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REFERENCE F2021/00521 - D08064738 
 
REPORT OF Development Manager 
 

3268 RESOLVED (Esber/Tyrrell) 
 
(a) That Council approve permanently closing part of Darcy Street, 

Parramatta, shown as Lot 131 coloured blue on Attachment 1, in 
accordance with Part 4 Division 3 of the Roads Act 1993. 

 
(b) That Council approve to classify the portion of Darcy Street being 

closed, shown as Lot 131 coloured blue on Attachment 1, as 
operational upon formal gazettal of the road closure. 

 
(c) Further, that Council delegate authority to the Chief Executive 

Officer to sign all documentation, including but not limited to land 
owner’s consent, in connection with this matter.  

 
17. INNOVATIVE 
 
17.1 SUBJECT FOR NOTATION: Minutes of the 5/7 Parramatta Square 

Advisory Group Meeting held on 6 May 2021 
 
REFERENCE F2021/00521 - D08042554 
 
REPORT OF Business Governance Officer 
 

3269 RESOLVED (Issa/Davis) 
 
That Council defer consideration of this matter for a period of two (2) 
weeks. 

 
17.2 SUBJECT FOR NOTATION: Minutes of the Smart City Advisory 

Committee Meeting held on 4 May 2021 
 
REFERENCE F2017/00685 - D08045680 
 
REPORT OF Project Officer 
 

3270 RESOLVED (Issa/Tyrrell) 
 
(a) That Council note the minutes of the Smart City Advisory 

Committee meeting held on 4 May 2021 (provided at Attachment 
1). 

 
(b) Further, that Council note that the Committee supports the 

University of Technology Sydney in submitting an Expression of 
Interest to the Smart Places Acceleration Program.  

 
17.3 SUBJECT FOR APPROVAL: Post Gateway - Draft Development 

Control Plan and Draft Planning Agreement for 85-91 
Thomas Street, Parramatta 

 
REFERENCE RZ/11/2016 - D08012633 
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REPORT OF Project Officer Land Use 
 

3271 RESOLVED (Esber/Tyrrell) 
 
(a) That Council endorse the draft amendments to Part 4.1.9 Morton 

Street Precinct,  Parramatta DCP 2011, introducing new site-
specific controls for the land at 85-91 Thomas Street, Parramatta, 
as provided at Attachment 1, for the purpose of public exhibition. 

 
(b) That Council authorise the Chief Executive Officer to commence 

the legal drafting of a Planning Agreement in accordance with the 
Letter of Offer as provided in Attachment 2, and terms outlined in 
this report on behalf of Council for the purpose of public exhibition. 

 
(c) That the draft amendment to Part 4.1.9, Parramatta DCP 2011 and 

draft Planning Agreement be placed on public exhibition 
concurrently with the updated Planning Proposal in Attachment 3, 
for a period of 28 days as required by the Gateway Determination 
in Attachment 4 and that a report be provided to Council on the 
outcomes of the public exhibition. 

 
(d) Further, that Council delegate authority to the Chief Executive 

Officer to correct any minor inconsistencies or anomalies of an 
administrative nature relating to the draft site-specific Development 
Control Plan and draft Planning Agreement documentation that 
may arise during the drafting and exhibition process. 

 
DIVISION A division was called, the result being:- 
 
AYES:  Councillors Barrak, Bradley, Davis, Dwyer, Esber, 

Garrard, Issa, Jefferies, Pandey, Prociv, Tyrrell, Wearne 
and Zaiter 

 
NOES:  Councillor Wilson 

 
17.4 SUBJECT FOR APPROVAL: Post Exhibition - Outcomes of two 

Planning Proposals and three DCP amendments for 
various matters in Epping 

 
REFERENCE F2021/00521 - D08025044 
 
REPORT OF Team Leader Land Use Planning 
 

3272 RESOLVED (Tyrrell/Davis) 
 
(a) That Council receives and notes the submissions received during 

the public exhibition of the East Epping and Rosebank Avenue 
Planning Proposals and the draft amendments to the Hornsby 
Development Control Plan 2013 which are summarised at 
Attachment 2. 

 
(b) That Council endorse for finalisation the planning proposal relating 

to the following various properties in East Epping (provided at 
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INNOVATIVE 

ITEM NUMBER 17.3 

SUBJECT FOR APPROVAL: Post Gateway - Draft Development Control 
Plan and Draft Planning Agreement for 85-91 Thomas Street, 
Parramatta 

REFERENCE RZ/11/2016 - D08012633 

REPORT OF Project Officer Land Use         
 
 

APPLICANT:   Think Planners Pty Ltd  

LANDOWNER:  Century 888 Pty Ