the Rezoning Review application. 

 

SITE AND LOCALITY DESCRIPTION 

11. The subject site (Figure 3) is known as 53-61 Rawson Street, Epping and 
comprises seven lots legally described as follows in Table 1: 
 
Table 1 – Property Address – Lots and DPs 

Property Address Lot & DP 

53 Rawson Street, Epping Lots 4-7 in DP 19329 

53 Rawson Street, Epping Lots 8 – 9 in DP 975578 

61 Rawson Street, Epping Lot 1 in DP 710711 
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Figure 3 – Subject site (blue) at 53-61 Rawson Street, Epping (source: 
NearMap) 

 
12. The 9,089 sqm rectangular site contains a four-storey mixed use building to the 

north (comprising education and office related uses) and a separate single storey 
Coles supermarket to the south. 
 

13. The site is zoned E1 Local Centre and is subject to a maximum height control of 
48m and a maximum FSR of 4.5:1. 

PLANNING PROPOSAL  

14. In September 2023, the subject Planning Proposal was lodged by the applicant 
seeking to amend the Height of Buildings control and to add 1:1 commercial FSR 
to facilitate a mixed-use development comprising three towers. Following 
detailed review as part of the Planning Proposal assessment it was found that 
the three-tower configuration was not supported by Council officers as it would 
lack clear separation between towers, would significantly increase perceived bulk 
and scale, and would adversely impact view corridors. Following discussions with 
Council staff, a two-tower scheme was submitted as part of a revised Planning 
Proposal, which is supported by Council officers. 

 
15. The revised Planning Proposal seeks to introduce an additional local provision 

specific to the site to allow an additional 1.5:1 commercial FSR (approximately 
13,677 sqm comprising business, office or retail premises uses). Notwithstanding 
the existing 4.5:1 FSR control, which permits a range of uses (including 
commercial premises) in the E1 Local Centre zone, the additional 1.5:1 
commercial only FSR would mean that a maximum 6:1 FSR is permitted for the 
site, with at least 1.5:1 of the permitted FSR to comprise commercial premises. 
The increase in commercial floor area is consistent with Council’s strategies and 
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reflects the intention of the previous Council led Planning Proposal by seeking to 
increase commercial offerings within the Epping Town Centre. 

 
16. An increase in building height is also proposed from 48m to a maximum of 122m 

to accommodate the proposed two tower scheme inclusive of the proposed 
additional commercial floorspace. In this respect it should be noted that Council’s 
previously endorsed Planning Proposal that sought to encourage more 
commercial floorspace to be developed in the Epping Town Centre proposed an 
increased building height for the subject site to 80m. Refer to Table 2 below for 
an overview of the proposed PLEP 2023 amendments. 

 
 
Table 2: Proposed PLEP 2023 Amendments 

 Existing provisions 
 

Proposed provisions 

Zoning E1 Local Centre No change 

FSR 4.5:1 for uses permitted with 
consent in E1 Local Centre zone 

No change to existing 4.5:1 FSR for uses 
permitted with consent in E1 Local Centre zone.  
 
Addition of 1.5:1 commercial only FSR (6:1 FSR 
overall). 
 
Total 54,673 sqm: 

• 40,996 sqm residential (406 units) 

• 13,677 sqm non-residential    
Height of 
Building 
(HoB) 

48m 
 

 

RL 103 (22m), RL 197 (112m) and RL 206 
(122m)  
 

 
Additional 
Local 
Provisions 

Nil Add a clause to Part 6, Additional Local 
Provisions of the PLEP 2023 specific to this site 
that permits an additional commercial only FSR 
of 1.5:1.  
 
Notwithstanding the existing 4.5:1 FSR, which 
permits a range of uses (including commercial) 
in the E1 Local Centre zone, the additional 1.5:1 
commercial only FSR would mean that a 
maximum 6:1 FSR is permitted for the site, with 
at least 1.5:1 of the permitted FSR to comprise 
commercial. 

17.   
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ASSESSMENT OF PLANNING PROPOSAL  

Local And Strategic Merit Context 

16. The Planning Proposal is consistent with the relevant state policies, planning 
strategies and plans including the Greater Sydney Region Plan, Central City 
District Plan, Greater Sydney Region Plan: A Metropolis of Three Cities, Central 
City District Plan, and Ministerial Directions (refer to Attachment 4 – LPP 
report, for further details). 

 
17. The Planning Proposal is consistent with Council’s Local Strategic Planning 

Statement (LSPS), which identifies Epping as a Strategic Centre with a broad 
mix of land uses and a critical focus on infrastructure and growth. The LSPS 
policy directions state that Epping is a key strategic centre where high-rise 
development should be focused (Attachment 1). The Planning Proposal meets 
these objectives by delivering additional commercial FSR that will contribute to 
the role of Epping as a Strategic Centre. 
 

18. The Planning Proposal is also consistent with Council’s Local Housing Strategy 
(LHS), which identifies Epping as a growth precinct with priorities including the 
provision of new and upgraded open space as well as community facilities. The 
Planning Proposal meets these objectives by delivering publicly accessible 
open space in the form of a new park, communal open areas, and public domain 
works (Attachment 1). 

 

Land Use  

19. The site presents a key urban renewal opportunity for the Epping Town Centre 
capable of providing an extensive commercial offering. It is in a highly accessible 
location, situated adjacent to Boronia Park and within 200m of Epping train 
station and bus interchange.  

 
20. The Planning Proposal (Attachment 1) notes that over the next 20 years there 

will be demand in the Epping Town Centre for 13,000 sqm of retail floorspace 
and 55,616 sqm of office floorspace. The established need for commercial 
floorspace is emphasised by the Planning Proposal and is the principal 
justification for the additional 1.5:1 FSR being sought. A critical element in 
supporting the Epping Town Centre as a key commercial hub is the retention of 
the supermarket currently operating on the site. The applicant has indicated 
that they intend for this use to be retained and enhanced as part of any 
redevelopment of the site.  
 

21. The Planning Proposal is supported by a concept design that includes a total 
13,677 sqm of commercial floorspace comprising: 

• 7,430 sqm of either business or office floorspace. 

• 6,247sqm of retail floorspace (3,100 sqm supermarket and 3,147 sqm 
specialty retail).  

• 311 additional jobs created. 
 

22. The Planning Proposal also envisages up to 420 residential apartments that can 
be accommodated in the existing 4.5:1 FSR within the proposed two towers.  
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23. The submitted Planning Proposal recommends that a site-specific provision be 
added to PLEP 2023 that allows for the mapped FSR to be exceeded by 1.5:1 
for “non-residential use”. It is recommended that the term “non-residential use” 
be replaced with “commercial premises” as defined in PLEP 2023. This would 
include business premises, office premises and retail premises but would not 
include other non-residential uses permissible in the E1 Local Centre zone such 
as serviced apartments. This would ensure that the additional 1.5:1 FSR is used 
only for the purposes highlighted in the Planning Proposal and would directly 
help address the local shortfall in commercial floorspace. The applicant has 
agreed to the Council officer recommended approach.  

 
24. Other non-residential uses that are otherwise permitted in the E1 Local Centre 

zone would still be able to be included in any development, however the 
floorspace utilised for these other uses can only be drawn from the currently 
mapped FSR of 4.5:1. This approach is consistent with previous advice provided 
by DPHI relating to the Epping Town Centre Planning Proposal (refer to 
Attachment 4 – LPP report). 

 
25. It is noted that the Planning Proposal is supported by several technical studies 

and analysis that are considered acceptable for the purpose of seeking a 
Gateway determination. These are accessible through the online business paper 
of the 21 May Local Planning Panel, and include: 

 

• Urban Design Report 

• Public Domain Plan  

• Transport Impact Assessment 

• Flooding and Flooding Addendum Report  

• Economic Impact Assessment 

• Social Impact Assessment  

• Environmentally Sustainable Design Strategy 

• Wind Assessment. 

Urban Design, Built Form and Public Domain 

26. Following detailed review as part of the Planning Proposal assessment the 
applicants originally submitted three-tower configuration was not supported by 
Council officers as it would reduce consolidated areas of open space, and the 
lack of clear separation between towers would significantly increase perceived 
bulk and scale. 

 
27. In response to these concerns, Council officers developed a preferred scheme 

which facilitated the same FSR but in a two-tower configuration. Although taller, 
the two-tower scheme (when compared to the applicant’s original three tower 
scheme) would result in a reduced perception of bulk and scale, improved views 
to the sky between and around towers, and improved outlook from the towers.  

 
28. Following ongoing discussions with the applicant, a revised Planning Proposal 

was subsequently submitted on 29 April 2024 that aligned with the Council officer 
scheme.  

 
29. It is noted that under the current PLEP controls, a four-tower scheme would be 

necessary to accommodate the existing permissible 4.5:1 FSR whilst complying 
with maximum building height and PDCP controls. However, the site’s flooding 
constraints make it unlikely that such a compliant four-tower scheme could be 

https://businesspapers.parracity.nsw.gov.au/Open/2024/05/LPP_21052024_AGN_939_AT.PDF
https://businesspapers.parracity.nsw.gov.au/Open/2024/05/LPP_21052024_AGN_939_AT.PDF
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realised (refer to Flooding section below). Therefore, the Planning Proposal 
seeks to redistribute the FSR into a two-tower scheme. 
 

30. The proposed two tower scheme (Attachment 3) would reinforce the role of the 
site as a key retail and commercial destination whilst providing open space and 
a mixture of residential and commercial uses to support high levels of activation 
within the site and the locality (see Figures 4 & 5). 

 
31. Publicly accessible open space is proposed on the ground floor comprising a 

1,230 sqm park and 3,370 sqm plaza. The open space will not be dedicated to 
Council given it is partly flood affected and partly located above a basement, 
however Council would seek to secure an easement for public access at the 
development application stage as required by the SSDCP. This would deliver 
improved site permeability, safety and security and activation of Rawson Street 
and Carlingford Road. The new park may include a range of play elements that 
serve both children and adults subject to DA assessment. 

 
32. It is noted that Council officers have amended the applicant’s proposed Height 

of Buildings map as part of the Planning Proposal (refer to Attachment 1) to 
better align the height mapping with the applicant’s two tower scheme 
(Attachment 3). The applicant has since agreed with Council officer’s 
recommended height mapping.  

 

 
Figure 4: Epping Town Centre Built Form (existing development - white, approved 
development - purple, development possible under existing controls – orange, 
proposed subject site development – blue) 
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Figure 5: Proposed Scheme in section and massing render (looking east) 

Flooding 

33. The site is affected by mainstream flooding from the Boronia Park Channel 
(located to the southwest of the site) with depths between 1-10m during a 1% 
Annual Exceedance Probability (AEP) flood event, and negligible overland 
flooding/drainage. The flood affectation during the 1% AEP is isolated to the 
northwestern portion of the site, outside of the proposed building footprint. The 
submitted flooding report and flooding report addendum (refer to Attachment 4 
– LPP report) states that Epping Town Centre has a very low flood risk overall, 
and that flood poses a low risk to the building and its users. It also states that the 
change in flooding impacts (during a Probable Maximum Flood event) following 
the proposed redevelopment of the site is minor and poses low risk to the 
community.  
 

34. The flood report acknowledges that the western laneway traverses the flood 
affected part of the site but concludes that any flooding concerns can be 
addressed at DA stage through several mitigation measures. It is recommended 
that the proposed access provision can be supported subject to the inclusion of 
flood-specific planning controls in the SSDCP. More detailed analysis of the flood 
affectation is included in the Local Planning Panel report at Attachment 4. 

 

Traffic And Transport 

35. The Planning Proposal will result in a relatively minor increase in traffic 
generation. The proposed traffic volume anticipated to travel through key 
surrounding intersections will be 3% additional traffic compared to existing traffic 
volumes based upon the applicant’s TIA. This 3% traffic increase would occur 
once the entire site is developed at the full 6:1 FSR (inclusive of the proposed 
1.5:1 FSR), therefore, the additional traffic increase associated with just the 
proposed 1.5:1 commercial FSR would be less than 3%. 
 

36. The submitted two tower reference scheme (Attachment 3) is based upon the 
existing laneway configuration provided in the current PDCP and is retained in 
the proposed draft SSDCP. The laneway configuration envisages half of the 
proposed southern laneway being constructed on adjoining Crown land (see 
Figure 6) that Council is in the process of compulsorily acquiring. In this respect, 
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Council resolved in June 2023 to pursue acquisition of this land, for the purpose 
to facilitate access to Boronia Park and improve the road network in the Epping 
Town Centre. This land is currently in use partly as an access road and partly for 
carparking as part of the Council owned carpark to the south. 

 
37. Notwithstanding, there has been no commitment from Council that the land to be 

acquired would be made available to help facilitate development of the subject 
site. If it is not possible for a portion of the laneway to be constructed on the land 
that Council is acquiring as currently envisaged in the PDCP, alternative options 
would be explored at DA stage, which include: 

 

• construction of the laneway solely on the applicant’s land; 

• construction of only half of the laneway on the applicant’s land to be 
utilised as a one-way access; and 

• providing direct basement access from the Rawson Street frontage. 
 
38. As part of the preparation of the subject Planning Proposal, input was sought 

from Transport for NSW (TfNSW) who do not object to the Proposal but have 
made several recommendations for the applicant’s consideration at DA stage. 
These recommendations have been satisfactorily addressed in the applicant’s 
revised Transport Impact Assessment (TIA) (refer to Attachment 4 – LPP 
report). 

 
39. It is noted that the Works Program in Council’s Outside CBD Contributions Plan 

includes pedestrian crossing and road upgrades to the south of the site on 
Rawson Street (refer to Attachment 4 – LPP report for further details). The 
proposed additional 1.5:1 commercial FSR would generate additional 
contributions in accordance with Council’s Outside CBD Contributions Plan up 
to approximately $1,210,583. The applicant could opt to either pay these 
additional contributions (whereby Council would undertake the works in 
accordance with the Outside CBD Contributions Plan) or carry out the works 
and have the contributions offset via a Works in Kind Agreement at the 
development application stage. 

 
40. Considering the relatively minor increased traffic that would result from the 

additional floorspace that would be permitted under the Planning Proposal it is 
recommended that the Planning Proposal can be supported noting the critical 
need for commercial activation of the Epping Town Centre. 

 

SITE SPECIFIC DEVELOPMENT CONTROL PLAN 

41. A draft Site-Specific Development Control Plan (SSDCP) (Attachment 3) has 
been prepared by the applicant to accompany the Planning Proposal. The draft 
SSDCP has been reviewed and amended by Council officers where necessary 
and provides details on site arrangement, road layout, envelope controls and 
open space including public domain parameters consistent with the concept 
design for the site. 

PROPOSED EPPING TOWN CENTRE MASTER PLAN 

42. At the Council Meeting on 13 May 2024, a Notice of Motion was approved that 
requires the preparation of a scoping study to prepare a Master Plan for the 
Epping Town Centre that addresses a range of issues including laneways and 
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circulation within the precinct as well as opportunities to improve traffic and 
accessibility and built form and public domain interfaces. The Master Plan will 
also consider the potential future role of Council’s Rawson Street car park to the 
immediate south of the subject site in achieving its objectives and requirements 
for Epping.  
 

43. Council also resolved that the Master Plan inform a potential review of the 
existing planning controls for the Centre, and it provide costs and timing for any 
changes that may be proposed.  

PARRAMATTA LOCAL PLANNING PANEL 

44. The Planning Proposal was considered by the Parramatta Local Planning Panel 
at its Meeting on 21 May 2024 (report at Attachment X). The Panel provided 
the following recommendation to Council: 

 
a) That Council approve for the purposes of seeking a Gateway Determination 

from the Department of Planning, Housing and Infrastructure (DPHI), the 
Planning Proposal for land at 53-61 Rawson Street, Epping (Attachment 1) 
which seeks to amend the Parramatta Local Environmental Plan 2023 
(PLEP 2023) in relation to the subject site by: 
 
i. Introducing an additional local provision to allow an additional Floor Space 

Ratio (FSR) of 1.5:1 for commercial premises only (proposed mapping 
provided at Attachment 2). 
 

ii. Amending the height of buildings control from 48m (15 storeys) to part 
103m RL (22m or 5 storeys), part 197m RL (112m or 33 storeys) and part 
206m RL (122m or 36 storeys) (proposed mapping provided at 
Attachment 2). 

 
b) That Council request the DPHI to provide Council with the authorisation to 

exercise its plan-making delegations for this Planning Proposal. 
 

c) That Council authorise the CEO: 
 

i. To amend the Parramatta Development Control Plan (PDCP) in 
accordance with the draft Site-Specific Development Control Plan 
(SSDCP) (Attachment 3) to align with the Planning Proposal and to 
address the matters described in this report; and 
 

ii. If a Gateway Determination is issued by DPHI, to place the draft SSDCP 
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 and finalisation of the documents. 

 
45. The Panel’s advice to Council is consistent with the Council Officer 

recommendation in this report. 
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PLANNING AGREEMENT 

46. There is no draft Planning Agreement proposed to support the Planning 
Proposal. The Planning Proposal does not seek an uplift in residential FSR, but 
rather seeks to increase the supply of commercial floorspace which aligns with 
Council’s adopted strategies to protect and strengthen Epping’s role a 
commercial strategic centre. Notwithstanding, a small degree of residential uplift 
is possible under this Planning Proposal as the provision of some commercial 
development along the frontages is currently required to meet the objectives of 
the E1 Local Centre zone under the existing 4.5:1 FSR, which could otherwise be 
utilised as residential. The increased residential floor area would be minor 
however and would not warrant any Planning Agreement by itself as 
development contributions would be sufficient to cover any increased 
infrastructure demand.  
 

47. The Planning Proposal would deliver in part on the intended outcomes of 
Council’s previous Planning Proposal for the Epping Town Centre referred to 
above, and a greater amount of commercial floorspace on the subject site than 
was proposed under Council’s earlier proposal. The site is capable of providing a 
full-line supermarket in the Centre (as it currently does) and would be a catalyst 
for the revitalisation of the western side of Epping Town Centre. Therefore, it is 
considered that the positive impact that the Planning Proposal will have on the 
Centre in terms of the provision of commercial floorspace is sufficient community 
benefit in this instance. 

PLAN-MAKING DELEGATIONS 

48. 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 would 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. 

CONSULTATION & TIMING 

49. The Planning Proposal and supporting documents were referred internally to 
various Council staff/teams including City Design, Flooding and Traffic, and 
Open Space teams. External referrals were also issued to TfNSW and DPHI, 
who have not objected to the Planning Proposal. 

Councillor Consultation 

50. At the time of finalising this report the following Councillor consultation was 
scheduled to be undertaken in relation to this matter: 

 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

17 June 
2024 

Councillor 
briefing 

Report finalised 
prior to briefing. 

Report finalised 
prior to briefing. 

Group 
Manager – 
Major Projects 
& Precincts 
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FINANCIAL IMPLICATIONS FOR COUNCIL 

51. Should the Council resolve to proceed with the Planning Proposal, the costs 
incurred in conducting the community consultation will be covered by the existing 
fees associated with the submission of the Planning Proposal. 

CONCLUSION AND NEXT STEPS 

52. This report recommends that the Planning Proposal for 53-61 Rawson Street, 
Epping be submitted to the DPHI for Gateway assessment, and the draft Site 
Specific Development Control Plan be endorsed for the purposes of public 
exhibition.  
 

53. If the Planning Proposal is supported by the DPHI, the Planning Proposal and 
the draft Site Specific Development Control Plan for 53-61 Rawson Street, 
Epping will be publicly exhibited for a minimum of 28 days. A further report will 
be prepared for Council on the outcomes of the public exhibition.  

 
 
 
David Birds 

Group Manager, Major Projects and Precincts 
 
Robert Cologna 

Acting Executive Director, City Planning and Design 
 
Amit Sharma 

Acting Executive Director, Finance and Information 
 
Gail Connolly 

Chief Executive Officer 
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INTRODUCTION 
This Planning Proposal explains the intended effect of, and justification for, the proposed 
amendment to Parramatta Local Environmental Plan 2023 for 53-61 Rawson Street, Epping. It 
has been prepared in accordance with Section 3.33 of the Environmental Planning and 
Assessment Act 1979 and the Department of Planning and Environment (DPE) guide, 'A Guide to 
Preparing Local Environment Plans' (December 2021). 

The Planning Proposal seeks to facilitate a mixed use development (part Commercial and 
Residential) at 53-61 Rawson Street, compromising of two towers (36 storeys and 33 storeys), 
with approximately 406 dwellings and 13,677 square meters of commercial floor space. 

The Site 
The site comprises seven (7) allotments with an area of approximately 9,089m2. It is 
developed with a single storey Coles Supermarket and a four (4) storey mixed use building 
with education and office related uses.  

The site is the largest consolidated landholding in single ownership on the western side of 
Epping and within the nucleus of a Strategic Centre. It is located within 200m walking 
distance of Epping train station, metro, and bus interchange.  

The site is currently zoned E1 Local Centre, with and maximum FSR of 4.5:1, and Height of Building 
control of 48m. 

 

Figure 1: Subject site at 53-61 Rawson Street, Epping (source: NearMap) 
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Planning Proposal Summary 
The Planning Proposal controls are summarised in the table below. 

 Existing provisions 

 

Proposed provisions 

Zoning E1 Local Centre No change 

FSR 4.5:1 for uses permitted with 
consent in E1 Local Centre zone 

No change to existing 4.5:1 FSR for uses 
permitted with consent in E1 Local Centre 
zone.  

Addition of 1.5:1 commercial only FSR (6:1 FSR 
overall). 

Total 54,673 sqm: 

• 40,996 sqm residential (406 units) 
• 13,677 sqm non-residential  

Height of 
Building 
(HoB) 

48m 

 

 

RL 103 (22m), RL 197 (112m) and RL 206 (122m)  

 

 

Additional 
Local 
Provisions 

Nil Add a site specific clause to Part 6, Additional 
Local Provisions of the PLEP 2023 that permits 
an additional commercial only FSR of 1.5:1.  

Notwithstanding the existing 4.5:1 FSR, which 
permits a range of uses (including commercial) 
in the E1 Local Centre zone, the additional 1.5:1 
commercial only FSR would mean that a 
maximum 6:1 FSR is permitted for the site, with 
at least 1.5:1 of the permitted FSR to comprise 
commercial. 

Table 1: Planning Proposal Summary  
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Background 
The planning proposal builds on several years of strategic investigations led by City of 
Parramatta (Council) into the role and function of Epping to provide jobs and commercial 
floor space to reinforce its status as a Strategic Centre. While studies have occurred since 
2012, the most recent investigations include the Phase 1 Epping Planning Review and the 
subsequent planning proposal prepared by Council. 

Phase 1 Epping Planning Review 

This included the Phase 1 Epping Planning Review in 2017, which determined that the current 
planning framework was not fit for purpose and that the form of development occurring was 
viewed as inconsistent with the strategic vision of Epping as set out in State and local 
planning policy. 

Council Epping Town Centre Commercial Floorspace Planning Proposal 

The findings of the Phase 1 Epping Planning Review culminated in a Council-led planning 
proposal for Epping (PP-2021-3070), which proposed a non-residential commercial floor space 
control in the centre whilst also increasing heights. This was to ensure commercial floor space 
was viable to be delivered but not at the expense of residential to maintain the viability of 
urban renewal. 

At the time, the planning proposal resulted in a non-residential floor space control (FSR) of 1:1 
(5.5:1 in total) and increased heights up to 80m on the site. 

The planning proposal was supported by the Local Planning Panel (LPP) and Council 
endorsed the planning proposal to proceed to a Gateway determination on 8 February 2021. 

Department Assessment 

On 12 October 2021, the Department of Planning and Environment (the Department) 
recommended that the proposal not proceed. The Department acknowledged the planning 
proposal had strategic alignment but lacked sufficient information to support its progression 
including need for additional technical studies to determine centre-wide cumulative impact. 

It recognised provisions, which specifically targeted select sites as wielding development 
potential, could better achieve the intended outcome. The site was strategically located and 
was the largest site subject of the entire planning proposal. 

Overall, there is a clear and consistent strategic line of sight to support the planning proposal 
and renewal of Epping into a vibrant and activated centre. 
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Site Specific Context 

The site is the single largest landholding and only viable opportunity capable of providing a 
full-line supermarket and a significant quantum of associated non-residential floor space. 
Whilst other sites have potential to amalgamate, the majority of the lots will not be able to 
accommodate for a full-line supermarket (1,080m2  5,000m2) and are based on multiple 
landownership patterns. 

The site is a key urban renewal opportunity for Epping. It is the largest amalgamated site at 
9,089m2 and in single ownership, which is capable of achieving a retail core on the western 
side of Epping. Furthermore, it is in a highly accessible and convenient location, situated 
adjacent to Boronia Park and within 200m of Epping train station and bus interchange. It has 
the opportunity to provide high quality retail and public domain outcomes in close proximity 
to amenities, services and infrastructure. 

 

Figure 2: Site Investigation of Other Lots in Epping (Source: Kann Finch) 
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PART 1  OBJECTIVES AND 
INTENDED OUTCOMES 
The Planning Proposal seeks to introduce an additional local provision specific to the site (53 

 61 Rawson Street, Epping) to allow an additional 1.5:1 commercial FSR (approximately 13,677 
sqm comprising business, office or retail premises uses). Notwithstanding the existing 4.5:1 
FSR, which permits a range of uses (including commercial premises) in the E1 Local Centre 
zone, the additional 1.5:1 commercial only FSR would mean that a maximum 6:1 FSR is 
permitted for the site, with at least 1.5:1 of the permitted FSR to comprise commercial 
premises. 

An increase in building height is also proposed from 48m to 122m to accommodate the 
proposed two tower scheme inclusive of the proposed additional commercial floorspace. In 

l that 
sought to encourage more commercial floorspace to be developed in the Epping Town 
Centre proposed an increased building height for the subject site to 80m. 

Intended Outcomes 
The planning proposal seeks to facilitate a high-quality mixed-use development within a 
Strategic Centre context that aligns with, supports, and promotes key strategic planning 
priorities of State and local government. In this regard, the objectives and intended outcomes 
of the Planning Proposal are outlined in the following: 

• Facilitate a retail core by revitalising the existing supermarket in support of speciality 
retail and commercial spaces to attract residents, workers, and visitors to the site, thereby 
improving retail and services opportunities offered within the Strategic Centre. 

• Targeted approach for the site to align with the strategic vision of Epping by providing 
employment opportunities and street activation through small-scale retail spaces to 
facilitate day to night economy a, thereby providing lively, socially connected 
communities within the Epping. 

• Assist the Epping Strategic Centre in achieving 4,300 additional jobs and 8,910 of dwelling 
growth by 2036, thereby meeting the projected growth outlined in the District Plan and 
LSPS. 

• Provide housing growth and employment opportunities within the Epping Strategic 
Centre, which will be supported by mass transit networks such as Epping train station and 
the metro. 

• Provide active and passive recreation opportunities for future residents, visitors, and 
workers in the locality to encourage social interaction and inclusion within the community. 

• Provide a mixed-use development that will improve employment opportunities, housing 
choice and public amenity and services to facilitate a 30-minute city. 

•  Provide a diversity of housing typologies and mixes to provide a variety of housing 
options within an area that is highly serviced by public transport, infrastructure, and 
services. 
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Masterplan (Reference Scheme) 
The proposal seeks to create a true retail destination on the western side of Epping, consistent with 

the only opportunity site of a sufficient size on the western side to deliver true commercial floor space 
in tandem with open space and civic amenity. 

A summary of the key elements and vision of the masterplan include: 

Item Description 

Land uses  Retention and expansion of the existing supermarket offer and supporting speciality 
retail, commercial and residential  

Building form  2 x mixed use buildings supported by podium: 

Building A = 36 storeys (RL 206) 

Building B = 33 storeys (RL 197) 

Basement parking and loading areas 

Gross floor area  Approx. Residential  40,996m2 = 4.5:1  

Approx. Non-residential  13,677m2 = 1.5:1  

Apartments  Approx. 406  

Publicly accessible open 
space  

4,600m2 = 50% 

Communal open space  3,167m2 = 35%  

Deep soil  1,230m2 = 13.5%  

Car parking  Complaint with the DCP  

Table 2: Masterplan (Reference Scheme) Summary 
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Figure 3: Massing Render Aerial (Source: Kann Finch) 

 
Figure 4: Proposed Masterplan (Reference Scheme) 
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Figure 5: Proposed Masterplan (Reference Scheme) contextualised in Epping Town Centre (Source: 
Kann Finch) 

 

Indicative Floor Plan Layouts 

To support the preferred masterplan, a series of detailed architectural plans have been 
prepared that demonstrates the capacity of the site to deliver upon the intended outcomes of 
the proposal. These include: 

• Basement 1 Plan includes car parking and loading areas, 

• Lower Ground Level Plan includes 3,100m2 supermarket, 493m2 mini major tenancy, 

• Ground Level Plan includes 2,037m2 of retail and commercial suites, residential lobbies, 
a DCP service laneway, a centralised retail plaza, a new park and public domain 
upgrades, 

• Level 1 Plan includes 2,670m2 of commercial, 

• Level 2 Plan includes 2,380m2 of commercial, 

• Level 3 Plan includes 2,380m2 of commercial, 

• Level 4 Plan includes communal open space, communal room, and residential 
apartments, and 

• Level 5 Plan (Typical) includes residential apartments. 
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Figure 6: Ground Level Plan (Source: Kann Finch) 

 

Figure 7: Typical Level Plan (Source: Kann Finch) 
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Figure 8: East West Section (Source: Kann Finch) 

Built form and land use 

The masterplan features a highly permeable podium along Rawson Street and Carlingford 
Road, which supports three residential towers of varying heights. 

The distribution of height responds to the site constraints and has been carefully refined to 
significantly improve the visual presentation of the site and its interface with Epping more 
broadly. The setbacks proposed have been designed and sculpted to present slender 
frontages that minimise visual bulk exposure and produce fast moving shadows. 
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Figure 9: Building Program and Uses (Source: Kann Finch) 

Open space and public domain 

The masterplan is supported by a detailed landscape strategy by Arcadia (Appendix 3) that 
supports the creation of a high amenity place and draws inspiration from the Devlins Creek 
Catchment. The landscape concept is underpinned by the following key moves: 

• Introduce a landscaped frontage to Carlingford Road, integrating new open space into 
existing public areas, 

• Create a sympathetic landscaped edge along Carlingford Road, matching the 
character of Boronia Gardens, 

• Planting new street trees along Rawson Street, 

• Enhance the central retail atrium with integrated landscaping, improving visual appeal 
and creating a sense of place, 

• Provide landscape screening and deep soil areas along the western boundary to 
visually screen neighbouring residential development, 

• Develop a diverse native landscape setting in the northwest corner, including a bush 
play zone and water element, and 

• Design high-quality landscaped communal open spaces above the podium for 
residential apartments. 
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Figure 10: Public Domain Concept (Source: Arcadia) 

A key element of the masterplan is the creation of 50% publicly accessible domain areas, 
which includes the provision of a generous park (1,230m2) in the northwestern corner of 
the site. The landscape strategy prepared by Arcadia depicts a range of active and 
passive uses for this space including bush play zone, lookout, playful seating elements and 
native plantings. 

Overall, the design team has carefully considered the needs of the broader community to 
create a true retail and civic destination for local residents. 

Movement and access 

The Planning Proposal is based upon the existing laneway configuration provided in the 
current PDCP and is retained in the proposed draft SSDCP. The laneway configuration 
envisages half of the proposed southern laneway being constructed on adjoining Crown land 
that Council is in the process of compulsorily acquiring. In this respect, Council resolved in 
June 2023 to pursue acquisition of this land, for the purpose to facilitate access to Boronia Park 
and improve the road network in the Epping Town Centre. This land is currently in use partly as an 
access road and partly for carparking as part of the Council owned carpark to the south. 

Notwithstanding, there has been no commitment from Council that the land to be acquired 
would be made available to help facilitate development of the subject site. If it is not possible 
for a portion of the laneway to be constructed on the land that Council is acquiring as 
currently envisaged in the PDCP, alternative options would need to be explored at DA stage, 
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which could include: 

•  

• 

one-way access; and 

• providing direct basement access from the Rawson Street frontage. 

Any such options as those identified above would need to be demonstrated as part of any 
future DA and be subject to traffic and flooding considerations. If the proponent does seek to 
provide the laneway partially on the land that Council is currently being compulsorily 
acquired, suitable negotiations would need to be entered into with Council.  

As part of the preparation of the subject Planning Proposal, input was sought from Transport 
for NSW (TfNSW) who do not object to the Proposal but have made several 

have been satisfactorily addressed in the revised Transport Impact Assessment (TIA). 

Contributions Plan includes 
pedestrian crossing and road upgrades to the south of the site on Rawson Street (refer to 
Attachment 4  LPP report for further details). The proposed additional 1.5:1 commercial FSR 
would generate additional contributions in ac
Contributions Plan up to approximately $1,210,583. The proponent could opt to either pay 
these additional contributions (whereby Council would undertake the works in accordance 
with the Outside CBD Contributions Plan) or carry out the works and have the contributions 
offset via a Works in Kind Agreement at the development application stage. 

 

Figure 11: Loading and Access Plan (Source: Kann Finch)  
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PART 2  EXPLANATION OF 
PROVISIONS  
This Planning Proposal seeks make the following amendments to Parramatta LEP 2023 (PLEP 
2023) in relation to the height, floor space ratio, and additional local provision controls for 53 

 61 Rawson Street, Epping.  

• Height of buildings  Amend height from 48m to varied RLs to reflect future towers 
(RL 103, RL 197, and RL 206)  this equates to heights of 22m, 112m and 122m. 

• Floor space ratio  Introduce requirement for non-residential FSR of 1.5:1, resulting in a 
total floor space of 6:1 across the site via an additional local provision (below). 

• Additional local provision  Include site in Special Provisions Area map with an 
accompanying local provision that allows for FSR to exceed those outlined in clause 
4.3. The following wording is suggested: 

1)  
Area Map. 

2) A building on the land may exceed the maximum permissible FSR by up to 
1.5:1 if the consent authority is satisfied the additional gross floor area will 
be used only for commercial uses. 

3) Development consent must not be granted to the erection of a building on 
the land unless the consent authority is satisfied  

a)  part of the building will be used for commercial uses, and 

b)  that part of the building will have a gross floor area at least equal to a 
floor space ratio of 1.5:1. 

The inclusion of this development standards is to provide certainty that an appropriate 
amount of non-residential floor space will be achieved on the site and ensure objectives with 

which is reinforced by years of strategic investigations including the Epping Planning Review 
and the subsequent planning proposal. 

The provision of 1.5:1 is an appropriate outcome for the site. This has been acknowledged in 
post lodgement discussions with Council, having regard to its ability to accommodate a 
significant amount of non-residential floor space unlike many constraint sites within Epping 
that have fragmented ownership, are heritage impacted, locked up in strata or have recent 
DA approvals or are under construction. 

No changes to the underlying zoning or uses are proposed. The relevant mapping changes 
are shown below and at Part 4 of this report. 

Overall, the proposed provisions are entirely consistent with the outcomes envisaged via the 
Council-led planning proposal. The proposal represents a refined and targeted approach for 
strategic sites as contemplated by the Department for the positive renewal of Epping. 
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Development Control Plan Amendment 
A draft amendment to Part 8 of the Parramatta Development Control Plan 2023(DCP) 
establishes the built form and public domain parameters for future DAs on the site. The DCP 
provides clarity on a number of nuanced built form controls that respond to the unique 
setting of the site and to set a high quality vision including:  

• Site layout  establishing a site plan that dictates the future location of built form, 
streets, and public domain,  

• Open space and public domain  setting out the quality and character of the internal 
plaza and publicly accessible open space area in the northwestern corner of the site,  

• Service lane off Carlingford Road for service vehicles  this will minimise site 
ingress/egress off Rawson Street and be supported by appropriate design treatments 
and flood control measures,  

• Setbacks  these are more consistent with the current DCP controls for Epping Town 
Centre than what was originally submitted, with bespoke controls now respond to its 
prominent corner location at Carlingford Road and Rawson Street and site constraints,  

• Building height  establishing a height in storeys control for built form to correspond 
with the proposed LEP height control including a 3-5 storey podium, 

• Floor to floor heights  to meet NCC requirements, structure, and servicing input, falls 
within the slab to accommodate populace domain elements and transfer structures,  

• Tower length  allowing a tower length of 45m to support residential GFA within the 
tower forms and within the maximum height control, and  

• Footprint size  capping tower footprints to 990m2 (inclusive of GFA, balconies and 
terraces) to correspond to the tower length control and allow residential GFA to be 
distributed into two tower forms.  
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Figure 12: Draft DCP Indicative Concept Plan 

 

 

Figure 13: Draft DCP Setback Plan 
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PART 3  JUSTIFICATION OF 
STRATEGIC AND SITE-SPECIFIC 
MERIT 
Section A - Need for the Planning Proposal 

Is the Planning Proposal a result of an endorsed local strategic planning 
statement, strategic study or report? 

The planning proposal is the direct result of an endorsed LSPS, strategic studies and reports. 
These namely include: 

• 

be concentrated in Strategic Centres, including Epping, 

• 

rezoned precincts including Epping and site-specific planning proposals whilst also 
providing a review of planning controls in Epping (Epping Planning Review), 

• 

non-residential floor space control in Epping, including the Commercial Floor space 
and Urban Design Report, 

• Related policy directives set out in the Region Plan and District Plan, and Proponent-
led planning and design investigations. 

The studies provide a clear strategy to see Epping transform into vibrant centre supported by 

regard, the planning proposal reflects a consistent line of sight to see positive renewal in 
Epping that delivers appropriate levels of commercial floor space. 

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

This planning proposal is considered to be the most appropriate method of achieving the 
intended urban renewal outcomes for the site and the benefits it could deliver to the broader 
community. 

The previous Council planning proposal was submitted to facilitate commercial floor space 
and increase heights in Epping. While supported by Council, it did not receive Gateway 
Determination by the Department on the basis there was insufficient information to support a 
widespread planning framework for the centre. It acknowledged that the planning proposal 
had strategic alignment, however, few sites subject of the planning proposal would benefit 
from the outcomes as a result of a recent development in addition to heritage and 
overshadowing constraints. 

The Department advised that a precinct-wide planning proposal was not considered the best 
means of achieving the intended outcomes of Epping. It recommended a more refined and 
targeted approach on select sites to be more appropriate. 

Therefore, a site-specific planning proposal for 53-61 Rawson Street is considered to be the 
most effective way of achieving the means and outcomes of delivering commercial floor 
space in Epping for the following reasons: 

• resulted in 
unacceptable overshadowing, heritage impacts to items and conservation zones, 
unable to be supported by infrastructure and inadequate consideration of traffic. This 
leaves limited opportunities to provide substantial non-residential floor space while 
incentivising renewal within the western part of Epping. 

• Investigations undertaken by the project team demonstrates that of all the 
opportunity sites within the western town centre, the subject site is the only site with 
capacity to accommodate the large scale retail format (i.e. lot size, frontage with, 
access arrangement, proximity to heritage fabric, recent DA approvals etc). 

• The basis of the proposal is commercial floor space  a non-residential FSR of 1.5:1 
supports the renewal of 4.5:1 residential. It ensures future renewal does not erode 
residential capacity in Epping but delivers true mixed use outcome with a full-line 
supermarket and associated specialty retail offerings as a catalyst for the main street 
precinct. 

• Following discussions with Council post-lodgement, it was agreed the site could 
accommodate an additional 0.5:1 of non-residential FSR above the originally proposed 
1:1 non-residential FSR. The additional 0.5:1 non-residential floor space is depicted on 
the refined massing to accommodate 4,544m2 of commercial areas. The overall 
provision of 1.5:1 of non-residential FSR will enhance employment opportunities within 

identifies Epping a  

• The originally submitted proposal provided a non-residential FSR of 1:1, which replaced 
the existing non-residential uses on the site. The additional 0.5:1 provides for net 
increase in non-residential uses capable of being delivered. 

• The additional 1.5:1 at basement/ground/podium floorplates and the significant site 
constraints necessitate an increase in height to support residential tower floorplates 
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and to facilitate high quality amenity outcomes for the commercial/retail levels. The 
permeable retail levels complement and achieve a superior outcome to a more 

-  

• It allows for the proposed heights to be achieved commensurate with the proposed 
FSR, addressing the historical mismatch between height and FSR controls in the 
centre. It will fully support the delivery of new housing and employment in a true mixed 
use manner. 

• It represents a more refined, site-specific approach, which has enabled best design 
and amenity practice to be applied. As such, appropriate technical analysis has been 
incorporated to ensure the site is able to achieve a 1.5:1 non-residential floor space, 
thereby aligning with the strategic planning framework. 

• It is the most effective way of providing assurance to Council, the Department, and the 
community that genuine commercial floor space can be delivered, whilst also 
supporting renewal that positively contributes to the community and public domain. 
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Section B  Relationship to strategic planning framework 

Will the Planning Proposal give effect to the objectives and actions of the 
applicable regional, or district plan or strategy (including any exhibited 
draft plans or strategies)? 

This section demonstrates the planning proposals consistency against the Region Plan, 

give effect to the key priorities and actions contained within:  

• Greater Sydney Region Plan, and 

• Central City District Plan. 

Greater Sydney Region Plan 

The planning proposal is consistent with relevant key objectives in the Region Plan as 
demonstrated in the table below. 

Region 
Plan 

Objective Consistency 

1  Infrastructure supports the three 
cities  

Consistent. 

The proposal is located within the heart of Epping Strategic Centre 
and within 200m walking distance of bus interchanges, Epping train 
station and the metro station.  

The site is well supported by social infrastructure. The site is located 
within 800m walking distance of Epping Community Centre, Epping 
Leisure and Learning Centre and Epping Library. Several schools are 
located within 2km of the site including Epping Public School, 
Epping Heights Public School, and Sydney Science College.  

3  Infrastructure adapts to meet 
future needs  

Consistent.  

The proposal is supported with transport infrastructure that meet 
the needs of the future population. Key bus interchange services, 
Epping train station and the metro are within walking distance of 
the site. Services infrastructure does not need any major upgrades 
to accommodate the proposal.  

4  Infrastructure use is optimised  Consistent.  

The proposal will optimise existing infrastructure by situating new 
homes and employment opportunities in close proximity to bus, train 
and metro services, open space, retail amenity and other local 
services.  

5  Benefits of growth realised by 
collaboration of governments, 
community, and business  

Consistent.  

The proposal has been subject to ongoing discussion and 
collaboration to ensure an outcome that is consistent with the 
directions of local planning policy.  
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Region 
Plan 

Objective Consistency 

6  Services and infrastructure meet 
 

Consistent. 

The proposal will provide a number of significant benefits for 
existing and future residents to reflect the changing role and 
expectation of Strategic Centres. These include:  

• New high-density housing opportunities in close proximity 
to a suburban and metro train line,  

• Public open space including a pocket park, publicly 
accessible plaza, and communal open space,  

• A revitalised supermarket supported with retail and 
commercial spaces, and 

• Pedestrian improvements in and around the site. 

 

7 Communities are healthy, resilient, 
and socially connected 

Consistent. 

The proposal will include 50% of the site as publicly accessible open 
space in the form of a pocket park, communal areas, and a public 
domain, which will encourage socially connected communities. 

In addition, the proposal will provide new through site links to 
improve pedestrian experience and permeability within the site and 
other sites within the Epping, thereby improving street activation. 

The public domain has the potential to become a meeting place for 
future residents, works and visitors, thereby encouraging community 
interaction. 

8  
culturally rich with diverse 
neighbourhoods  

Consistent.  

The proposal seeks to provide a range of housing mixes from 1-
bedroom to 3-bedroom apartment products to support the ongoing 
renewal of Epping. Specifically, this renewal will be supported by a 
generous public domain, new open space, and a significant retail 
offering.  

9  Greater Sydney celebrates the arts 
and supports creative industries 
and innovation  

Consistent.  

The proposal will provide an opportunity for public art throughout 
the precinct. The submitted landscape concept design shows 
potential for future development to incorporate a strong sense of 
place and themes of Connecting with Country.  

10  Greater housing supply  Consistent.  

The proposal will support the delivering of approximately 406 
apartments within a designated Strategic Centre.  

11  Housing is more diverse and 
affordable  

Consistent.  

The proposal will support the delivering of approximately 406 
apartments in a range of 1, 2 and 3-bedroom layouts.  

12  Great places that bring people 
together  

Consistent.  

The size of the site affords opportunity to create a suitably scaled 
mixed-use development, and a sense of community via an improved 
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Region 
Plan 

Objective Consistency 

public realm including a revitalised supermarket, retail and 
commercial spaces, new park, and public domain.  

14  A Metropolis of Three Cities  
integrated land use and transport 
creates walkable and 30-minute 
cities  

Consistent.  

The site forms a significant part of the nucleus of the Epping 
Strategic Centre. It is within 200m walking distance to retail spaces, 
key bus interchange services and the Epping train station and 
metro.  

In conjunction with on-site retail and commercial uses, community 
infrastructure and open space, the proposed development will 
strengthen 30-minute city outcomes.  

16  Freight and logistics network is 
competitive and efficient  

Consistent.  

The proposal will not impact nor reduce freight and logistics 
networks.  

17 Regional connectivity is enhanced Consistent.  

The proposal will support increased connectivity of people across 
Greater Sydney by situating renewal within walking distance of 
major transport infrastructure.  

19  Greater Parramatta is stronger 
and better connected  

Consistent.  

The site is located in a rich transport area, making it already 
accessible, and within a 30-minute train and bus commute to other 
surrounding major employment centres.  

21  Internationally competitive health, 
education, research, and 
innovation precincts  

Consistent.  

The proposed density of development is strategically located near 
education precincts, i.e. Macquarie University.  

22  Investment and business activity in 
centres  

Consistent.  

The proposal will facilitate renewal of the site with true commercial 
floor space being delivered with a full-line supermarket and 
speciality retail offerings to stimulate business activity in Epping.  

Importantly, the improved retail offering on the site will encourage 
critical mass within Epping to undertake their daily shopping needs 
as opposed to driving to other supermarkets and shopping centres 
at Carlingford Court, Top Ryde, and Macquarie Park.  

24  Economic sectors are targeted for 
success  

Consistent.  

The existing supermarket is currently not supported by specialty 
retail offerings, which ultimately make shopping in Epping less 
appealing in comparison to other centres.  

Renewal of the site will improve the economic performance of the 
supermarket and revitalise a key site in Epping.  
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Region 
Plan 

Objective Consistency 

28  Scenic and cultural landscapes are 
protected  

Consistent.  

The proposal is designed with a strong focus on Connection to 
Country, as demonstrated in the accompanying Urban Design 
report.  

30  Urban tree canopy cover is 
increased  

Consistent.  

The proposal provides deep soil (13.5%), allowing for growth of large 
and mature trees across the site. This is significant for an urban 
renewal site in the heart of a Strategic Centre.  

31  Public open space is accessible, 
protected and enhanced  

Consistent.  

The proposal will provide approximately 50% of the site as publicly 
accessible open space and includes new open space for passive 
recreation. This is considered to be well above and beyond typical 
renewal infill proposals.  

in the centre.  

32  The Green Grid links parks, open 
spaces, bushland and walking and 
cycling paths  

Consistent.  

The proposal is entirely consistent with the Green Grid and provides 
new open space in the northwestern portion of the site that 
responds to existing open space in Boronia Park.  

33  A low-carbon city contributes to 
net-zero emissions by 2050 and 
mitigates climate change  

Consistent.  

The proposal is designed to have a strong focus on reducing carbon 
emissions. Refer to the accompanying ESD report, which specifies 
the strategic elements of the built form that will aid in facilitating a 
low-carbon city.  

34  Energy and water flows are 
captured, used, and re-used  

Consistent.  

As referred to in the accompanying ESD report, rainwater harvesting 
and re-use, site electrification and facilities, energy efficient lighting 
systems and lighting controls will be utilised.  

35  More waste is re-used and 
recycled to support the 
development of a circular 
economy  

Consistent.  

The proposal will promote waste re-use and recycling processes 
where possible.  

36  People and places adapt to 
climate change and future shocks 
and stresses  

Consistent.  

The proposal includes processes that will aid in adapting to climate 
change and future shocks and stresses, as demonstrated in the 
accompanying ESD report.  

37  Exposure to natural and urban 
hazards is reduced  

Consistent.  

The proposal has been designed so as to mitigate flood impacts by 
not proposing any works on the flood affected portion of the site.  
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Region 
Plan 

Objective Consistency 

38  Heatwaves and extreme heat are 
managed  

Consistent.  

The proposal provides 13.5% of deep soil area to mitigate urban 
heat island effect and reduce vulnerability to extreme heat.  

Table 3: Greater Sydney Region Plan 

Central City District Plan 

The planning proposal is consistent with relevant key objectives in the District Plan as 
demonstrated in the table below. 

District 
Plan 

Objective Consistency 

C1  Planning for a city supported by 
infrastructure  

Consistent.  

The site is considered to be in a prime location, being in close 
proximity to major transit links, retail spaces, and major road 
networks. It is also within walkable distance of an established 
recreational facility, i.e., Boronia Park.  

The proposal also seeks to provide new recreational and community 
infrastructure on-site in the form of communal areas, retail and 
commercial spaces, a revitalised supermarket and other 
active/passive recreation spaces.  

C3  Providing services and social 
infrastructure to meet peoples 
changing needs  

Consistent.  

The proposal provides adequate open space as well as community 
infrastructure to meet the needs of the future population.  

The site is well supported by social infrastructure. The site is located 
within 800m walking distance of Epping Community Centre, Epping 
Leisure and Learning Centre and Epping Library. Several schools are 
located within 2km of the site including Epping Public School, 
Epping Heights Public School, and Sydney Science College.  

C4  Fostering healthy, creative, 
culturally rich, and socially 
connected communities  

Consistent.  

The proposal is for a mixed-use development, which seeks to 
activate the Rawson Street and Beecroft Road streetscape by 
providing retail and recreational spaces that will be a focal space 
for the community to meet, socialise and connect.  

It will facilitate a progressive development that can provide a 
dynamic mix of residential living, public spaces, and commercial 
floor space.  

C5  Providing housing supply, choice, 
and affordability, with access to 
jobs and services  

Consistent.  

The proposal will deliver diverse housing typologies in an accessible 
location catering for different stages of life including for young 
couples, families and also downsizers and retirees.  

The housing typology proposed will feature a range of one, two and 
three-bedroom units. The site is well positioned to provide high 
quality housing in a suitable location, near high transit networks and 
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District 
Plan 

Objective Consistency 

major roads to support access to amenity, jobs, and services.  

C9  Delivering integrated land use and 
transport planning and a 30-
minute city  

Consistent.  

The site integrates retail, commercial and high-density residential 
land uses in proximity to key bus interchange services, Epping train 
station and the metro along Beecroft Road, providing connection 
with Parramatta CBD.  

outcome to deliver a 30-minute city.  

C16  Increasing urban tree canopy cover 
and delivering Green Grid 
connections  

Consistent.  

The proposal seeks to provide a total of 13.5% of deep soil area. In 
addition, 50% of the site will be publicly accessible open domain.  

C17  Delivering high quality open space  Consistent.  

The proposal will deliver 50% of publicly accessible open space in 
the form of a new park, communal open areas, and a public domain.  

The inclusion of a significant open space offering in the 
northwestern portion of the site for a range of passive uses is well 
above the typical expectations for urban infill proposals within the 
nucleus of a Strategic Centre.  

C19  Reducing carbon emissions and 
managing energy, water, and 
waste efficiently  

Consistent.  

The proposal is capable of implementing a range of sustainable 
practices, including:  

 

space,  

 

 

 

 

 

Refer to the accompanying ESD report at Appendix 8.  

C29  Adapting to the impacts of urban 
and natural hazards and climate 
change  

Consistent.  

The proposal will adapt to impacts of urban and natural hazards 
and climate change through the use of energy efficient lighting 
systems, application of Water Sensitive Urban Design (WSUD) 
principles, rainwater harvesting and reuse and site electrification 
and facilities that will enable on-site renewable energy production.  

Refer to the accompanying ESD report at Appendix 8.  

Table 4: Central City District Plan 
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Is the planning proposal consistent with a council LSPS that has been 
endorsed by the Planning Secretary or GSC, or another endorsed local 
strategy or strategic plan? 

Local Strategic Planning Statement 

The planning proposal is entirely consistent with 
Epping is reaffirmed as a Strategic Centre in which a wide mix of land uses (commercial and 
residential) is envisaged with high levels of amenity and walkability. Importantly, it is only one 
of two strategic centres in the LGA, with Sydney Olympic Park being the other. 

 

Figure 14: Parramatta LSPS Centre Hierarchy 

The LSPS defines Strategic Centres as: 

designated Strategic Centres. The District Plan says that the expectations for strategic 
centres are, in terms of land use, as follows: 

• co-location of a wide mix of land uses, including residential; 

• high levels of amenity and walkability and being cycle friendly; and 

• areas identified for commercial uses, and where appropriate, commercial cores. 

The LSPS specifies that a future City of Parramatta will need to have increased commercial 
floor space in Epping, in conjunction with a concentration of high-rise development, thereby 
achieving the specified housing and job targets. 

In this regard, the proposal will be entirely consistent with the LSPS. Key reasons include: 
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Delivering non-residential floor space, thereby generating employment opportunities, and 
providing a new focal point on the western side of Epping. The proposed revitalisation of the 
Coles Supermarket will be supported with speciality retail and commercial spaces, attracting 
local residents to the centre and creating a true destination and community focal point. 

• Provides a level of density that complements existing development on the eastern side 
of Epping. 

• Locating housing in a highly accessible location, within a Strategic Centre context and 
in close proximity to key transit nodes, i.e. Epping train station, the metro and bus 
interchanges, supported by infrastructure and open space. 

• Delivering a diversity of housing typologies and mixes, ranging from studio apartments 
to larger 3-storey apartments. 

• A new public domain, park, and communal open space areas to facilitate social 
inclusion, interaction, and meeting for the Epping community. 

As such, the proposal is entirely consistent with the LSPS and will fulfill the role of Strategic 
Centres as identified in the District Plan and LSPS. 

LSPS Objective Consistency 

P1  Support job growth in key 
employment centres to reinforce 

Central City.  

Consistent.  

In accordance with the Economic Impact Assessment report 
prepared by Atlas Economics (Appendix 6), the findings suggest 

million to the local economy and support almost 311 Full Time 
Employment (FTE) jobs on-  

P3  Support the growth of 
 economy 

with a focus on Parramatta CBD 
and Strategic Centres at Sydney 
Olympic Park and Epping as well 
as Westmead  

Consistent.  

The proposal supports the growth of night time economy by 
providing a mixed-use development within a Strategic Centre 
context. The proposed retail and commercial opportunities 
available for the site are capable of delivering outcomes for night 
time activity.  

P7  Encourage the design of 
development in Growth Precincts, 
Strategic Centres and Local 
Centres that maximises 
accessibility to, and safety of, 
existing and planned public 
transport services, including heavy 
rail, light rail, bus, and ferry which 
includes technological innovation 
and improved liveability, 
sustainability, and place 
management outcomes.  

Consistent.  

The proposal supports the transformation of Epping as a Strategic 
Centre by introducing new open spaces that will better facilitate 
access to the public transport network.  

The site is conveniently located within a 200m walk of key bus 
interchange services Epping train station and the metro.  

P11  Explore opportunities for 
transport infrastructure to 
facilitate higher order 
employment within Strategic 

Consistent.  

The proposed site is located in a rich transport environment, noting 
the close proximity to Epping metro, Epping train station and a 
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LSPS Objective Consistency 

Employment Lands in the GPOP 
area.  

variety of key bus interchanges. As such, the proposed 
development seeks to provide employment opportunities, which 
will be supported by high transit networks.  

P12  Focus high-rise development in 
Parramatta CBD and Strategic 
Centres (Epping and Sydney 
Olympic Park) as shown on the 
Structure Plan Map  

Consistent.  

The proposal is entirely consistent with this direction by providing 
higher density development in Epping. The built form is consistent 
with the scale of surrounding development in Epping and will 
complement the scale of towers on the eastern side of the rail line.  

P24  Provide for a range of housing 
types and sizes that cater to the 
Parramatta community to ensure 
housing diversity consistent with 
the City of Parramatta Local 
Housing Strategy (once endorsed 
by Council and DPIE).  

Consistent.  

The proposal is capable of delivering a range of 1, 2 and 3-
bedroom apartments. The preferred masterplan shows a potential 
mix of:  

• 1 bed = 24%,  

• 2 bed = 62%, and  

• 3 bed = 14%,  

 

P30  Provide for appropriate scale 
public artwork and cultural 
facilities in Local and Strategic 
Centres, as well as Parramatta 
City Centre Art and Culture Walk, 
to promote cultural expression 
and a distinctive sense of the 
place.  

Consistent.  

The proposal is capable of supporting public art. The publicly 
accessible open space and civic spaces have potential to 
accommodate a range of interpretative structures, public domain 
elements and treatments to reinforce the site as a destination of 
the western side of Epping. These will be further progressed at DA 
stage.  

The proposal is further capable of supporting public art and has an 
opportunity to build on the strength of the Connection to Country 
narrative developed by the design team.  

P31  Support the design and planning 
of Growth Precincts and Housing 
Diversity Precincts that 
commemorates the history of the 
site or locality to provide a link 
between past and future 
generations.  

Consistent.  

The proposal will commemorate history of the local area. The 
design narrative was formulated to integrate the reinstated 
overland flow path as a main feature in the landscape design of 
the new park at the northwestern corner of the site.  

The narrative builds upon the understanding that the creek and 
waters of the upper Lane Cove River are important to the 
traditional custodians of the land and waters.  

P33  Create a high quality and safe 
walking and cycling network 
across the LGA to cater for and 
encourage short trips (up to 2km) 
to local centres, jobs, public and 
shared transport services, schools, 
local open space, Green Grid, and 
other trip generators.  

Consistent.  

generously sized open space area adjacent to Boronia Park.  

Furthermore, the provision of a full-line supermarket with speciality 
retail will promote local pedestrian trips in Epping and minimise 
vehicle travel to surrounding retail centres including Macquarie 
Park, Carlingford Court, and Top Ryde.  
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LSPS Objective Consistency 

P35  Advocate for bringing-forward the 
Sydney Metro West delivery, as 
well as other city-shaping 
transport (Parramatta to Epping, 
Parramatta to Western Sydney 
Airport, Parramatta to Norwest, 
Parramatta to Kogarah via 
Bankstown and Parramatta Light 
Rail Stage 2) and with improved 
walking and cycling access and 
public spaces to those services.  

Consistent.  

The proposed height and scale of the development is considered 
to be appropriately placed in a location that is highly serviced by 
frequent transit networks.  

P39  Encourage a thriving small 
business sector where new and 
existing businesses can grow and 
expand.  

Consistent.  

The proposal seeks to provide a dedicated 1.5:1 non-residential 
floor space ratio, by way of speciality retail stores to facilitate a 
retail core for the western side of Epping.  

The proposed retail shops will be supported with the expanded 
supermarket offering, specialty shops and commercial suites with 
the aim of attracting future residents, workers, and visitors to the 
site as a key retail node.  

P46  Advocate for the outcomes of the 
Epping Town Centre Review when 
finalised to understand future 
employment needs within the 
Epping Strategic Centre  

Consistent.  

The proposed development aligns with the strategic vision for 
Epping by implementing a substantial quantum of commercial and 
retail land uses, which have been eroded by the increased 
residential development in the locality.  

Whilst providing a substantial amount of floor space it will allow 
for other proposals to contribute to employment and housing 
supply. It does not preclude the ability of other proposals to be 
pursued to support the vision of Epping.  

P53  Protect and increase tree canopy 
cover and vegetation across 
public and private land.  

Consistent.  

The proposal will provide 13.5% of deep soil area, which will 
improve the ecological value of the locality.  

P54  Enhance street tree canopy to 
support walkability  

Consistent.  

Increased street tree canopy can be provided, thereby being 
consistent with Councils vision.  

P56  Provide for a diversity of green 
spaces to support different 
community needs such as for 
recreation, relaxation, and 
enjoyment.  

Consistent.  

The proposal provides a new park which has potential to improve 
linkages to Boronia Park via pathways. In addition, a new 
permeable public domain is proposed, which will promote social 
inclusion.  

Overall, a range of publicly accessible spaces are proposed across 
the site to support the community.  
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LSPS Objective Consistency 

P59  Make Parramatta a low carbon 
city.  

Consistent.  

The proposal is supported by an ESD report, which outlines 
strategies to ensure redevelopment of the site responds to a zero-
carbon environment.  

P62  Accelerate low carbon transport 
and emerging trends in mobility.  

Consistent.  

The proposal seeks to create a highly permeable environment that 
encourages active and public modes of transport.  

Strategies include providing site-through links and charging 

public transport.  

P64  Reduce flood risk through 
planning controls that support 
flood detention, diversion, and 
improved conveyance.  

Consistent.  

The proposed development is strategically located away from the 
flood prone areas of the site to mitigate adverse impacts. In 
addition, the site is able to comply with relevant applicable 
planning controls.  

Table 5: Local Strategic Planning Statement 

Parramatta Local Housing Strategy 

The LHS establishes a 20-year strategic direction for the City of Parramatta, providing 
evidence to support the preparations of the LSPS and the housing targets identified in the 
District Plan. The LHS states that additional housing should be focused in identified growth 
precincts, which includes Epping Strategic Centre. The planning proposal is considered to 
achieve the outcomes of the LHS, as demonstrated by the following: 

Epping is identified as a growth precinct that offers the highest opportunity in achieving a 30-
minute door-to-door journey to work, noting the transit opportunities present. The LHS states: 
Growth precincts should be the key focus to deliver increased housing contributing to the 
achievement of the 30-minute city, best utilise planned transport upgrades and focus City 
resources for the substantial task of efficient infrastructure delivery to support new 
communities. 

Therefore, the planning proposal contributes to the 30-minute city by providing high-quality 
housing and employment within a transport rich environment. The remaining dwelling 
capacity within the Epping Strategic Centre post 2021 is 4,490 dwellings, with 4,420 dwellings 
provided from 2016 to 2021. It is important to note based on our extensive analysis of 
opportunity sites in Epping, there are very few left of meaningful size to deliver a holistic and 
true mixed-use development including a full-line supermarket. In this respect, the proposal 

targets in tandem with a strong presence of commercial floor space. 

Epping Commercial Floor Space and Urban Design Report 

The Epping Commercial Floor Space Urban Design Report was prepared by Council to 
document and address the erosion of commercial floor space within Epping. 
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The study was driven by the findings of a commercial floor space study in 2017 (see Section 
3.5.2), which concluded that between 40,000-45,000m2 of commercial floor space and 
13,000m2 of retail floor space was required for Epping by 2036. 

As such, the urban design study sought to rectify this by mandating a minimum provision of 1:1 
non-residential floor space within the centre. This would allow the envisaged floor space to be 
met. In addition, the study recommended an increase in heights that should accompany the 
proposed floor space. The site was identified as having a maximum height of 80m. 

Therefore, the planning proposal is considered to achieve the intended outcomes of the urban 
design study and commercial floor space, by providing a 1.5:1 non-residential floor space in 
the form of a 4-5 storey podium with increase building heights. 

Is the planning proposal consistent with any other applicable State and 
regional studies or strategies? 

Future Transport Strategy  

The planning proposal is consistent with other applicable State strategies including Future 
Transport Strategy. The Strategy is an update to the 2056 Transport Strategy for NSW 
published in 2018.  

It is a 40-year strategy supported by plans for regional NSW and Greater Sydney that seeks 
to align transport with land use. It acknowledges key interchanges at Epping will provide 
improved links between Sydney and regional NSW.  

The proposal is consistent with a range of directions under the Future Transport Strategy 
including:  

• C1.1. Enhance 30-minute metropolitan cities,  

• C.1.2. Connect our regional cities, centres, towns, and villages,  

• C2.1. Support car-free, active, sustainable transport options,  

• C3.1. Provide transport choices for people no matter where they live,  

• P1.2. Support growth around public transport,  

• P2.1. Support thriving and healthy 15-minute neighbourhoods,  

• P2.2. Mange street space as public space, and  

• P4.1. Ensure a net increase in urban trees and no net loss in biodiversity. 
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Is the planning proposal consistent with applicable State Environmental 
Planning Policies? 

Yes, as outlined in the table below the planning proposal is consistent with relevant State 
Environmental Planning Policies (SEPP). 

SEPP Consistent Comments 

SEPP (Biodiversity and 
Conservation) 2021  

Yes The proposal does not contradict or hinder the application of 
the SEPP.  

SEPP (BASIX) 2004  Yes The proposal does not contradict or hinder the application of 
the SEPP.  

SEPP (Exempt and Complying 
Development Codes) 2008  

Yes The proposal does not contradict or hinder the application of 
the SEPP.  

SEPP (Housing) 2021  Yes The proposal does not contradict or hinder the application of 
the SEPP.  

The architectural drawings (Appendix 1) demonstrate the 
proposal is capable of complying with the key design criteria 
and guidance of Housing SEPP and the ADG.  

SEPP (Industry and 
Employment) 2021  

Yes The proposal does not contradict or hinder the application of 
the SEPP.  

SEPP (Planning Systems) 2021  Yes The proposal does not contradict or hinder the application of 
the SEPP.  

SEPP (Resilience and Hazards) 
2021  

Yes The proposal does not contradict or hinder the application of 
the SEPP.  

A contamination study has been prepared (Appendix 11), which 
demonstrates the site can be made suitable for its intended 
purpose subject to additional testing.  

SEPP (Transport and 
Infrastructure) 2021  

Yes The proposal does not contradict or hinder the application of 
the SEPP. 

Table 6: SEPP Consistency 
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Is the planning proposal consistent with the applicable Ministerial Directions 
(Section 9.1 directions) or key government priority? 

Yes, as outlined in the below table the planning proposal is consistent with all applicable 
Section 9.1 directions. Where the planning proposal is inconsistent with a direction, 
justification is provided. 

Ministerial Direction Consistent Comments 

Focus area 1: Planning 
Systems 

  

1.4 Site Specific Provisions  Yes  The proposal proposes the introduction of an Additional Local 
Provision that will permit an additional 1.5:1 FSR on the site 
provided the consent authority is satisfied it is used for non-
residential purposes.  

The application of Additional Local Provisions is common 
practice in PLEP 2023 and is therefore considered suitable to 
facilitate development to be carried out.  

Focus area 2: Design and 
Place 

N/A  

Focus area 3: Biodiversity and 
Conservation 

N/A  

Focus Area 4: Resilience and 
Hazards 

  

4.1 Flooding  Yes, and 
justified by 
Direction  

The proposal will increase the development/dwelling density 
on land identified as being partially flood affected.  

A flood assessment has been prepared (Appendix 5), which 
demonstrates the proposed works will have no impact on 
existing flood behaviour.  

The flood assessment provides a detailed response to the 
directions, as discussed below.  

4.4 Remediation of 
Contaminated Land  

Yes  The proposal does not seek to amend the list of permissible 
uses in the zone.  

For the avoidance of doubt, a PSI has been prepared 
(Appendix 11) to support the planning proposal. It confirms the 
site can be made suitable for the proposed development.  



Item 13.5 - Attachment 1 Draft Planning Proposal Report - 53-61 Rawson Street, Epping 
 

 

 Page 366 
 

Ministerial Direction Consistent Comments 

4.5 Acid Sulfate Soils  Yes  As above  

Focus Area 6: Housing   

6.1 Residential Zones  Yes  The proposal will support housing choice to cater for future 
housing needs and locate these to make efficient use of 
infrastructure and services.  

Importantly, the provision of a 1.5:1 non-residential requirement 
will not reduce the permissible residential density of land 
consistent with Direction 6.1(2)(b).  

Focus Area 7: Industry and 
Employment 

  

7.1 Business and Industrial 
Zones  

Yes  The proposal will retain the existing E1 Local Centre zone and 
facilitate additional employment opportunities on the site via a 
1.5:1 non-residential FSR control.  

The proposal represents one of the largest consolidated 
landholdings on the western side of Epping capable of fulfilling 

centre. 

Focus area 8: Resources and 
Energy 

N/A  

Focus area 9: Primary 
Production 

N/A  

Table 7: Ministerial Direction Consistency 

Direction 4.1 Flooding 

The objectives of the Flooding Direction, as outlined in the Local Planning Direction are 
outlined as follows: 

a) 
Prone Land Policy and the principles of the Floodplain Development Manual 2005, and 

b) ensure that the provisions of an LEP that apply to flood prone land are commensurate with 
flood behaviour and includes consideration of the potential flood impacts both on and off the 
subject land. 
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A flood assessment has been prepared by GRC Hydro (Appendix 5). GRC Hydro state the 
preferred masterplan has been deliberately situated outside areas of significant flow in the 
1% AEP event and as such, there will be no impacts on flood behaviour as a result of the 
planning proposal. 

 

Figure 15: Peak Flood Depths and Levels  1% AEP Existing Condition (Source: GRC Hydro) 

 

Figure 16: Peak Flood Depths and Levels  1% AEP Post Development Condition (Source: GRC Hydro) 

GRC Hydro have reviewed the preferred masterplan relative to several planning instruments 
including PLEP 2023, PDCP 2011 and the relevant ministerial directions. These include: 

• The planning proposal demonstrates consistency with the controls and objectives of 
PLEP 2023 and DCP, as well as demonstrating the proposal is consistent with the NSW 
Floodplain Development Manual 2005. 

• The planning proposal meet the relevant flood planning levels and off-site impact 
requirements. Egress via Rawson Street avoids all interaction with hazardous 
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mainstream flooding. 

• The key principles of the Floodplain Development Manual 2005 are that no 
development should occur in floodway, floor levels should meet flood planning level 
requirements and flood risk should be managed. All key three principles are met by the 
planning proposal and compliance with PLEP 2023 and the DCP further demonstrate 
this. 

• The planning proposal does not result in any impacts on adjacent development in the 
1% AEP event. 

• The planning proposal and preferred masterplan is not proposed in an area of high 
hazard. Furthermore, residential levels are significantly elevated above the 1% AEP 
mainstream flood level of 83.7m AHD at the site. 

• Safe egress to Rawson Street is available in evacuation events. 

A review of the planning proposal and preferred masterplan demonstrates the planning 
proposal is consistent with the objectives and requirements of Direction 4.1. 

Furthermore, a letter has also been prepared by GRC Hydro dated 24 April 2024, which 
considers the flood impacts of the proposal against the amendments made following post 
lodgement and the refined masterplan. The letter confirms that there are no changes that 
would change the previously presented report or conclusions. GRC Hydro state: 

including the risk assessment and outcomes, are still valid with the proposed changes provided by 
Oakstand on the 23rd April 2024. No changes have been proposed to the key items contributing to the 

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

Is there any likelihood that critical habitat or threatened species, 
populations or ecological communities, or their habitats, will be adversely 
affected as a result of the proposal? 

The site is located within an established urban context. As such, the likelihood of critical 
habitat or threatened species, populations or ecological communities being impacted by the 
proposed development is considered unlikely. 

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

The proposal has assessed matters concerning flooding, traffic, urban design and built form in 
consideration and preparation of the planning proposal. As demonstrated below, any impacts 
can and will be appropriately managed. 

Discussion and assessment of the environmental and urban context is discussed below. 

Urban Design 

Following lodgement of the planning proposal, the proponent and Council worked 
constructively to develop a refined masterplan and built form massing for the site. 

The updated masterplan was developed in response to the desire for future redevelopment to 
deliver well-proportioned built forms to strengthen the street wall presence at Rawson Street 
and Carlingford Road and concentrate residential floor space within two tower forms. 

This refined massing strategy ensures impacts to neighbouring properties and the public 
domain are minimised, while facilitating publicly accessible open spaces and retaining the 
function of the role of the site as a key mixed-use destination of the western side of Epping. 

In response to the changes post lodgement, Gyde have prepared an Urban Design Addendum 
(Appendix 2), which builds on previous analysis of the lodged Urban Design Report that 
evidences the site has the capacity to become a key retail node in Epping. The Urban Design 
Addendum is supported by a suite of new principles that have guided refinements to the 
massing post lodgement. 

Summary of Original Urban Design Analysis 

As part of the originally submitted Urban Design Report, the analysis confirmed: 

1) The site has the capacity to accommodate large format retail including a supermarket, as 
a result of the site size and lot depth. 

2) Am opportunity sites analysis confirmed the site remains the largest and only viable 
location to deliver true non-residential floor space, including a full-line supermarket and 
supporting retail. Most of the existing built form in Epping is either constrained by Strata 
lots, recently built developments, fragmented lot ownership, irregular site geometries and 
heritage. 

The findings in the submitted Urban Design Report reinforce the proposition that the site is a 
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unique opportunity to provide additional retail and commercial floor space. Genuine renewal 
of the site will allow for the creation of a vibrant and active retail hub that will provide an 
alternative choice for residents instead of traveling to Carlingford Court or Macquarie Centre 

-standing commitment to 
delivering non-residential floor space in Epping. 

Amended Massing and Masterplan Outcomes 

The amendments to the planning proposal, and subsequent refinements to the massing post-
lodgement builds on a comprehensive body of built form testing. This extensive testing and 
amendments to the proposal were framed by a range of considerations including orientation 
of tower forms to facilitate outlook and sky exposure to the park and amplify visual 
permeability, enhance visual connectivity, redistribute mass to reinforce the street wall at 
Rawson Street and Carlingford Road and strengthen the commercial floorspace offering by 
increasing non-residential FSR. 

In consultation with Council staff, the amendments establish a balanced distribution of scale 
across the podium and tower forms, which affords significant improvements to the ground 
plane and the appearance of the site when viewed from the surrounding streetscape. These 
refinements result in towers of 33 and 36 storeys and a revised non-residential FSR of 1.5:1 (6:1 
total). 

In relation to the refined massing and its visual impacts, it presents with increased scale 
however, the towers are more legible as individual forms whereas towers in the previous 
massing, the towers presented in a cluster formation with tower heights transitioning to the 
north. 

The amended podium form provides enhanced spatial containment to the street. Where the 

scale to express a 4-5 storey street wall to define the corner. 

  

Figure 17: Perspective View from Carlingford Road  Looking East (Source: Kann Finch) 

In short, the masterplan delivers: 

1) Improved the built form response to deliver high quality mixed-use development on a key 
site in Epping within immediate walking distance of public transport, 

2) Maximised building separation t sensitive interfaces by concentrating scale at the corner 
of Rawson Street and Carlingford Road, 

3) Strengthened the podium form and emphasising height at the northern end of the centre 
 

4) Increased tower setbacks and enhanced public domain outcomes along Rawson Street to 
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complement the evolving character of the western side of Epping. 

 

Figure 18: Perspective View from Boronia Park  Looking North (Source: Kann Finch) 

Design Excellence and Amenity 

In addition to the extensive massing analysis undertaken, the project team engaged with 

been proposed under this planning proposal. Initial proposals were presented to the final 
DEAP workshop on 20 January 2022, which noted the following: 

The general massing and building heights are considered acceptable 

The acknowledgment of building heights from the DEAP have carried over through post-
lodgement engagement discussions with Council in framing the refined masterplan for the 
site. 

This refined masterplan has undergone testing against SEPP 65 and the ADG to demonstrate 
a future proposal is capable of exhibiting a high quality architectural design and amenity for 
future occupiers. 

The table below assesses the preferred masterplan against the ADG (refer to Appendix 2 for a 
detailed discussion on ADG consistency). The proposal will exceed many of the key numeric 
design criteria set by the ADG. 

Criteria Target Compliance 

Solar access  Minimum 70%  71%  
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Criteria Target Compliance 

No solar  Maximum 15%  7%  

Natural cross ventilation  Minimum 60% 
up to 9 storeys  

71%  

Communal open space  Minimum 25%  
35%  

(15.5% of podium space, 13.5% of communal space in the 
western portion of the site and 6% forming a communal room)  

Deep soil  Minimum 7%  13.5%  

Building separation  24m (habitable 
to habitable  

24m achieved  

Table 8: ADG Compliance 

 

Figure 19: Solar Insolation Testing (Source: Kann Finch) 
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Overshadowing 

The preferred masterplan and massing have been optimised to minimise overshadowing 
impacts to residential uses and Boronia Park to the west. In particular: 
 

• The geometry of tower forms and the allocation of height, including the offset 
alignment of towers, has optimised the opportunities for maintaining solar access to 
ground plane areas within the internal plaza. 

• Shaded areas to the south of the site are predominantly located over, or just beyond, 
the proposed DCP service laneway with good levels of solar access to remaining areas. 

• 

more hours between 9am and 3pm mid-winter. 

 
Detailed shadow diagrams have been prepared between 9am and 3pm mid-winter to 
determine shadow impacts of the preferred masterplan. The shadow diagrams indicate that: 
 

• Neighbouring residential development in Boronia Gardens will have suitable levels of 
sunlight maintained, with only shadow cast at only between 9am-10am. 

• Boronia Park will not be impacted by additional overshadowing after midday during 
mid-winter. No additional overshadowing will occur during the busy after-school hours. 

• 

from any future development on the site. However, the sculpted tower forms will 
provide fast moving shadows and three or more hours of solar access to the majority 
of the car park will be provided. 
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Figure 20: Overshadowing Diagrams (Source: Kann Finch) 
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Open Space and Public Domain 

The proposal is supported by a landscape strategy prepared by Arcadia (Appendix 3), which 
proposes a concept drawn from local landscape and the Delvins Creek catchment. The 
concept proposes a diverse range of open space and landscape areas distributed across the 
site and include the following strategies: 

• Introduce a landscaped frontage to Carlingford Road, integrating new open space into 
existing public areas, 

• Create a sympathetic landscaped edge along Carlingford Road, matching the 
character of Boronia Gardens, 

• Plant new street trees along Rawson Street, 

• Enhance the central retail atrium with integrated landscaping, improving visual appeal 
and creating a sense of place, 

• Provide landscape screening and deep soil areas along the western boundary to 
visually screen neighbouring residential development, 

• Develop a diverse native landscape setting in the northwest corner, including a bush 
play zone and water element, and 

• Design high-quality landscaped communal open spaces above the podium for 
residential apartments. 

In addition, the public domain plan allows for a future pedestrian connection from Carlingford 
Road into Boronia Park. This will support improved pedestrian access to open space and 
provide a green link to the proposed open space area in the northwest corner of the site. 
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Figure 21: Public Domain Plan (Source: Arcadia) 

These open space areas amount to 4,600m2 (50%) of the ground plane being publicly 
accessible and include a generously sized park 1,230m2 (13.5%). 
 

 
Figure 22: Ground Plane Publicly Accessible Space (Left) And Deep Soil (Right) (Source: Kann Finch) 
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Traffic and Transport 

A TIA has been prepared by Stantec (Appendix 4), which provides traffic assessment of the 
proposal including trip generation, sustainable transport measures, compliance with DCP 
rates and traffic generation. A summary of the TIA is provided below, which has been 
updated to reflect the refined massing post lodgement. 

The design currently allows for a single consolidated driveway along the southern boundary 
of the site at Rawson Street aligned with the DCP 2011 service lane. In accordance with DCP 
2011, the service lane could be extended along the western boundary of the site to Carlingford 
Road.  

The proposal incorporates around 556 parking spaces over five basement levels. The car park 
will provide parking for residents, staff, and visitors with access control (roller doors/ boom 
gates) to ensure secure access and separation of users. 

The proposed development could be expected to generate in the order of 309 and 559 
vehicle trips respectively in the AM and PM peak hours (including service vehicle trips). When 
considering that 25 per cent of retail traffic is passing trade and hence while they are included 

 

The proposed traffic anticipated to travel through the key surrounding intersections is 
expected to be minor, contributing up to three per cent additional traffic compared to 
existing traffic volumes. 

The proposed site will have a net increase in vehicle generation of around 132 and 138 new 
vehicle trips respectively in the AM and PM peak hours compared to existing land uses on site. 
For the purpose of modelling the traffic impact of the development, the proposed 
redevelopment has been assessed based on having a net increase in vehicle generation of 
around 144 and 146 vehicle trips respectively in the weekday AM and PM peak hours. The 
differential in traffic uplift is based on the existing commercial building with ground floor retail 
generating low traffic volumes (one and nine vehicle trips during each peak hour), however 
the new commercial and specialty retail land use is assessed based on full traffic yield as per 
traffic generation rates agreed with Transport for NSW and Council. 

The existing pedestrian crossing along Rawson Street on the southern edge of the Council car 
park currently operates near or at capacity during weekday peak hours during the high 
pedestrian volumes traveling to / from the rail and bus interchange at Beecroft Road. The 
development proposes to deliver pedestrian operated signals to better manage the flow of 
traffic and pedestrians. These signals present a significant benefit to the operation of Rawson 
Street generally during peak periods and would improve access to both existing and future 
development within the town centre. 

The traffic assessment considers uplift in background traffic generated by potential 
developments within Epping Town Centre, resulting in a further uplift of 249 and 296 vehicles 
in the weekday AM and PM peak hour. 

Traffic analysis presented in this report indicates it is clear the development has a relatively 
minor impact on the operation of surrounding intersections, with or without background 
traffic growth from developments within the town centre, with exception of the Carlingford 
Road/ Rawson Street/ Ray Road intersection during the AM peak hour specifically due to the 
limited capacity of the right turn from 
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Rawson Street to Carlingford Road to accommodate an uplift in traffic. Notwithstanding, the 
provision of a third eastbound lane along Carlingford Road between Rawson Street and 
Beecroft Road would result in increased capacity for vehicles exiting Rawson Street and allow 
for similar performance of the intersection under following development of the site, however, 
may not deliver enough capacity to accommodate all potential development within the town 
centre. 

In the context of the broader aspirations surrounding development within Epping, as well as 
aspirations surrounding development that promotes sustainable travel given proximity to a 
rail and bus interchange and integrated land uses that co-locates jobs, housing, and retail, 
thereby containing trips internally to Epping, the impacts of the planning proposal can, on 
this assessment be satisfactorily managed. 

Flooding 

A Flood Assessment has been prepared by GRC Hydro (Appendix 5). GRC Hydro undertook 
the following methodology to determine the flooding affectations of the site: 

• DRAINS hydrologic model to derive flows for the 5% AEP, 1% AEP, 0.5% AEP and PMF 
using the methodologies as outlined in the ARR 2019, 

• TUFLOW hydraulic model to derive water levels, depths, velocities, and hazard for the 
5% AEP, 1% AEP, 0.5% AEP and PMF of existing conditions, 

• -Assess the flood conditions and risks of existing and proposed conditions and review 
model results, 

• -Model the proposed plan and assess the flood impacts, 

• Review pertinent planning documentation for applicable flooding controls, and 

• Develop flood maps which present and proposed flood depth, level and hazard for 
each event, and flood level impacts for 1% AEP event. 
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GRC Hydro state the preferred masterplan has been deliberately situated outside areas of 
significant flow in the 1% AEP event and as such, there will be no impacts on flood behaviour 
as a result of the planning proposal. 
 

 
Figure 23: Peak Flood Depths and Levels  1% AEP Existing Condition (Source: GRC Hydro) 

 
Figure 24: Peak Flood Depths and Levels  1% AEP Post Development Condition (Source: GRC Hydro) 

GRC Hydro have reviewed the preferred masterplan relative to several planning instruments 
including PLEP 2023, PDCP 2011 and the relevant ministerial directions. These include: 

• The planning proposal demonstrates consistency with the controls and objectives of 
PLEP 2023 and DCP, as well as demonstrating the proposal is consistent with the NSW 
Floodplain Development Manual 2005. 

• The planning proposal meet the relevant flood planning levels and off-site impact 
requirements. Egress via Rawson Street avoids all interaction with hazardous 
mainstream flooding. 



Item 13.5 - Attachment 1 Draft Planning Proposal Report - 53-61 Rawson Street, Epping 
 

 

 Page 380 
 

• The key principles of the Floodplain Development Manual 2005 are that no 
development should occur in floodway, floor levels should meet flood planning level 
requirements and flood risk should be managed. All key three principles are met by the 
planning proposal and compliance with PLEP 2023 and the DCP further demonstrate 
this. 

• The planning proposal does not result in any impacts on adjacent development in the 
1% AEP event. 

• The planning proposal and preferred masterplan is not proposed in an area of high 
hazard. Furthermore, residential levels are significantly elevated above the 1% AEP 
mainstream flood level of 83.7m AHD at the site. 

• Relatively safe egress to Rawson Street is available in evacuation events. 

A review of the Panning Proposal and preferred masterplan demonstrates that the planning 

mitigating any associated impacts resulting from the flood prone land. 
 
Furthermore, a letter has also been prepared by GRC Hydro dated 24 April 2024, which 
considers the flood impacts of the proposal against the amendments made following post 
lodgement and the refined masterplan. The letter confirms that there are no changes that 
would change the previously presented report or conclusions. GRC Hydro state: 

2023), including the risk assessment and outcomes, are still valid with the proposed changes 
provided by Oakstand on the 23rd April 2024. No changes have been proposed to the key 

flood risk. As such, there is no need to update either the modelling or reporting presented in the 

December 2023. 

Contamination 

A PSI has been prepared by Douglas Partners (Appendix 11) that considers the suitability of 
the site for the proposed use. Douglas Partners concludes the site can be made suitable for 
the proposed development subject to the following: 

• Obtain and review the SafeWork NSW records, 

• Additional soil sampling and testing to meet a sampling density, combined with the 
current locations, commensurate with a Detailed Site Investigation (DSI) as described 
in NEPC (2013), 

• The additional sampling and testing should preferrable be undertaken following 
building demolition to facilitate ease of access and visual assessment of fill through 
test pitting, 

• Assessment of groundwater quality beneath the site, and 

• Hazardous building material survey of the buildings present on site, prior to demolition; 
and 

• If required following the additional investigations, preparation of a remediation action 
plan (RAP). 
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Pedestrian Wind 

A Pedestrian Wind Environment Statement has been prepared by Wintech to assess the wind 
effects of the preferred masterplan (Appendix 9). 

Windtech state that while the preferred masterplan incorporates a range of positive wind 
mitigation strategies, there are areas of the proposed development that are likely to 
experience and be exposed to stronger winds. Several recommendations are proposed that 
are capable of being incorporated into a future DA for the site including: 

• Ground level trafficable areas: 

o Retain proposed north-western landscape area with densely foliating tree and 
hedge planting within. 

o Inclusion of continuous impermeable awning along Rawson Street frontage on 
Ground level. 

o Inclusion of an impermeable awning at the base of Tower B along the southern 
aspect on Ground level. 

o Inclusion of an impermeable awning at the base of Tower A along the western 
aspect on Ground level. 

o Retain proposed landscape areas with densely foliating tree and hedge 
planting within the central communal open space on Level 1 and at the 
entrances into the area. 

o Inclusion of a combination of densely foliating evergreen planting, baffle 
screening along the arcade entrances to the central open communal open 
space on the Ground Level. 

• Elevated communal open spaces (podium) 

o Retain proposed landscape areas with densely foliating tree and hedge 
planting within. 

o Inclusion of a perimeter screening to a height of 2-2.5m high in between Towers 
A and B on Level 4. 

• Private balconies and terraces 

o Full height impermeable screens or full height louvres along one of the exposed 
aspects of the corner balconies i.e., single aspect design. 

Overall, consideration of the above recommendations is expected to result in suitable wind 
conditions for various trafficable outdoor areas within and around the development for 
intended uses, and that wind speeds will satisfy the applicable criteria for pedestrian comfort 
and safety typical of Epping. 
 
The proponent intends on undertaking further wind tunnel testing at detailed design stages to 
quantitively assess the wind conditions and to verify the necessity of the treatments and 
recommendations. This will be further explored at detailed design and DA stage. 
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Sustainability 

An ESD Strategy has been prepared by Stantec Australia (Appendix 8), which outlines a 
number of initiatives that will be explored in detailed DA stage to support the NSW 

 

• Site electrification and facilities to enable on-site renewable energy production, 

• Rainwater harvesting and reuse, 

• Energy efficient lighting systems (internal and external) and lighting controls, 

• Façade thermal performance for new elements in line with NCC 2022 Section J, 

• Efficient domestic hot water and HVAC system equipment, 

• Timer and motion controls of lighting and ventilation to reduce unnecessary energy 
consumption, 

• Explore opportunities to reduce embodied energy reduction associated to construction 
material selection, 

• Increased access to natural daylight with an aspiration to exceed ADG solar access 
and cross ventilation requirements. 

• Water efficient fixtures and fittings (WELS ratings), 

• Application of WSUD principles, 

• Responsibly sized waste separation and storage areas, and 

• Increased indoor environmental quality through the use of low-VOC paints, adhesives 
and sealants. 

 
The above responses will be explored further by the proponent prior to lodgement of a DA. 

 

Has the planning proposal adequately addressed any social and economic 
effects? 

The proposal will deliver a number of positive social and economic outcomes, thereby 
ensuring that future on-site residents, workers, and visitors have access to retail and 
commercial amenity, community services and infrastructure, civic amenity in addition to 
recreation. 

Social Impacts 

An SIA has been prepared by Cred Consulting (Appendix 7), which provides an audit of social 
infrastructure within 200m, 400m, 800m and 2km of the site. Overall, the site is well located 
within an existing strategic centre and has a range of local, district and regional facilities 
within 200m to 2km of the site. 

The following levels of infrastructure were audited for each proximity benchmark distance: 

• Local facilities - Within 800m of the site, 

• District facilities - Within 2km of the site, and 

• Regional facilities - Within 5km of the site. 
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An audit of public facilities shows that: 

• Within 800m of the site, there are 4 local facilities, 

• Within 2km of the site, there are 9 district facilities., and 

• Within 5km of the site, there are 4 regional facilities. 

 

 
Figure 25: Location of Social Infrastructure Within 2km Of the Proposal (Source: Cred Consulting) 
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Infrastructure demand 

Based on the findings of the SIA, demand for social infrastructure generated by the proposal 
are as follows: 

• Library Floor Space - Benchmarked demand of 190m2 of library space is likely to be 

Strategy (COPCIS) indicates that for Catchment Three (which Epping suburb is located 
within) there is a gap of 1,014m2 of library space in 2019. The Epping Library and 
Leisure Centre has recently undergone refurbishment, including the addition of a new 
floor level, to address increased library space demand for the area. 

• Early education and care  Benchmarked demand for 21 places is likely to be 
generated by the proposal. The proposed demand does not trigger a need for an on-
site facility. 

• Out of School care  Benchmarked demand for 19 places is likely to be generated by 
the proposal. The proposed demand does not trigger a need for an on-site facility. 

• Public Hospital Beds  Benchmarked demand for 2.8 hospital beds is likely to be 
generated by the proposal. 

• Open Space - Benchmarked demand for 3.2 ha. of public open space is likely to be 
generated by this proposal. Currently, there is a provision of approximately 50 ha. of 
public open space in the Epping suburb. In 2021, there is demand for an additional 40 
ha in the suburb. The planning proposal includes 0.11 ha of public open space 
(including park). Therefore, the planning proposal will generate an additional demand 
of 3.09 ha. of public open space for the Epping suburb. 

• Indoor recreation centre  The proposal does not trigger benchmarked need for a 
facility on-site. There is a benchmarked demand for 1 indoor recreation centre for the 
Epping suburb in 2021. 

• Skate Facilities  The proposal does not trigger benchmarked need for a facility on-
site. There is a benchmarked demand for 3-6 skate facilities for the Epping suburb in 
2021. 

• Multipurpose outdoor courts  The proposal does not trigger benchmarked need for a 
facility on-site. The COPCIS indicates that there is a moderate gap in hard courts in 
the suburb of Epping. 

• Outdoor fitness station  The proposal does not trigger benchmarked need for a 
facility on-site. The COPCIS indicates that the current provision in Epping meets the 
benchmarked need for outdoor fitness stations. 

• Play spaces  Benchmarked demand for 0.5 play spaces is likely to be generated 
through by this proposal. The COPCIS indicates that there are currently 9 play spaces 
in the Epping suburb. It also indicates that for Catchment Three (which Epping suburb 
is located within) there is a gap of 3 play spaces in 2019. Currently one play space is 
proposed as part of the planning proposal. Therefore, provision meets demand. 

• Indoor Courts  The proposal does not trigger benchmarked need for a facility on-site. 
The COPCIS indicates that the current provision in Epping meets the benchmarked 
need for indoor courts. 

• Aquatic facilities (local)  The proposal does not trigger benchmarked need for a 
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facility on-site. The COPCIS indicates that the current provision in Epping meets the 
benchmarked need for aquatic facility courts. 

• Dog off-leash areas  The proposal does not trigger benchmarked need for a facility 
on-site. There are 4 dog off-leash areas for the suburb of Epping. 

 
It is acknowledged that the future development of the site will require the payment of 7.11 
contributions which will contribute towards additional social infrastructure demand as 
generated by the proposal. Priority community needs are identified in Table 9 of the SIA. 
 
Chapter 6 of the SIA provides a summary of the social impacts of the planning proposal as 
well as potential mitigation measures to address issues and enhance positive social impact. 
This has been summarised in the table below. 
 

Identified 
Social Impact 

 Enhancement/Mitigation Measures 

POSITIVE IMPACTS 

1. Supply of 
additional 
housing  

 

The proposal will provide an additional 
420 apartments, which may cater to 
smaller household sizes within the Epping 
suburb, including working age population.  

Provide a minimum of 20% 3 bedroom 
apartments, to cater for the large proportion of 
families with children who reside in Epping 
suburb.  

2. Publicly 
accessible public 
open space  

 

The lower ground level is designed to 
accommodate a range of activities for 
people of all age groups. This includes 
bush play zones, flexible communal open 
space with lawn, seating, and alfresco 
dining.  

Provide adequate wayfinding signage, universally 
designed seating and landscaping, noise 
mitigation measures for residential tenants.  

3. Improved 
pedestrian 
access after 
construction  

 

The planning proposal provides wide 
footpath, thoroughfares, and multiple 
access points into the ground level for 
pedestrians.  

Wide footpath on Rawson Street with end of trip 
facilities and opportunity for walking loop as part 
of Boronia Park. 

4. Access to 
Boronia Park 

The planning proposal retains access to 
nearby carpark which leads to Boronia 
Park.  

Opportunities to enhance direct link to Boronia 
Park, provision of amenities (e.g. drinking 
fountain and seating) and signage.  

5. New full line 
modern 
supermarket with 
supporting 
speciality retail 
post construction  

The planning proposal proposes to 
demolish the existing supermarket and 
build a new one with supporting specialty 
retail.  

Incorporation of best practice universal design 
principals, provision of seating, opportunity for 
art displays.  

6. Rawson Street 
and Carlingford 

The planning proposal will change the 
existing character of the town centre provide natural areas which soften the urban 
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Identified 
Social Impact 

 Enhancement/Mitigation Measures 

Road activation 
post construction  

 

through the delivery of mixed-use towers 
with supermarket on lower ground level 
and retail on ground level. 

landscape, enhance  

7. Provision of 
additional retail 
and commercial 
space within 
close proximity 
to Epping Station  

 

The planning proposal will add additional 
retail and commercial space, helping to 
make a retail destination on the western 
side of Epping.  

Opportunity to incorporate subsidised space as 
part of commercial/retail offering for community 
benefit (e.g. dedication of retail space for a social 
enterprise such as a café)  

8. Employment 
opportunities  

 

During and after construction, this mixed-
use planning proposal will provide 
opportunities for local employment in the 
Epping high growth area, close by to 
public transport.  

NA  

9. Communal 
open space 

 

This proposal includes communal open 
space for use by residents.  

Embellish communal open space with high 
quality amenities, ensure regular maintenance.  

10. Communal 
space  

 

The planning proposal will include a 
community space of 775m2 adjoining the 
communal open space on Level 1.  

Ensure space is bookable, design to be multi-
purpose and take advantage of proximity to 
communal open space, engage with community 
to determine purpose, form, and function.  

11. Connection to 
Country  

 

Initial consideration of Connection to 
Country as part of the design of the 
podium/ plaza and landscaping  

Explore opportunities to strengthen Connection 
to Country interpretation.  

NEGATIVE IMPACTS 

1. Pressure on 
existing social 
infrastructure  

 

The social infrastructure proposed by the 
Planning Proposal does not meet all 
community needs generated by the 
proposed development and therefore new 
residents will add additional pressure on 
the existing social infrastructure in Epping 
suburb.  

Consider contributions towards priority 
community needs through Section 7.11 and 
Housing productivity contributions.  

2. No proposed 
provision of 
affordable 
housing  

The Planning Proposal in its current form 
does not incorporate provision of 
affordable housing.  

There is opportunity to provide affordable rental 
housing as part of future development of the site.  
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Identified 
Social Impact 

 Enhancement/Mitigation Measures 

3. Limited 
Pedestrian 
access  

Pedestrian access in and around Rawson 
Street is likely to be affected during 
construction, impacting wayfinding.  

Provide appropriate notice to affected 
stakeholders, provide alternate wayfinding 
routes, enhance active transport connections.  

4. Noise during 
construction  

Noise during the construction period may 
impact on the quality of life of 
neighbouring residents.  

Provide appropriate notice and contact details to 
affected community members.  

5. Temporary 
closure of 
supermarket  

During construction, it is likely that Epping 
residents, workers and visitors will not be 
able to access the existing supermarket  

Provide appropriate notice to affected 
stakeholders including construction timeframes  

Table 9: Social Impact Assessment 

A SIA Addendum was prepared by Cred Consulting in response to the refined masterplan 
following lodgement. It notes that the main change has been the consolidation of three to 
two tower forms and increased commercial floor space and publicly accessible domain.  

Cred Consulting maintains that the impacts identified in the original report remain valid and 
notes:  

which ads another positive social impact to the development. Additionally, all other social 
impacts, enhancement suggestions , and mitigation measures identified in the 2023 report 
remain valid.  

Overall, the social impact assessment for the planning proposal remains overwhelmingly 
positive and is supported. 

Economic Impacts 

An EIA has been prepared by Atlas Economics (Appendix 6) to assess the need for the land 
uses proposed and examine the economic impacts of the planning proposal. This report has 
been updated to reflect the refined massing with a non-residential FSR of 1.5:1. 

Changing role of Epping and site response 

Atlas state that Epping centre was historically a minor suburban commercial market that 
offered lower priced office space that was attractive to local businesses and business owners 
who lived locally and sought to work close to home. 

As high-
role has evolved to become one that provides for local services and that fulfills a convenience 
role. This is evident from the change in employment profile observed over the 2011-2021 
period, with health and education-related employment growing in proportion. 

Based on the business occupier profile and activity, the demand for commercial space is 
broader than just demand for office floor space. The tenancy profile of businesses currently 
accommodated on the Site (various education and tutoring centres, specialist medical 
practices) is indicative of the spread of demand for commercial floor space in the centre. 
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Atlas go on to state that at present, the centre has a Coles supermarket and some minor 
specialty shops but overall has a limited retail offer. Residents generally travel to Macquarie 
Park, Carlingford, Eastwood, or Beecroft to have their convenience retail needs met. 

Furthermore, the EIA notes the centre is in a state of transition, with large scale development 
activity revealing: 

• A much larger residential population, with many commuting to Sydney CBD and 
Macquarie Park for work, 

• A fall in local employment as former commercial buildings have been redeveloped, 
and 

• A growth in local employment in education and training and notable decline in retail 
employment. 

While developments in the centre have resulted in a large number of new households and 
residents, many of the sites are small in area. This limits the ability for large scale provision of 
retail/commercial floor space that would enable retail uses to cluster and that would be 
overall feasible. This reality can be observed from developments in the pipeline and 
developments that have already been completed where only there is only minor provision of 
commercial space and employment.  

local residents to have their convenience, shopping and recreational needs met. This would 
contribute to improving the self-containment of the centre and reducing trips beyond the 
centre except for higher-order shopping. 

Economic assessment 

During the construction phase the planning proposal is expected to generate significant 
economic impacts for the LGA including: 

• $407.1 million in output (including $237 million in direct activity), 

• $147.4 million contribution to GRP (including $60.6 million in direct activity), 

• $83 million in incomes and salaries paid to households (including $40.3 million in direct 
income), and 

• 855 FTE jobs (including 449 FTE directly employed in construction activity). 

During the operational phase, the planning proposal is expected to result in a net increase in 
economic activity through direct and indirect (flow-on) annually at: 

• $164.2 million in additional output (including $88.5 million in direct activity), 

• $88.6 million in additional contribution to GRP (including $46.8 million in direct 
activity), 

• $51.1 million in additional incomes and salaries paid to households (including $31.6 
million in direct income), and 

• 493 additional FTE jobs (including 311 FTE jobs directly related to activity on the site). 

The Proposal is also expected to generate additional household expenditure supported 
through new dwellings within the Parramatta LGA. This activity is estimated to support on an 
ongoing annual basis (once fully developed and occupied): 
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• $59.7 million in total output ($35.2 million directly) 

• $34.7 million additional in contribution to GRP (including $21.2 million in direct activity), 

• $14.6 million additional incomes and salaries paid to local workers (including $8.2 
million directly), and 

• 187 FTE jobs (including 128 additional FTE jobs directly related to activity on the site). 

Overall, Atlas concludes the proposal will make a significant contribution to the Parramatta 
economy. The planning proposal is expected to generate an annual GRP of $88.6 million to 
the local economy and support almost 311 FTE jobs on-site during operational phase. 

The planning proposal will contribute to meeting demand for retail and local commercial 
services including the growing health and education-related businesses seeking to locate in 
the centre. Importantly, it will facilitate better self-containment in terms of trip generation and 
contribute to an increase in provision of much-needed contemporary commercial floor space. 

The economic impacts estimated demonstrates the planning proposal has economic merit, 
having the ability to reinforce the functionality of Epping as a Strategic Centre and contribute 
significantly to the local economy. 
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Section D  State and Commonwealth Interests 

Is there adequate public infrastructure for the planning proposal? 

The proposal is located in an established, urban area and as such, existing services and 
utilities are available and can readily accommodate future development.  

Nonetheless, the proposal is accompanied by an Electrical and Hydraulic Services 
Infrastructure Report, prepared by Stantec (Appendix 10), which confirms the following 
findings:  

• Augmentation will be required to provide power to the site, It will be necessary to 
decommission and remove the 2 off existing substations and replace with new 
chamber substations (3 x 1500kVA transformers required to service the site).  

• The proposed development is well serviced from existing Carrier infrastructure. No 
carrier diversions are required and it is not expected that there will be any carrier 
backhaul charges.  

• The authority sewer infrastructure surrounding the site is of sufficient capacity to 
service the proposed development. The sewer assets will be subject to alterations and 
deviations to allow for the construction of the development.  

• The authority water infrastructure surrounding the site is of sufficient capacity to 
service the proposed development.  

• The authority gas infrastructure surrounding the site has sufficient capacity to service 
the needs of the proposed development. Formal applications will need to be 
undertaken.  

Based on the above, the proposal notes that existing services are able to accommodate the 
site. Nonetheless, further investigations will be undertaken to determine whether any upgrade 
of existing facilities is necessary in consultation with Council and service providers.  

Refer to the Electrical and Hydraulic Services Infrastructure Report in Appendix 10. 
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Section E  State and Commonwealth Interests 

What are the views of the State and Federal public authorities and 
government agencies consulted in order to inform the Gateway 
determination? 

Consultation has occurred with a number of State authorities including the Department, 
Council and TfNSW as part of the scoping report and pre-consultation processes. 

In particular, Council referred the scoping report to TfNSW on 13 February 2023, with a 
response provided on 29 March 2023. A copy of this correspondence is provided at Appendix 
12. Overall, the consultation did not identify any major issues that would preclude an 
amendment to PLEP 2023. 

with TfNSW and Council to provide input on the proposed transport 
methodology/assumptions. This includes requests for concurrence on traffic generation rates 
and traffic growth assumptions.  

Department assessment and in accordance with any conditions and engagement 
requirements set by the Gateway Determination. 
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Part 4  MAPS 
The planning proposal seeks to amend the following maps of the Parramatta Local 
Environmental Plan 2023 as follows:  

 

Control Existing Proposed 

Height of Buildings  48m 

 

RL 103 (22m), RL 197 (112m) and RL 206 (122m) 

 

Additional Local 
Provisions 

Nil  Add a clause to Part 6, Additional Local 
Provisions of the PLEP 2023 specific to this site 
that permits an additional commercial only FSR 
of 1.5:1. 

Notwithstanding the existing 4.5:1 FSR, which 
permits a range of uses (including commercial) in 
the E1 Local Centre zone, the additional 1.5:1 
commercial only FSR would mean that a 
maximum 6:1 FSR is permitted for the site, with at 
least 1.5:1 of the permitted FSR to comprise 
commercial. 

 

 

Table 10: Proposed Maps 
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PART 5  COMMUNITY 
CONSULTATION 

The planning proposal will be placed on public exhibition in accordance with the Gateway 
Determination, should the Department support the proposal. Confirmation of the public 
exhibition period and requirements for consultation will be detailed as part of the Gateway 
Determination. 

Any further community consultation will be conducted in accordance with Sections 3.33 and 
 

• Public exhibition of the planning proposal including: 

•  

• Notification in writing to affected and adjoining landowners, unless Council is of the 
opinion that the number of landowners makes it impractical to notify them, 

• Notification letters to relevant State agencies and other authorities nominated by the 
Department, and 

• Undertaking of any other consultation methods appropriate for the proposal. 

Any further detailed design DA for the site would also be exhibited in accordance with 
requirements, at which point the public and any authorities would have further 

opportunity to comment on the proposal. 
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PART 6  PROJECT TIMELINE  
A primary goal of the plan making process is to reduce the overall time taken to gazette LEPs. 
The Gateway Determination will confirm the level of information necessary to support the 
planning proposal and the consultation requirements. 

In order to meet these timeframes, the inclusion of a project timeline in the planning proposal 
will provide a mechanism to monitor the progress of the planning proposal through the plan 
making process. 

The table below provides the project timeline anticipated for the subject planning proposal, 
which is proportionate to the nature and scale of the proposal. 

MILESTONE ANTICIPATED TIMEFRAME 

Consideration by Local Planning Panel  May 2024  

Council decision  June 2024  

Gateway determination  October 2024  

Commencement and completion of public exhibition period  November  December 2024  

Consideration of submissions  February 2025  

Post-exhibition review and additional studies (if required)  April 2025  

Submission to the Department for finalisation  May 2025  

Gazettal of the LEP amendments  June 2025  

Table 11: Timeline Table 

  



Item 13.5 - Attachment 1 Draft Planning Proposal Report - 53-61 Rawson Street, Epping 
 

 

 Page 395 
 

APPENDICES   



Item 13.5 - Attachment 1 Draft Planning Proposal Report - 53-61 Rawson Street, Epping 
 

 

 Page 396 
 

Appendix 1  REVISED ARCHITECTURAL REPORT - 53-61 Rawson 
Street Epping 
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Appendix 2  REVISED URBAN DESIGN REPORT - 53-61 Rawson Street 
Epping 
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Appendix 3 REVISED PUBLIC DOMAIN PLAN - 53-61 Rawson Street 
Epping 

  



Item 13.5 - Attachment 1 Draft Planning Proposal Report - 53-61 Rawson Street, Epping 
 

 

 Page 399 
 

Appendix 4  REVISED TRAFFIC IMPACT ASSESSMENT - 53-61 
Rawson Street Epping 
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Appendix 5  REVISED FLOODING ADDENDUM - 53-61 Rawson Street 
Epping 
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Appendix 6  REVISED ECONOMIC IMPACT ASSESSMENT - 53-61 
Rawson Street Epping 
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Appendix 7  REVISED SOCIAL IMPACT ASSESSMENT - 53-61 Rawson 
Street Epping 
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Appendix 8  ENVIRONMENTALLY SUSTAINABLE DEVELOPMENT 
STRATEGY - 53-61 Rawson Street Epping 
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Appendix 9 – REVISED WIND ASSESSMENT - 53-61 Rawson Street Epping 



Item 13.5 - Attachment 2 Draft Site Specific Development Control Plan - 53-61 Rawson 
Street, Epping 

 

 

 Page 405 
 

8.1.1 EPPING STRATEGIC CENTRE 

The Epping Strategic Centre comprises of Epping Central located to the west of the rail line, 
Epping Town Centre located to the east of the rail line, and its surrounding residential and 
commercial planned precincts (Figure 8.1.1). This centre is identified by its access to public 
transport (serviced by the Metro North West Line, Sydney Trains T9 Northern Line and NSW 
TrainLink Central Coast & Newcastle Line), provision of mixed-use commercial, retail and 
residential development, enhanced public domain, and significant heritage context.  
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Figure 8.1.1  Epping Strategic Centre 
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8.1.1.1 EPPING CENTRAL  

8.1.1.1.1 DESIRED FUTURE CHARACTER  

Epping Central is focused around Epping Railway Station and is characterised by a compact 
and vibrant Centre Core immediately adjacent to the station, surrounded by lower density 
development adjacent to the Core. The lower density area recognises the heritage significance 
and character of the area, in particular the heritage items and heritage conservation areas. 

The Centre Core accommodates higher density commercial, retail and residential development 
in the form of high quality, tall slim-line towers in the areas fronting Rawson Street and Beecroft 
Road (between Bridge Street and Carlingford Road). The heights and densities of existing low 
rise residential flat buildings surrounding Boronia Park remain unchanged and provide a buffer 
between new high density development in the Centre Core and existing low density 
development at the periphery.  

New development within the Centre Core contribute to public domain improvements, new 
laneway connections and active ground level uses (particularly along Rawson Street, Beecroft 
Road and new laneways) that provide high levels of pedestrian amenity and reinforce the role 
of these streets as a vibrant retail/commercial area. The number of vehicular access points along 
Rawson Street are minimised to maximise pedestrian safety and to ensure the fine grain pattern 
of ground floor uses are continued along the length of street with minimal interruption.  

Building tower elements are suitably setback from all street alignments so that they do not 
visually dominate the street, allow a pedestrian scale to be maintained at street level, and 
reduce overshadowing impacts on the public domain.  

Pedestrian connections are improved throughout the centre, and between the western and 
eastern side of the railway line. An above ground pedestrian link connecting new development 
in Beecroft Road directly into the Epping Railway Station is encouraged. New through site 
vehicular connections between Rawson Street car park and Carlingford Road alleviate vehicular 
movements at the existing Rawson Street/Carlingford Road intersection.  

New development is designed and sited in a manner that protects the amenity of occupants on 
adjoining properties and, where relevant, provides a sympathetic response to heritage items and 
conservation areas. New development also protects the amenity of future building occupants 
by appropriately considering noise and vibration impacts from Beecroft and Carlingford Roads, 
and the railway line. High rise development must not result in wind tunnelling impacting upon 
both the public domain and new and existing development.  

Where properties adjoin Boronia Park, new development address and casually survey the Park, 
whilst also minimising overshadowing impacts. The future use of the Council owned car park in 
Rawson Street is subject to future master planning and endorsement by the City of Parramatta 
Council. 
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Figure 8.1.1.1.1  Epping Town Centre Precinct Map 

Objectives  

In addition to general objectives listed in Part 8 of this DCP, specific objectives of this precinct are 
identified below.  

O.01 Ensure that new development provides a strong interface to Epping Railway Station and 
improves connections between the railway station and the eastern and western sides of the 
centre.  

O.02 Provide high quality built form and to ensure that new buildings provide articulation, 
modulation and attractive composition of building elements.  

O.03 Ensure that new development maintains and enhances the character and function of 
Rawson Street and Beecroft Road as a retail/commercial street by continuing the fine grain 
pattern of ground floor uses.  

O.04 Ensure that new development responds well to heritage items and conservation areas.  

O.05 Ensure new development is suitably treated to reduce noise and vibration impacts from 
Beecroft Road and Railway Line.  
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Investigation Areas 

As shown in Figure 8.1.1.1.2 Council will investigate future options for the use of the Council owned 
car park site in Rawson Street to determine the most appropriate future use of the site. This would 
be subject to a further Masterplan exercise and endorsement by City of Parramatta Council.  

pedestrian lane links to the 
car park site. Alternatively, this may be able to be achieved on the eastern side of Rawson Street, 
in consideration of the amalgamation of existing laneways between Beecroft Road and Rawson 
Street into redevelopment sites. 

 

 
Figure 8.1.1.1.2  Future Investigation Area 

Controls 

Note: Development must comply with the controls set out below and any relevant controls within 
this DCP. Where there is any inconsistency Part 8 will prevail.  
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Pedestrian Connections and Laneways 

C.01 New and existing pedestrian connections, roads and laneways should be enhanced and 
provided in accordance with Figure 8.1.1.1.3. 

C.02 New road connections, cycle ways and laneways should be provided to improve through 
block connections, extend existing connections and improve the interface to Epping 
Railway Station. 

C.03 New pedestrian connections are to have a minimum width of 6 metres and are to be 
consistent in width for their full length. Where pedestrian connections are proposed to be 
shared with vehicles, these are to have a minimum width of 6.4 metres. 

C.04 Pedestrian through site links are to: 

a) have active ground floor frontages and encourage outdoor dining opportunities; 

b) be legible and direct throughways for pedestrians, clear of obstructions (including 
columns, stairs and escalators); 

c) provide public access 24 hours, 7 days per week; 

d) b
 and 

e) have signage at the street entries indicating public accessibility and the street to which 
the through site link connects. 

C.05 Laneways and through-site links should be dedicated to Council. 

C.06 Where an existing pedestrian link provides access between Beecroft Road and Rawson 
Street, any re-development of such land is to incorporate a 24-hour pedestrian link between 
these streets. 
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Figure 8.1.1.1.3  Pedestrian Connections and Laneways 

 

Figure 8.1.1.1.4  New Vehicular Laneway 
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Landscaping & Public Domain 

C.07 The Town Centre Core is to complement the existing landscaped character of the 
surrounding area. To achieve this, podium planting, particularly along the street edge of a 
podium, is to be provided as part of development on sites identified at Figure 8.1.1.1.5. 

C.08 Where podium planting is required, the planting is to be provided as illustrated at Figure 
8.1.1.1.6, with the appropriate soil depth and width as illustrated at Figure 8.1.1.1.7. 

C.09 Existing street trees are to be protected and maintained. New developments are to provide 

a Public Domain Plan. 

C.10 A Public Domain Plan is to be provided for all new developments, detailing upgrades to the 
surrounding public domain network, including foot paving, street tree planting, street 

Parramatta Public Domain 
Guidelines 
palette for Epping Town Centre. 

C.11 Paving at ground level within private land adjoining the public domain shall be consistent 
with the treatment provided within the public domain and should appear as an extension 
of the public domain. 

 

Figure 8.1.1.1.5  Planting required on podium 

https://www.cityofparramatta.nsw.gov.au/sites/council/files/2017-08/PDG%202017_Full%20Document%20%28low%20res%29_3.pdf
https://www.cityofparramatta.nsw.gov.au/sites/council/files/2017-08/PDG%202017_Full%20Document%20%28low%20res%29_3.pdf
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Figure 8.1.1.1.6  Podium planting provision 

 

 

 

Figure 8.1.1.1.7  Soil depth and width 
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Building Height 

C.12 The height of buildings in storeys should not exceed that corresponding the maximum 
Parramatta LEP 2023 height in metres under Table 8.1.1.1.1. 

Table 8.1.1.1.1  Maximum storey height 

Zone (Epping Town Centre) 
Height in metres under 
LEP 

Maximum number of storeys 

R4 High Density Residential 11 3 

E1 Local Centre 18 5 

48 15 

72 22 

Note: Refer to Section 8.1.1.5.1 for the building height controls for 53-61 Rawson Street, 
Epping. 

Building Setbacks  

Front Setbacks 

C.13 Basement car parking, podium and tower building setbacks are to be in accordance with 
Figure 8.1.1.1.8 and indicative sections provided at Figure 8.1.1.1.9, Error! Reference source 
not found. and Figure 8.1.1.1., and any additional controls set out below. 

C.14 Where identified on Figure 8.1.1.1.8 and Figure 8.1.1.1.9, the 2 metre ground level setback area 
along Rawson Street and the 1.5 metre ground level setback area along Beecroft Road, High 
Street and Bridge Street should be treated as an extension to the footpath to enhance 
pedestrian amenity and improve opportunities for outdoor dining and an active, lively 
street. The gradients, finished levels and treatment of this setback area are to match the 
adjoining footway and detailed on the Public Domain Plan. Access should be made 
available 24 hours per day, 7 days per week. 

C.15 Podiums are to be a maximum of 2-3 storeys in height. Podiums of 3-5 storeys may be 
considered along Beecroft Road and at 53-61 Rawson Street. 

C.16  Where the building alignment is setback from the street alignment, balconies or 
architectural elements may project up to 600mm into front building setbacks, provided the 
cumulative width of all balconies at that particular level totals no more than 50% of the 
horizontal width of the building façade. 

C.17 Podium setbacks to new and existing laneways and road extensions are shown in Figure 
8.1.1.1.8 and Figure 8.1.1.1.9. Podium setbacks can be aligned to the laneway except where 
accommodating outdoor dining opportunities or where building separation requirements 
of the Apartment Design Guide seeks increased setbacks. 

Note: The building setbacks to existing and desired laneways must ensure that the 
minimum widths specified in C.03 and C.04 are achieved. Further separation may be 
required for appropriate building separation between residential uses. 
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Side setbacks 

C.18 For the commercial/retail component of development within the E1 Local Centre Zone, a 
zero side setback is permissible for a building height of up to three storeys. That component 
of the development above 3 storeys is to be setback a minimum of 6 metres from the side 
boundary. 

C.19 In all circumstances residential components of a development must comply with the 
minimum building separation distances prescribed under the Apartment Design Guide. 

Rear setbacks 

C.20 Development should be setback a minimum of 6 metres from the rear boundary. Within the 
E1 Local Centre Zone, a zero rear setback may be considered for a maximum height of 3 
storeys where a non-residential use adjoins another non-residential use. 

C.21 In all circumstances, residential components of a development must comply with the 
minimum building separation distances prescribed under the Apartment Design Guide. 

 

Figure 8.1.1.1.8  Setbacks 
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Building bulk and depth 

C.22 Building floor plates above the podium are not to exceed the following: 

a) For residential development, 700m² of gross floor area and 900m² inclusive of balconies, 
external walls, internal voids etc; or 

b) For commercial development, 1,200m² of gross floor area. 

C.23 Floor plates are to be limited to a maximum dimension of 40 metres. 

-

 

Figure 8.1.1.1.9  Setbacks to Rawson Street and Beecroft Road 
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Figure 8.1.1.1.10  Setbacks to New Lane connecting Rawson Street to Beecroft Road 

Minimum site area, frontage and amalgamation 

C.24 Site amalgamation is encouraged to realise the development potential envisaged. For 
development exceeding six storeys in height, development sites must have a minimum area 
of 2,000m² with a minimum street frontage of 40 metres. 

C.25 Site amalgamation patterns are to ensure through block amalgamation, particularly 
between Beecroft Road and Rawson Street. 

C.26 Isolation of small sites may result in poor built form outcomes. The applicant needs to 
demonstrate how small lots (less than 2,000m²) will not be isolated by new development. 
Refer to Section 3.6.1 of this DCP  Site Consolidation and Development on Isolated Sites. 

Development along Beecroft Road 

C.27 Development to Beecroft Road should incorporate up to four levels of retail and/or 
commercial floor space fronting Beecroft Road, to ensure the provision of employment 
space within the Town Centre and act as a noise buffer between the Railway Line, Beecroft 
Road and residential development to the west. 
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C.28 Development along Beecroft Road and directly opposite Epping Railway Station is to 
consider the opportunity for a direct overpass connection between the development site 
and Epping Railway Station. 

C.29 The existing pedestrian bridge over Beecroft Road to the Railway Station is to be 
maintained, and allow pedestrians to access from Rawson Street through to the Railway 
Station. 

Building Height Transition 

C.30 Development on sites that share a boundary with the R2 Low Density Residential Zone are 
to be a maximum height of 3 storeys within 15 metres of the shared boundary as shown in 
Figure 8.1.1.1.11. 

C.31 In all other cases, where adjoining sites have different height limits, the height transition 
requirements detailed in Section 2.4  Building Form and Massing of this DCP are to be 
adhered to. 

 

 

Figure 8.1.1.1.11  Zone interface controls 

Building Design 

C.32 Design of new buildings are to consider adjoining buildings, heritage buildings or buildings 
included within a Heritage Conservation Area in the in terms of: 

a) appropriate alignment and street frontage heights; 

b) setbacks above street frontage heights; 

c) appropriate materials and finishes selection; 

d) façade proportions include horizontal or vertical emphasis; and 

e) side and rear setbacks. 
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C.33 Balconies and terraces should be provided, particularly where buildings overlook public 
spaces and on low rise parts of a building. Gardens on the top of setback areas of buildings 
are encouraged. 

C.34 Façades are to be articulated so that they address the street and add visual interest. 

C.35 External walls are to be constructed of high quality and durable materials and finishes with 
-

glass. Materials and finishes with high maintenance costs, and those susceptible to 
degradation or corrosion are to be avoided. The use of lightness and colour of materials is 
to be used to minimise the impacts of massing and respect lower traditional scale. 

C.36 Opaque and blank walls for ground floor uses in the Town Centre Core are to be limited to 
a maximum of 30% of the street frontage. 

C.37 Buildings are to be designed to create streetscapes that are characterised by: 

a) Clearly defined edges and corners. 

b) Architectural treatments that are interesting and that relate to the design and human 
scale of existing buildings. 

c) Tall, slender buildings with massing and design that allows for light, separation and 
views between buildings. 

C.38 Special emphasis is to be given to the design of corner buildings, including consideration of 
how the building addresses its neighbouring buildings, dual frontages and its turning of the 
corner, and incorporation of distinctive features. 

Design Quality 

C.39 New buildings within the Town Centre Core are to provide for high quality urban design 
outcomes. Development Applications for all new buildings within the Town Centre Core are 
to be referred to the Design Excellence Advisory Panel for review. 

C.40 A Design Competition process is encouraged for all developments greater than 45 metres 
in height. 

Active street frontages and address 

C.41 Active frontages are required as identified at Figure 8.1.1.1.12. Active frontages are those 
which have a direct street entry to retail, commercial, or (to minimal extent) residential 
lobbies. 

C.42 Active frontages uses are to include one or a combination of the following at street level: 

a) Entrances to retail. 

b) Shop fronts. 

c) Glazed entries to commercial and residential lobbies occupying less than 50% of the 
street frontage to a maximum 6 metres of frontage. Glazing is to be clear and not tinted. 
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d) Active office uses such as reception, if visible from the street. 

e) Public building if accompanied by an entry. 

f) Café or restaurant if accompanied by an entry to the street. 

g) Other non-residential uses such as business premises. 

C.43 Active frontage controls: 

a) Active frontages are to be at the same general level as the footpath and be accessible 
directly from the street. 

b) Where active frontages are not required, non-residential uses at the ground floor should 
provide clear glazing to the street wherever possible. 

c) Cafés and restaurants should consider providing openable shop fronts. 

d) Retail, café and restaurant tenancies along streets to which active frontages are 
required are to have a width of 6-12 metres. 

C.44  Fi. 

a) Residential developments are to provide a clear street address and direct pedestrian 
access off the primary street front, to allow for residents to overlook surrounding streets. 

b) On large development sites with multiple street frontages, entrances should be provided 
to each frontage if possible. 

c)  

C.45 Outdoor dining is encouraged within the Town Centre core, particularly along Rawson 
Street, as identified at Figure 8.1.1.1.12
Dining Guidelines for more information relating to outdoor dining. 

C.46 Continuous awnings are to be provided where active frontages are required by Figure 
8.1.1.1.12. Where active frontages are not required, awnings to street level commercial and 
retail developments are encouraged for weather protection and pedestrian amenity. New 
awnings should have the same height, or the average of, the two adjacent awnings. 

Vehicle access 

C.47 Driveways should be: 

a) Provided from lanes and secondary streets rather than the primary street, wherever 
practical. 

b) Located taking into account any services within the road reserve, such as power poles, 
drainage inlet pits and existing street trees. 

c) Located a minimum of 10 metres from the perpendicular of any intersection of any two 
roads. 

d) Designed so that vehicles can enter and leave in a forward direction without the need 
to make more than a three point turn. 

e) Separated and clearly distinguished from pedestrian access. 
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f) Located at least 1.5 metres from the side boundary with any public domain area, street, 
lanes or parks, with the setback to be landscaped. 

-

 

Figure 8.1.1.1.12  Active frontages, street address, outdoor dining and vehicular entries 

 
C.48 Shared basements are encouraged to minimise the number of vehicular crossings. 

C.49 A maximum 3 vehicular access points should be provided off the eastern side of Rawson 
Street. Preferred vehicular access points are identified at Figure 8.1.1.1.. Opportunities for 
amalgamated or shared vehicular entry points are also encouraged along the western side 
of Rawson Street. 

C.50 No new vehicular access points into a development site are permitted off Beecroft or 
Carlingford Roads. Any vehicular access required within Rawson Street should take into 
consideration the potential for shared basement access with adjoining sites. 

C.51 Any site on the western side of Rawson Street, that has two street frontages, is not to be 
accessed off Rawson Street. 

C.52 Vehicular crossing widths are to comply with AS 2890.1. 

C.53 Doors to vehicle access points are to be non-solid roller shutters or tilting doors fitted behind 
the building façade and to be of materials that integrate with the design of the building 
and contribute to a positive public domain. 
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Mixed use developments 

C.54 The ground floor of buildings within the E1 Local Centre Zone are to have a minimum floor 
to ceiling height of 3.6 metres. All retail and commercial floors above the ground floor are 
to have a minimum floor to ceiling height of 3.3 metres. The minimum floor to ceiling height 
for residential floors above the ground floor is 2.7 metres. 

C.55 Commercial service areas in mixed use developments, including loading docks and waste 
areas, are to be separated from residential access, service areas and primary outlook and 
must not be visible from the public domain. 

C.56 Within mixed use developments, residential entries and vertical circulation are to be clearly 
demarcated and separated from commercial entries and circulation. Residential entries 
should be clearly visible and directly accessible from the street or public domain. 

C.57 Provide security access controls to all entrances into private areas, residential lobbies, car 
parks and internal courtyards and open space. 

Deep soil zones 

C.58 Deep soil zones shall be provided in accordance with Part 2  Design in Context of this DCP. 

C.59 Locate basement car parking predominately under the building footprint to maximise 
opportunities for deep soil areas. 

C.60 For non-residential and mixed use developments, areas with soil depths of up to 1.2 metres 
should be provided in atria, courtyards and boundary setbacks. 

Environmental management 

C.61 Wind mitigation: 

a) A Wind Effects Report is to be submitted with a Development Application for all 
buildings greater than 32 metres in height. 

b) For buildings over 50 metres in height, results of a wind tunnel test are to be included in 
the Development Application documentation. 

Safety and security 

C.62 The design and use of buildings is to promote active uses fronting public streets and places. 

C.63 Landscaping is to reinforce the public realm without secluding areas where surveillance is 
limited. 

C.64 The vehicle and pedestrian movement network is to be clearly delineated, including 
location of car parking near building entries, to minimise opportunities for conflict. 

C.65 Entrances to buildings should be well lit, clear and well defined. 
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Car Parking 

C.66 Car parking is to be provided below ground in basements within the E1 Local Centre and 
R4 High Density Residential Zones. 

C.67 Car parking for non-residential, multi-unit residential and mixed use developments is to be 
provided to the rates set out at Table 8.1.1.1.2. For other forms of development refer to the 
applicable rates are in Part 6  Traffic and Transport of this DCP. 

C.68 In mixed use developments, residential parking should be secure and separated from 
parking allocated to the retail/commercial components of the development. 

 

Table 8.1.1.1.2  Parking Rates 

Type Rate 

Residential 

Studios, 1, 2 and 3+ bedroom 
apartments  on land within 
800 metres of Epping railway 
station 

Maximum Car Parking Rate per bedroom 

Studio 0.4 spaces 

1 0.4 spaces 

2 0.7 spaces 

3 or more 1.2 spaces 

Car parking can be averaged across the residential 
component of the development. 

Residential visitors  on land 
within 800 metres of Epping 
railway station 

A minimum of 1 space per 7 dwellings 

Studios, 1, 2 and 3+ bedroom 
apartments  beyond 800 
metres of Epping railway 
station 

Maximum Car Parking Rate per bedroom 

Studio 0.5 spaces 

1 0.75 spaces 

2 1 spaces 

3 or more 1.5 spaces 

Car parking can be averaged across the residential 
component of the development. 

Residential visitors  on land 
beyond 800 metres of Epping 
railway station 

A minimum of 1 space per 10 dwellings 

Accessible parking spaces Medium and high residential density residential 
development (including component within mixed use 
development)  a minimum of 1 space for every 
adaptable/accessible unit, appropriately designed for use 
by people with disabilities. Each space must be allocated 
specifically to the adaptable/accessible unit. Accessible 
parking is to be designed in accordance with the 
requirements of relevant Australian Standards. 
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Type Rate 

Car share spaces A minimum of 1 space is to be allocated to car share for 
developments with 50 or more dwellings. If agreement 
with a car share provider is not obtained then the car 
share space is to be used for additional visitor parking 
until such time as a car share provider agreement is 
obtained. 

Storage Areas within Car 
Parking Areas 

In medium/high density residential developments, each 
residential dwelling must have at least 10m3 of storage 
space provided. This can be provided within the car 
parking area only where it can be demonstrated that the 
storage area does not impede area allocated for car 
parking. 
 
Where storage space is provided adjacent to car parking 
areas or within designated car parking spaces, it shall not 
impede or reduce the area allocated for car parking 
requirements as set out in the AS 2890 Parking Facilities 
series, including parking for bicycles and motor cycles. 

Retail and commercial 

Retail (including cafés, 
restaurants and the like)  on 
land within 800 metres of 
Epping railway station 

Maximum of 1 space per 30m2 of gross floor area 

Commercial (including medial 
and professional consulting)  
on land within 800 metres of 
Epping railway station 

Maximum of 1 space per 50m2 of gross floor area 

Accessible parking spaces Commercial  Minimum of 1-2% of all spaces to be 
provided as readily accessible spaces, appropriately 
designed for use by people with disabilities. 
 
Accessible parking is to be designed in accordance with 
the requirements of relevant Australian standards. 

Motorcycle parking Buildings with less than 25 car parking spaces  A 
minimum of one motor cycle space is to be provided as 
separate parking for a motor cycle. 
Buildings with more than 25 car parking spaces - An area 
equal to a minimum of one motor cycle space is to be 
provided as separate parking for motor cycles for every 
25 onsite car parking spaces provided, or part thereof. 
Each motorcycle parking space is to be designated and 
located so that parked motorcycles are not vulnerable to 
being struck by a manoeuvering vehicle. 
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Type Rate 

Bicycle retail/commercial 
parking 

Bicycle parking for tenants and visitors is required at a 
minimum rate of 1 bicycle space per 200m² 
commercial/retail gross floor area or part thereof. 
Secure bicycle spaces for tenants can be provided 
individually (per tenancy) or collectively for the use of all 
tenants within a designated area. 
Visitor bicycle parking should be provided close to the 
street entrance of a commercial or mixed use 
development in accordance with Safer by Design 

consent will be required where visitor bicycle spaces are 
 

Bicycle parking and access should ensure that potential 
conflict with vehicles are minimised. Bicycle parking 
should be designed in accordance with AS 2890.3 
Parking Facilities  Bicycle Parking Facilities. 

Storage Areas within Car 
Parking Areas 

Where storage space is provided adjacent to car parking 
areas or within designated car parking spaces, it shall not 
impede or reduce the area allocated for car parking 
requirements as set out in the AS 2890 Parking Facilities 
series, including parking for bicycles and motor cycles. 

 

C.69 The number of car parking spaces currently provided on-site in connection with the existing 
use shall not be reduced as a result of any new development. 

C.70 Applications that depart from the on-site parking rate specified in Table 8.1.1.1.2 above must 
be accompanied by a Car Parking Demand Assessment demonstrating the justification for 
any departure from parking rates and addressing at minimum the following matters: 

a) Any relevant parking policy. 

b) The availability of alternative car parking in the locality of the land, including: 

i. efficiencies gained from the consolidation of shared car parking spaces on the same 
site, 

ii. public car parks intended to serve the land, 

iii. extent of existing on-street parking in non residential zones, 

iv. extent of existing on-street parking in residential zones, 

v. the practicality of providing car parking on the site, particularly for constrained 
development sites, 

vi. any car parking deficiency associated with the existing use of the site, 

vii. local traffic management in the locality of the site, 

viii. the impact of fewer car parking spaces on local amenity, including pedestrian 
amenity and the amenity of nearby residential areas, 
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ix. the need to create safe, functional and attractive parking areas, 

x. access to or provision of alternative transport modes to and from the land, and 

xi. the character of the surrounding area and whether reducing the car parking 
provision would result in a quality/positive urban design outcome. 

C.71 Before granting approval to depart from on-site parking rates specified in Table 8.1.1.1.2, 
Council will consider the Car Parking Demand Assessment and any other relevant planning 
consideration. 

C.72 For residential flat buildings within 800 metres of Epping railway station, a condition of 
consent will be imposed by the consent authority requiring the following restrictions to be 
placed on the property title prior to the issue of the Occupation Certificate: 

a) Apartment owners and tenants are excluded from participating in any future Council 
residential parking permit scheme; and 

b) Car share car spaces cannot be reallocated as parking spaces for residents or as visitor 
parking. 

C.73 For residential flat buildings within 800 metres of Epping railway station, a condition of 
consent will be imposed by the consent authority requiring a Travel Plan to be provided to 
the satisfaction of the City of Parramatta Council prior to the release of the Construction 
Certificate. A Travel Plan is a package of measures designed to reduce car trips and 
encourage the use of sustainable transport. It must include, at the minimum: 

a) Analysis on the existing policy context. 

b) Analysis on the existing transport conditions. 

c) Objectives and targets. 

d) Methods for encouraging modal shift which is to include at the minimum: 

i. Strategies: these focus on managing car use, promoting public transport, cycling and 
walking and other mechanisms, for example, a Transport Access Guide. 

ii. Actions: this spells out the modal shift mechanisms, for example, reduced car parking 
rates, car sharing, car pooling and sales of car parking spaces. 

iii. Targeted audience: this describes the audience at which the Strategies and Actions 
are targeted, for example, residents, visitors, employees and business owners. 

iv. Timeline: an indication of when the action is delivered, for example, prior to or upon 
occupation, on-going, etc. 

v. Responsibility: this outlines the responsible body, for example, the proponent, 
Council, Building Manager, Residents, Travel Plan Coordinator, etc. 

e) Management and Monitoring of the Travel Plan. 
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8.1.1.2 EPPING TOWN CENTRE  

[No amendments] 

8.1.1.3 EPPING AREAS  RESIDENTIAL DEVELOPMENT  

[No amendments] 

8.1.1.4 EPPING AREAS  BUSINESS DEVELOPMENT  

[No amendments] 

  



Item 13.5 - Attachment 2 Draft Site Specific Development Control Plan - 53-61 Rawson 
Street, Epping 

 

 

 Page 428 
 

8.1.1.5 EPPING AREAS  MIXED-USE DEVELOPMENT 

In addition to the general provisions set out in Section 8.1.1.1 EPPING CENTRAL, the following 
specific provisions apply to specific land zoned E1 Local Centre as identified in this Section. This 
Section should be read in conjunction with Part 4  Non-Residential Development and Part 3  
Residential Development of this DCP. To the extent of any inconsistencies, the specific provisions 
within this Section shall prevail. 

 

8.1.1.5.1 53 - 61 RAWSON STREET, EPPING PRECINCT 

This Section applies to the site bounded by Rawson Street, Carlingford Road and adjoining sites in 
Epping. The subject site is illustrated in Figure 8.1.1.5.1.1. 

The site comprises 3 individual land parcels as follows: 53 Rawson Street, Epping (Lots 4-7 in DP 
19329 and Lots 8-9 in DP 975578) and 61 Rawson Street (Lot 1 in DP 71071). 

 
Figure 8.1.1.5.1.1- Land application map 

This DCP establishes principles, objectives and controls to be interpreted during preparation and 
assessment of development applications and supports the objectives of the LEP. 
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In addition to general objectives listed in Part 8 of this DCP, specific objectives of this site are 
identified below and within each section of this site-specific DCP. 

Objectives 

O.01 Reinforce the role of the site as a key retail and commercial destination. 

O.02 Provide a mix of residential and commercial uses to support high levels of activation within 
the site and to the surrounding streetscape. 

Public Domain and Publicly Accessible Open Space 

Objectives 

O.01 Provide well-considered publicly accessible open space areas that support wayfinding, 
legibility and through-site connections for residents and visitors. 

O.02 Appropriately manage vehicular and pedestrian access between Carlingford Road, Rawson 
Street and Boronia Park.  

 

Figure 8.1.1.5.1.2  Indicative ground floor layout 
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Controls 

C.01 Public domain and publicly accessible open space shall be generally in accordance with 
Figure 8.1.1.5.1.2 noting that alternative options will be considered. This includes the central 
plaza, a widened footpath along Rawson Street, a minimum 10m wide laneway, and the 
publicly accessible open space area in the north-west portion of the site. 

C.02 The designs of the public domain and publicly accessible open spaces are to: 

a) Incorporate a palette of high-quality design treatments and finishes to facilitate active 
and passive recreation with consideration to Council public domain guidelines. 

b) Incorporate an awning to street frontages. 

c) Be accessible 24 hours a day seven days a week. 

d) Include clear, accessible and safe links between Rawson Street, Carlingford Road and 
Boronia Park. 

e) Provide visual links from within the site to Rawson Street an d Carlingford Road. 

f) Incorporate principles of Crime Prevention through Environmental Design to support 
safety and security of users. 

g) Deliver a consistent footpath width and treatment along Rawson Street and Carlingford 
Road. 

h) Be designed to allow universal access.  

C.03 The design of the central plaza is to: 

a) Include a combination of hard surfaces and landscaping.  

b) Provide outdoor spaces and seating areas that are protected from the elements (i.e., 
sun, wind, rain impacts) to allow for use all-year round. 

c) Provide activated frontages and outdoor dining opportunities. 

C.04 The design of the publicly accessible open space area in the north-western corner of the 
site is to: 

a) Prioritise pedestrians over vehicles and ensure the safety of pedestrians. 

b) Support urban tree canopy cover. 

c) Provide deep soil zones on site. 

d) Include Stormwater management treatments and a combination of indigenous, native 
and exotic vegetation. 

e) Improve pedestrian connections from Carlingford Road to Boronia Park. 

f) Provide passive recreation opportunities. 

g) Clearly delineate public and private uses.  

C.05 The laneway shall be delivered generally in accordance with Figures 8.1.1.5.1.2, - 8.1.1.5.1.4 
and is to be dedicated to Council. Alternative laneway configuration options can be 
considered.  
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C.06 The laneway shall comprise: 

a) Minimum width of 10m, with: 

i. Two 3.5m vehicular lanes in each direction,  

ii. Minimum 2.4m wide footpath along the southern and western boundary to 
connect to Boronia Park,  

iii. Trees in grates on the footpath,  

iv. Kerb and gutter arrangement for the laneway.  

b) Prioritise the safety of pedestrians in the area using appropriate materials.  

c) Align with materials in the Parramatta Public Domain Guidelines. 

d) Provide adequate flooding mitigation measures including but not limited to: 

• a raised entrance crest to the basement level; 

• flood gates; 

• the first level with pedestrian access being located above the 1% AEP + freeboard 
and the PMF flood level (achieved in reference scheme); 

• residential floors being above the PMF flood level (achieved in reference scheme); 
and 

• a shelter-in-place strategy could be implemented if required. 
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Figure 8.1.1.5.1.3  Indicative Southern Laneway cross sections 
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Figure 8.1.1.5.1.4  Indicative Western Laneway cross sections 

Podium and street wall 

Objectives 

O.01 Ensure buildings are sited to consider site constraints, topography, and surrounding uses.  

O.02 Provide an activated ground floor retail interface with fine grain uses to enhance the 
character and function of Rawson Street as a high street, and turn the corner to Carlingford 
Road. 

O.03 Provide a street wall at an appropriate height to spatially define Carlingford Road and 
Rawson Street that is well proportioned, humanly scaled and finely grained, with facades 
of tactile material quality. 

O.04 Create visual interest and variety in the streetscape within an overall framework of 
consistency in the definition of the street and its character. 
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Figure 8.1.1.5.1.5  Indicative site layout and built form 

Controls 

C.01 The site layout and building envelope is to be generally consistent with Figure 8.1.1.5.1.5. 

C.02 Podiums should have a predominant street wall height of either 3 or 4 storeys along both 
Rawson Street and Carlingford Road, with a maximum of 5 storeys in line with the natural 
topography.  

C.03 Podiums should have a predominant street wall height of either 3 or 4 storeys along both 
Rawson Street. 

C.04 Podiums can comprise part 5 storeys on the western edge of the podiums due to the slope 
of the land in response to the natural topography.   

C.05 The height of the podium parapet is to be consistent across the development to provide 
clear definition of the podium, streets and laneways. 

C.06 Minimum floor to floor heights are to be provided as follows: 

a) Lower ground floor retail  5.5m. 

b) Ground floor retail  5m. 

c) Podium commercial -4m. 

d) Residential  3.15m. 
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C.07 Minimum setbacks are to be in accordance with Table 8.1.1.5.1.1 below and consistent with 
Figure 8.1.1.5.1.5: 

Table 8.1.1.5.1.1  Minimum podium and tower setbacks 

Setback Minimum Building Setback 

Basement and lower ground (below finished ground level) 

Rawson Street  0m 

Carlingford Road  0m 

Southern Boundary  5m 

Western Boundary 10m 

Podium (from boundary) 

Rawson Street 2m 

Carlingford Road 2m 

Southern Boundary 5m  

Western boundary 10m 

Tower (from podium edge) 

Rawson Street 6m 

Carlingford Road 4m 

Southern podium edge 3m 

Western podium edge 4m 

 
 

C.08 Podium setbacks should be built to align with the setbacks for their entire height and free 
of architectural treatments (including balconies, fins and the like.) to ensure a clear street 
wall. 

C.09 Residential access is to be provided with a legible, direct street address from either Rawson 
Street or Carlingford Road. A primary residential address must not be provided from the 
laneway or plaza. 

C.10 An active frontage should be provided at ground level along Rawson Street and part of 
Carlingford Road. These frontages should have individual commercial and residential 
entries which meet the street at existing ground level to minimise the need for vertical 
circulation.  

C.11 Active uses must be provided consistent with Figure 8.1.1.5.1.2, excluding necessary services 
and vehicular access. Street wall facades should: 

a. Be consistent in materiality and rich in detail.  

b. Be of predominantly masonry character with no lightweight panel construction or 
curtain walling. 
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c. Be articulated with depth, relief, and shadow on the street facade. A minimum relief 
of 150mm between the masonry finish and glazing face must be achieved. 

d. Utilise legible architectural elements and spatial types - doors, windows, pilasters, 
sills, plinths, frame and infill, etc. - not necessarily expressed in a literal traditional 
manner. 

e. Awnings are thoughtfully integrated into the design. 

C.12 Building services should be concealed and screened from the public domain.  

C.13 The street wall, particularly as articulated at the corner of Rawson Street and Carlingford 
Road, must be of solid architectural expression to ground the built form and frame the 
street. 

C.14 Lower ground and basement levels must adhere to the podium setbacks in Table 8.1.1.5.1.1 

and be located within the building footprint. 

Towers 

Objectives 

O.01 Towers are set back above street walls as clearly distinct free-standing buildings to mitigate 
wind and urban heat impacts, enable views to the sky and protect amenity in streets and 
public places. 

O.02 Orient towers to optimise solar access, natural ventilation and privacy while minimising 
overshadowing to Boronia Park and adjoining land.  

O.03 Provide adequate separation between slender towers to allow for greater outlook from 
towers, and increased views to sky and solar access at ground level. 

O.04 Establish an appropriate transition in height to surrounding development and Boronia Park 
through building configuration, setbacks and architectural treatments. 

Controls 

C.01 Built Form is to be in accordance with the following height in storeys in Table 8.1.1.5.1.2. 

Table 8.1.1.5.1.2  Maximum building heights 

53-61 Rawson Street Maximum building 
height under the LEP 
(including 3m Plant) 

Maximum number of storeys  

Built form RL 103m (22m) 5 

RL 197 (112m) 33 

RL 206 (122m) 36 

 

C.02 A maximum of two towers is permitted on the site.  



Item 13.5 - Attachment 2 Draft Site Specific Development Control Plan - 53-61 Rawson 
Street, Epping 

 

 

 Page 437 
 

C.03 The maximum number of storeys shown in Table 8.1.1.5.2 includes the lower ground floor as 
a storey, which due to the slope of the land is partially recessed below natural ground level 
to the west. The maximum number of storeys shall exclude the roof plant level. 

C.04 The maximum height of buildings mapped for the site in PLEP 2023 includes a 3m height 
allowance for plant and is not to be used for the purpose of an additional residential and/or 
commercial storey.  

C.05 The towers are to be clearly defined as discrete built form elements above the podium, as 
expressed in massing and materiality. 

C.06 Any tower located directly adjacent to Carlingford Road should not be oriented parallel to 
Carlingford Road to minimise the residential amenity impacts of traffic noise and pollution. 

C.07 Where possible, towers should be set back from the central plaza to minimise wind and 
visual bulk impacts. 

C.08 Undercrofts or other interruptions of the street wall which expose the underside of the tower 
and amplify its presence on the street or in publicly accessible open spaces are not 
permitted. 

C.09 A maximum of one step in the built form between the street wall and tower shall be 
provided. 

C.10 Floorplates are to be limited to a maximum dimension of 45m. 

C.11 Building floorplates above the podium are not to exceed 750m2 of gross floor area.  
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.6 

SUBJECT Customer Experience Transformation Plan for City of 
Parramatta 

REFERENCE F2024/00282 - D09470839 

REPORT OF Group Manager Communications & Customer Engagement         
 
 

CSP THEME: Fair  
 
WORKSHOP/BRIEFING DATE:  Councillor Workshop Briefing – 29 May 2024 
 
PURPOSE: 
 
The purpose of the report is to provide key findings of the 2023-2024 customer 
service review and seek endorsement for the introduction of a Customer Experience 
Transformation Plan to improve resident and business experience and seek 
additional funding to support its implementation.    
 
RECOMMENDATION 
 
(a) That Council endorse the introduction of a Customer Experience 

Transformation Plan to improve the customer experience for residents and 
businesses across the local government area (LGA).  

 
(b) That Council note that a Customer Relationship Management (CRM) system 

will be introduced in the 2024/25 financial year, allowing Council to better track 
customer interactions, build greater understanding of customer experience 
and streamline customer journeys.    

 
(c) That Council note the need for investment in a new City of Parramatta website 

as a critical step in improving customer experience.  
 
(d) That Council endorse the allocation of $250,000 from the draft 2024/25 budget 

(general revenue savings obtained from Emergency Services Levy (ESL)) to 
support the first stage implementation of the Customer Experience 
Transformation Plan, noting that this will not impact the $6 million operating 
surplus proposed for 2024/25. 

 
(e) That the CEO provide a further report to Council on the proposed options for 

funding the implementation of the unfunded components of the Customer 
Experience Transformation Plan in the 2024/25 financial year. 

 
BACKGROUND 
 
1. Council provides customer service to a population of more than 256,729 

(Australian Bureau of Statistics, 2021 Census) through a variety of channels 
including a contact centre, website, email and face-to-face interactions. The 
City’s population is forecasted to reach 446,021 (Forecast.id) by 2041.   

  
2. Council conducts an annual Community Satisfaction survey of residents and 

businesses across four areas: services, facilities, environmental initiatives and 
relationship with the community.  
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3. Data collected from the survey is used to inform Key Performance Indicators 

(KPIs) for Council service delivery published in the annual Delivery Program 
and Operational Plan (DPOP), track progress and identify areas of focus and 
improvement.  

  
4. The 2023 Community Satisfaction survey was conducted by an independent 

market research agency and received 1917 respondents. It found overall 
community satisfaction with Council had increased from a mean score of 3.30 
to 3.39 (out of 5).  

 
5. However, the ease of interaction with Council was stagnant and overall 

satisfaction with Council was lower amongst those who had interacted with 
Council in the past 12 months.   

 
6. Staff considered results of the survey as part of a broader analysis of service 

data from across the organisation including service requests, complaints, 
contact centre and other customer satisfaction data, research and community 
feedback to inform a program of actions to improve customer experience.  

 
7. In 2023, Council received 136,839 calls to the Contact Centre during business 

hours. The Contact Centre team also managed 69,238 emails (direct and to 
the general mailbox) and 4,059 items of hard copy mail correspondence.   

 
8. Council’s current resourcing is insufficient to manage these volumes, schedule 

coaching and training focused on quality service delivery and consistently 
achieve published customer service KPIs in the DPOP of >80 per cent 
customer satisfaction with the Contact Centre and >80 per cent of calls being 
answered within 30 seconds. This challenge will become more acute as the 
population grows.       

 
9. The research assessed included a survey of more than 1139 website users. It 

found while 68 per cent of respondents rated the site ‘good’ or ‘very good’ for 
ability to find what they were looking for; the experience was less positive 
amongst less frequent visitors and users lodging a service request. 
Respondents highlighted a need for better search and navigation to meet the 
standards expected by customers.  

 
10. The website’s architecture is limiting the Council’s ability to ensure the web 

experience for customers is fully accessible. An audit conducted by the Centre 
for Accessibility Australia in November 2023 found 38 per cent of the examined 
Council website features failed to meet compliance standards with navigation 
presenting the biggest challenge for compliance.  

 
11. A key action in Council’s Diversity Inclusion Action Plan for 2022-26 is to work 

towards ensuring the website achieves Web Content Accessibility Guidelines 
(WCAG) 2.1AA as part of a commitment to improving access to services 
through improved systems and processes.  

 
12. The current website is not fully mobile responsive. In 2023, 64.7 per cent of 

website users accessed the website by mobile device (Google Analytics).   
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ISSUES/OPTIONS/CONSEQUENCES 
 
13. A Customer Experience Transformation Plan has been developed to address 

identified pain points for customers, respond to customer feedback and 
satisfaction data and enhance the Council’s ability to monitor and evaluate 
customer experience.  

 
14. The plan is based around four pillars with key actions designed to significantly 

improve customer satisfaction.   
 
15. Pillar 1: Create a consistent, quality and seamless customer experience: 

Council currently lacks a single source of truth that allows it to effectively track 
customer interactions and requests. Research identified scope to improve 
workflows to ensure customer service teams are better armed for major 
change initiatives and provide a consistent experience, regardless of channel.  

 
16. The plan outlines Pillar 1 actions designed to ensure customers are delivered 

the same high-quality experience regardless of channel and strives for ‘tell us 
once’ transactions. It includes the accelerated introduction of a Customer 
Relationship Management (CRM) system that will deliver a single source of 
truth for customer interactions and assist customers to track progress of 
requests in real-time, reducing volume of incoming calls. It also includes 
changes to Council workflows to ensure consistent messaging across all 
channels and consideration of any necessary structural realignment that 
reinforces the delivery of a consistent, high quality customer service 
experience. 

 
17. Pillar 2: Deliver services where and when customers want them: Data shows 

a shift to service requests being lodged online however research identified 
poor user experience with the online lodgment process, a desire for improved 
search functionality and a need for improved accessibility and user experience 
for customers on mobile.   

 
18. The plan outlines Pillar 2 actions to deliver customer services where and when 

they need them and to better understand customer preferences for service 
delivery. It includes investment in a new website that better supports customer 
journeys, meets accessibility needs, is mobile responsive and better supports 
integrations such as a CRM, email marketing and event booking platforms.   

 
19. The plan proposes an increase in Customer Service resourcing to ensure the 

Contact Centre can meet service expectations and KPIs and test demand for 
alternate offerings including mobile customer service pop-ups.   

 
20. Pillar 2 actions also include further research including a community survey of 

1000 people to enhance understanding of customer preferences and unmet 
service needs.  

 
21. Pillar 3: Deepen customer engagement: The community satisfaction survey 

data shows potential to deepen our customer engagement and improve 
awareness of how to engage with Council and its service offering. The survey 
also illustrated lower ratings amongst business owners than residents.   
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22. The plan outlines Pillar 3 actions to build faster, stronger connections to better 
understand customer needs and drive satisfaction. It includes the introduction 
of digital welcome packs for new residents and businesses and a new 
concierge-style contact point for local businesses to support their interaction 
with Council and drive continuous improvement in Council processes. It also 
seeks to improve customer experience for Culturally and Linguistically Diverse 
communities.  

 
23. Pillar 4: Build a customer-centric culture: Data collected through the project 

found satisfaction scores were generally high for customers when interacting 
with customer service staff however, the same commitment to customer 
experience was not evident in other layers across the organisation.   

 
24. The plan outlines Pillar 4 actions to build a customer-centric culture across the 

organisation that drives faster service request resolution and greater focus on 
customer experience through training, monitoring, performance and 
recognition. It includes the creation of a new Customer Advocate role to assist 
with complaint management, identify any process issues and drive continuous 
improvement. 

 
25. To ensure customer experience benefits can be delivered as quickly as 

possible, it’s proposed to create a two-year contract role for a project manager 
to oversee an aggressive implementation timeline. 

 
CONSULTATION & TIMING 
Stakeholder Consultation 
 
26. The following stakeholder consultation has been undertaken in relation to this 

matter: 
 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

October 
2023 – May 

2024  

Internal  Feedback was 
sought on key 
challenges and 
pain points 
experienced by 
customers.  

Feedback 
enhanced 
understanding of 
key customer 
pain points and 
system limitations 

City Engagement 

& Experience  

January 

2024  
Internal 
Ombudsman 

Shared Service  

Feedback was 
sought on key 
drivers for 
customer 
complaints and 
proposed actions 
by Council to 
address it. IOSS 
supportive of 
renewed customer 
focus.  

Noted City Engagement 

& Experience  

May 21 

2024  
Executive Team  Briefing on the key 

actions of the 
Customer 
Experience 
Transformation 
Plan included 
proposed 
evaluation 
mechanisms and 

Noted City Engagement 

& Experience  
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implementation 
timelines.   

 
Councillor Consultation 
 
27. The following Councillor consultation has been undertaken in relation to this 

matter: 
 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

29 May 
2024  

Councillor 
workshop  

Briefing on the key 
actions of the 
Customer 
Experience 
Transformation Plan. 
The briefing included 
proposed evaluation 
mechanisms and 
implementation 
timelines.   

Noted  City Engagement & 
Experience  

 
LEGAL IMPLICATIONS FOR COUNCIL 
 
28. There are no legal implications for the Council as a result of this report.  
 
FINANCIAL IMPLICATIONS FOR COUNCIL 

29. The additional cost of implementation of the Customer Transformation Plan is 
estimated at $1.48 million over the next two financial years (2024/25 and 
2025/26).     

30. The costs to implement each component of the Transformation Plan are set 
out below: 

 
One-off Project Costs 

• New website establishment: $300,000 (one-off expenditure proposed 
to be funded from ESL savings and existing budget allocation) 

• Introduction of a CRM: $250,000 (one-off expenditure already budgeted 
for in the TechOne upgrade for 2024/25) 

• Temporary Project Manager (2 years) one-off expenditure  

approximately $185,00 per annum. 
 
Ongoing Project Costs 

• Customer Service Officers (permanent increase of six (6) FTE and 
ongoing expenditure): $480,000 per annum (with potentially 2 to be 
funded from the domestic waste reserve). 

• Customer Advocate (permanent increase of one (1) FTE and ongoing 
expenditure): $145,000 per annum 
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• Business concierge and associated marketing: within existing 
resources. 

31. Whilst some of the implementation can be funded from the domestic waste 
reserve (approximately 35% of all customer enquiries relate to domestic waste 
services and illegal dumping), additional funds will need to be allocated by 
Council on a one-off and ongoing basis to facilitate the proper implementation 
of the plan. 

32. Potential funding sources include: 

a. Domestic Waste Reserve 

b. State and Federal grants (for website upgrades and digitisation) 

c. Internal savings and/or additional revenue 

d. Reallocation of general reserve funds from a capital project(s) to fund 
operational expenditure.  

33. The table below summarises the financial impacts on the budget should the 
Council support the immediate implementation of the Customer Experience 
Transformation Plan.  Adoption of this total expenditure would result in a 
reduction in Council’s proposed surplus for 2024/25. 

34. It is recommended that the CEO prepare a further report to Council to identify 
potential funding sources for the ongoing implementation of the Plan. 

 FY 24/25 FY 25/26 

Revenue   

Internal Revenue   

External Revenue   

Total Revenue N/A N/A 

   

Funding Source General Reserve  General Reserve  

   

Operating Result    

External Costs    

Internal Costs  606,000 874,470 

Depreciation    

Other    

Total Operating Result  606,000 874,470 

   

Funding Source  N/A N/A 

   

CAPEX    

CAPEX    

External fund – Sydney Metro West   

Internal fund   

Other   

Total CAPEX  N/A N/A 
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Sally White 
Group Manager Communications & Customer Engagement 
 
Amit Sharma 
A/ Executive Director - Finance and Information 
 
Angela Jones-Blayney 
Executive Director City Engagement & Experience 
 
Gail Connolly 
Chief Executive Officer 
 
  

 
 
ATTACHMENTS: 
There are no attachments for this report. 
 
REFERENCE MATERIAL 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.7 

SUBJECT Adoption of Delivery Program, Operational Plan and Budget 
(DPOP) 2024/25 and Resourcing Strategy 

REFERENCE F2024/00282 - D09390509 

REPORT OF Corporate Strategy Manager; Chief Financial Officer         
 
 

CSP THEME: Fair 
 
WORKSHOP/BRIEFING DATES:  28 Oct 2023, 30 Oct 2023, 6 Dec 2023, 7 Feb 
2024, 14 Feb 2024, 28 Feb 2024, 6 Mar 2024, 27 Mar 2024, 10 Apr 2024, 3 June 
2024 
 
PURPOSE: 
 
To seek adoption of the Year 3 Delivery Program 2022-26 (inclusive of Operational 
Plan and Budget 2024/25, Rates 2024/25, and Fees and Charges 2024/25) and the 
Resourcing Strategy suite of plans including the Long Term Financial Plan, Workforce 
Management Strategy and Asset Management Strategy and Plans, following public 
exhibition. 
 
RECOMMENDATION 
 
(a) That Council adopt the updated four-year Delivery Program (2022/23 – 2025/26) 

and one-year Operational Plan (2024/25) (DPOP), inclusive of the Annual 
Budget 2024/25 and the Schedule of Fees and Charges 2024/25 (to commence 
from 1 July 2024). 

 
(b) That Council adopt expenditure totalling $534.7 million in the Budget 2024/25 

(which incorporates the operating and capital budgets) and the funds to cover 
such expenditure be voted. 

 
(c) That Council note the updated suite of Resourcing Strategy plans and: 
 

i. Adopt the Long-Term Financial Plan 2025-34; 
ii. Adopt the Asset Management Strategy 2025-34 including Asset 

Management Plans for Buildings, Parks and Open Spaces, Stormwater 
and Road Infrastructure; and 

iii. Endorse the Workforce Management Strategy 2024-28. 
 
(d) That Council note the submissions received via the public exhibition process, as 

outlined in the Engagement Evaluation Report (Attachment 12), have been 
taken into consideration in the finalisation of all plans. 
 

(e) That, in accordance with s496, s496A, s534 and s535 of the Local Government Act 
1993, Council makes rates and charges for every parcel of rateable land within the 
City of Parramatta Local Government Area for the year commencing 1 July 2024 as 
detailed in the Rates and Charges section of the 2024/25 Operational Plan 
(Attachment 2).  
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(f) That the Chief Executive Officer be delegated authority to make changes of a 
minor, administrative and/or non-policy nature to the adopted/endorsed 
documents in the process of finalising them for publication. 
 

 
BACKGROUND 
 
1. In accordance with the Integrated Planning and Reporting (IP&R) requirements 

in the Local Government Act (s404, s405), in 2022 Council adopted a four-year 
Delivery Program for the period 2022-2026, inclusive of a ‘Year One’ Operational 
Plan & Budget 2022/23, along with a supporting 10-year Long Term Financial 
Plan. 
 

2. The Delivery Program specifies Council’s principal activities in response to the 
high-level goals and strategies in the City’s Community Strategic Plan 2018-38 
(CSP), including the services to be delivered, projects, and methods to 
measure success. 

 
3. In 2023, these documents were updated for ‘Year Two’ and adopted in June 

2023. 
 

4. The Delivery Program has now been updated for ‘Year Three’, inclusive of a draft 
Operational Plan & Budget for Financial Year 2024/25 (the combined suite of 
documents known as ‘the DPOP’). The Operational Plan components outline the 
projects, programs and budgets and include rating structures and a schedule of 
fees and charges for 2024/25. The DPOP is supported with an updated 10-year 
Long Term Financial Plan (LTFP) for 2025-34. 

 
5. In accordance with the Local Government Act s403, Council must also have a 

long-term strategy (its "resourcing strategy") for the provision of the resources 
required to perform its functions. The Resourcing Strategy is a suite of plans 
comprising the LTFP, Workforce Management Strategy, and Asset Management 
Strategy including associated plans for Buildings, Parks and Open Spaces, 
Stormwater and Road Infrastructure assets. 

 
6. On 28 October 2023, the CEO and staff commenced a strategic review and 

update of the Delivery Program, Operational Plan and Resourcing Strategy suite. 
A full day workshop was held with Councillors to set Strategic Policy Directions 
for Income, Expenditure, and the Capital program, followed by a comprehensive 
series of more detailed workshops. 

 
7. Following endorsement by Council on 22 April 2024, the draft DPOP including 

Budget, Rates, Fees & Charges, and draft Resourcing Strategy were placed on 
public exhibition from 24 April to 22 May 2024. During this time, 33 submissions 
were received, as outlined in Attachment 12. 

 
8. The final draft DPOP including Budget, Rates, Fees & Charges (Attachments 

1-4), and final draft Resourcing Strategy suite (Attachments 5-11) are now 
presented to Council for adoption. 
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ISSUES/OPTIONS/CONSEQUENCES 
 
9. The DPOP, including Budget, Rates, Fees & Charges, and the LTFP must be 

adopted by Council by 30 June 2024, to commence implementation from 1 July 
2024 (Act s405). 
 

10. A small number of changes are proposed to the final draft documents, in 
response to Councillor, community and internal stakeholder feedback received 
through the public exhibition period. 

 
11. An overview of changes made can be found in Attachment 13. These include: 

- Minor edits and design improvements to improve accuracy and readability;  
- DPOP Part 4 (found in Attachment 1): Minor changes to projects and KPIs 

based on feedback received and the most recent available reporting 
information (e.g. elevating several already-budgeted projects to ‘Key Projects’ 
and adjusting delivery dates and KPI targets);  

- Minor adjustments to some Fees & Charges (Attachment 3) including new 
discounted rates for some venue hire fees, specification of venue hire 
durations, and amended rates for some roads and infrastructure fees. 

 
CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
12. In accordance with statutory requirements, a minimum 28 day public exhibition 

was undertaken from 24 April to 22 May 2024 (see engagement outcomes in 
Attachment 12), resulting in 33 submissions. 
 

13. The following stakeholder consultation has been undertaken in relation to this 
matter: 

 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

June 2023 - 
September 
2023 

Community - 
via five (5) 
‘Your Place, 
Your Voice!’ 
ward 
workshops 

Various 
feedback 
received via 
priority setting 
/ participatory 
budgeting 
activities. 

Results assessed 
by Council staff, 
workshopped with 
Councillors and 
included in 
workshops for 
draft DPOP.  

Corporate 
Strategy & 
Research & 
Engagement 
teams 

24 April 
2024 – 22 
May 2024 

Multiple via 
public 
exhibition 
process 

33 
submissions 
received – see 
Attachment 
12 for 
summary of 
submissions 

Multiple – see 
Attachment 12 
for summary of 
responses 

Corporate 
Strategy with 
relevant 
Executive 
Directors 

 
 
 
 
Councillor Consultation 
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14. The following Councillor consultation has been undertaken in relation to this 

matter: 
 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

Sat 28 Oct 

2023 

9am-5pm 

Councillor 

Strategy 

Day 

Various 
discussion / 
directions 
provided on 
2024/25 budget, 
capital works 
program, city 
vision and 
organisational 
strategy 

Direction used to 

set direction for 

upcoming strategic 

projects 

Finance & 
Information / 
City Assets & 
Operations / 
City Planning & 
Design 

Mon 30 Oct 

2023  

7:30pm-

9pm 

Councillor 

Workshop 

General 
discussion of 
Your Place, Your 
Voice community 
workshop results 

Direction used to 

set direction for 

upcoming strategic 

projects 

City 
Engagement & 
Experience 

Wed 6 Dec 

2023 

6pm – 

10pm 

Councillor 

Workshop 

Feedback 
provided on 
budget 
principles, 
Councillor 
workshop 
process and 
proposed 
timeline.  

Amendments made 

to Councillor 

workshop schedule 

and project 

timelines. 

 

Commenced 

internal 

development of 

draft DPOP. 

Finance and 
Corporate 
Strategy teams 

Wed 7 Feb 
2024 
6pm – 
9:06pm 

Councillor 
Workshop 

Various 
feedback 
provided on 
Services and 
KPIs 

Feedback 

incorporated into 

draft content 

 

Corporate 
Strategy / 
Executive 
Directors 

Wed 14 
Feb 2024 
5:52pm – 
9:01pm 

Councillor 
Workshop 

Various 
feedback 
provided on 
Capital Projects 
 

Feedback 

incorporated into 

draft content 

 

Finance / 
capital delivery 
teams 

Wed 28 
Feb 2024 
6:07pm – 
8:45pm 

Councillor 
Workshop 

Various 
feedback 
provided on draft 
Fees & Charges 
 

Feedback 

incorporated into 

draft content 

 

Finance / 
Executive 
Directors 

Wed 6 Mar 
2024 
6pm – 
7:45pm 

Councillor 
Workshop 

Various 
feedback 
provided on draft 
Workforce 
Management 
Strategy 

Feedback 

incorporated into 

draft content 

 

Acting ED 
People, 
Culture & 
Workplace 
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Wed 27 
Mar 2024 
6pm – 
8:15pm 

Councillor 
Workshop 

Various 
feedback 
provided on draft 
Asset Strategy 

Feedback 

incorporated into 

draft content 

 

Finance / asset 
teams 

Wed 10 Apr 
2024 
6:15pm – 
9:30pm 

Councillor 
Workshop 

Various 
feedback 
provided on final 
draft Key 
Projects, KPIs, 
Operating Plan, 
LTFP and 
proposed public 
exhibition 
process 

Feedback 

incorporated into 

draft content 

 

Corporate 
Strategy / 
Finance teams 

Mon 20 
May 2024 

Councillor 
Kellie 
Darley via 
email 

- Seeking 

various 
clarifications 
relating to 
projects and 
budget details 

- Requests for a 

number of 
already 
budgeted 
projects to be 
featured as 
Key Projects 

- Suggestions 

for several 
non-policy 
editorial 
amendments 

Further information 
has been provided 
relating to items 
raised, including at 
a workshop on 3 
June. 
 
Some amendments 
have been made in 
response, 
including: 
- Ermington 

Foreshore Stage 
3 project 
corrected to 
‘Rydalmere 
Foreshore’ 

- Several already 

budgeted projects 
now featured as 
‘Key Projects’ 
including 
Playground 
Replacement 
Program, Pavilion 
Capital 
Improvement 
Program, Parks 
Stormwater 
Reuse Program, 
Waste Strategy, 
Events and 
Festivals 
Strategy, Year 1 
Heritage Review  

- Target for 

‘Visitation of 
Libraries’ KPI 
increased to 

Corporate 
Strategy and 
Finance, with 
relevant 
Executive 
Directors 
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1.2m/y based on 
updated visitation 
figures 

- Target completion 

dates for Smart 
City Strategy and 
Environmental 
Sustainability 
Strategy brought 
forward to 31 Dec 
2024 

- Several non-

policy editorial 
amendments / 
corrections 
incorporated. 

Wed 22 
May 2024  

Councillor 
Kellie 
Darley via 
email 

Request for 
alternative 
modelling for 
waste levy 
surcharge and 
waste reserve 
balance forecast 

Alternative model 

presented for 

discussion at 

Councillor 

Workshop 3 June 

2024 

Finance 

Mon 3 June 
2024 
 

Councillor 
Workshop 

Discussion of 
public exhibition 
feedback, final 
drafts and 
changes 
proposed prior to 
returning to 
Council Meeting 
24 June  

Final drafts 

completed for 

Council meeting for 

adoption 

Corporate 
Strategy, 
Finance 

 
15. As detailed in the above table, between October 2023 and June 2024, Councillor 

engagement for the draft documents included: 
 

a. Ten (10) Councillor workshops/briefing sessions (including a weekend 
strategy day focused on budget principles) 
 

b. The provision of early draft content (e.g. draft project lists, budgets, 
KPIs and draft documents as available) 

 

c. More than 32 hours of detailed discussions with a mix of activities, 
staff presentations, priority setting, open forum and Q&A sessions 

 

d. Over 1,600 pages of reports and contents provided on the Councillor 
portal, including written responses to queries raised during each 
workshop 

 

e. Additional opportunities provided for 1:1 meetings/discussions with 
staff at Councillors’ request. 

 
 
LEGAL IMPLICATIONS FOR COUNCIL 
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16. There are no legal implications for Council associated with this report. 
 
 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
 
17. In 2024/25, Council is budgeting for an underlying operating surplus of $6 million 

(before capital grants and contributions, and any loss/gain on asset disposals), 
with key highlights as below: 

 
a. Adoption of IPART approved rate peg of 5.1%. 

 

b. 0% increase to the Domestic Waste Charges for the next three 
financial years i.e. FY2025 to FY2027 and a $50 one-off rebate 
towards the cost of the Domestic Waste Charge in FY2025 for 
residential rate payers. 

 
c. Raise unregulated fees and charges to contribute more than 10% of 

the total operating revenue. 
 

d. Hold employee costs at FY24 levels.  
 

e. Realign the capital program budget allocation to reasonable levels 
and reduce the burden on general reserves.  

 

f. Realign the Materials and Contracts expenses with service levels and 
project requirements.  

 
18. The Long-Term Financial Plan has been constructed with ongoing operational 

revenues and expenses. Three separate scenarios have been prepared with 
different rate pegging and domestic waste charge increase assumptions (without 
any proposal of ASV or SRV adjustment) and are available in the attachment 
“Final Draft Long Term Financial Plan 2025-34” (Attachment 5).  

 
(a) Scenario 1): Continue to provide the level of service driven by existing budget 

allocation – the current balanced Asset Management Plan, along with a Rate 
Peg of 5.1% as approved by IPART in FY25, with a 0% increase in Domestic 
Waste Management charges between FY25 to FY27 and a $50 one-off 
rebate in FY25 Domestic Waste Management charges per residential rate 
payer. The Net Underlying Operating Results remain in reasonable surplus 
in 9 out of 10 years.  
 

(b) Scenario 2): Continue providing a level of service driven by existing budget 
allocation – the current balanced Asset Management Plan, along with a Rate 
peg of 0% for Rates in FY25, a 0% increase in Domestic Waste Management 
charges between FY25 to FY27, and a $50 one-off rebate in FY25 Domestic 
Waste Management charges per residential rate payer. The Net Underlying 
Operating Results remains in deficit in all future years after FY25.  
 

(c) Scenario 3): Continue providing a level of service driven by existing budget 
allocation – the current balanced Asset Management Plan, along with a Rate 
peg of 0% for Rates in FY25 and 0% increase in Domestic Waste 
Management charges between FY25 to FY27. The Net Underlying Operating 
Results remains in deficit in all future years after FY25. 
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Dayne Glinkowski 
Corporate Strategy Manager 
 
Robert Cologna 
Group Manager, Strategic Land Use Planning 
 
Amit Sharma 
A/ Executive Director - Finance and Information 
 
Gail Connolly 
Chief Executive Officer 
 
  
 
 
ATTACHMENTS: 
1 

 

Final DPOP: Parts 1-4, Delivery Program and Operational Plan 
2024/25 (separately enclosed) 

106 
Pages 

 

2 

 

Final DPOP: Part 5, Budget 2024/25 (separately enclosed) 20 
Pages 

 

3 

 

Final DPOP: Part 6, Fees & Charges 2024/25 (separately 
enclosed) 

232 
Pages 

 

4 

 

Final Fees & Charges - Key Changes since 2023/24 (separately 
enclosed) 

77 
Pages 

 

5⇩ 

 

Final Long Term Financial Plan 2025-34 13 
Pages 

 

6⇩ 

 

Final Workforce Management Strategy 2025-28 14 
Pages 

 

7 

 

Final Asset Management Strategy 2025-34 (separately 
enclosed) 

49 
Pages 

 

8 

 

Final Buildings Asset Management Plan 2025-34 (separately 
enclosed) 

75 
Pages 

 

9 

 

Final Parks and Open Spaces Asset Management Plan 2025-34 
(separately enclosed) 

100 
Pages 

 

10 

 

Final Stormwater Asset Management Plan 2025-34 (separately 
enclosed) 

109 
Pages 

 

11 

 

Final Road Infrastructure Asset Management Plan 2025-34 
(separately enclosed) 

105 
Pages 

 

12⇩ 

 

Public Exhibition Engagement Evaluation Report, including 
Summary of Submissions and Responses 

18 
Pages 

 

13⇩ 

 

Summary of Final Changes Proposed Post-Exhibition of DPOP 9 Pages  

  
 
REFERENCE MATERIAL 

 

OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_1.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_2.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_3.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_4.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_5.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_6.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_7.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_8.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_9.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_10.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_11.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_12.PDF
OC_24062024_AGN_957_AT_files/OC_24062024_AGN_957_AT_Attachment_12121_13.PDF
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.8 

SUBJECT LATE REPORT: Appointment of the Chair, Alternate Chairs 
and Independent Expert Members for the Parramatta Local 
Planning Panel  

REFERENCE F2024/00282 - D09497406 

REPORT OF Strategic Business Manager         
 
 

 
STAFF RESPONSE 
 
A report will be available in a Supplementary Agenda prior to the meeting. 
 
Alexia Bonilla 
Strategic Business Manager 
 
Robert Cologna 
A/ Executive Directore City Planning and Design 
 
Gail Connolly 
Chief Executive Officer 
 
  
 
 
ATTACHMENTS: 
There are no attachments for this report. 
 
REFERENCE MATERIAL 
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NOTICE OF MOTION 

ITEM NUMBER 14.1 

SUBJECT Emergency Accommodation and Womens' Shelters in 
Parramatta 

REFERENCE F2024/00282 - D09480426 

FROM Councillor Paul Noack 
 

MOTION 

(a) That the CEO prepare a report on current and proposed emergency 
accommodation provision in the Parramatta LGA that serves women and 
children fleeing domestic and family violence, reported in such a way as to not 
compromise the safety of service locations. 
 

(b) That, if relevant, other types of emergency accommodation needs be 
highlighted, for example, emergency accommodation or young people. 
 

(c) That the report canvass options for Council to assist in the provision of 
additional accommodation, including, but not limited to: 
 

i. Assistance with land use planning procedures and approvals; 
ii. Potential to utilise Council or other properties; and 
iii. Provision of funding towards operating costs or the full or partial 

provision of a service by Council. 
 

(d) That the report be presented for Council’s consideration before end November 
2024. 

 
BACKGROUND 
 
1. None yet provided.  

 
STAFF RESPONSE 
 
2. A staff response will be provided in the Supplementary Agenda. 
 
 
Paul Noack 
Councillor 
 
David Moutou 
Acting Executive Director Community Services 
 
Roxanne Thornton 
Group Manager Office of the Lord Mayor and CEO 
 
Gail Connolly 
Chief Executive Officer 
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ATTACHMENTS: 
There are no attachments for this report. 
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QUESTIONS WITH NOTICE 

ITEM NUMBER 15.1 

SUBJECT Questions Taken on Notice at 11 June 2024 Council Meeting 

REFERENCE F2024/00282 - D09497407 

REPORT OF Council Secretariat & Policy Officer         
 
 

CSP THEME: Accessible 
 
 
 

QUESTIONS TAKEN ON NOTICE 
 
Councillor Pandey asked a question in relation to Item 13.3 - 2025 Annual 
Community Grants Program; 
 

• Could staff provide Councilors, with wording that is used in our Grants 
Agreement?  

 
A staff response to be provided in a Supplementary Agenda 

________________________________________________________________ 

 
Councillor Valjak asked two (2) questions in relation to Item 15.2 - Question with 
Notice  NSW Civil and Administrative Tribunal – Councillor Legal Action; 
 

• Will a precedent be set if NCAT makes a decision in relation to the matter? 

• Does this mean that there is a likelihood of confidential information being 
made public? 
 
A staff response to be provided in a Supplementary Agenda. 

 
_________________________________________________________________ 
 
Councillor Garrard asked a question in relation to Item 15.2 - Question with Notice  
NSW Civil and Administrative Tribunal – Councillor Legal Action; 
 

• Where on the Councillor Portal is the Legal Report relating to this matter? 
 
A staff response to be provided in a Supplementary Agenda. 

_________________________________________________________________ 
 
 
 
ATTACHMENTS: 
There are no attachments for this report. 
 
REFERENCE MATERIAL 
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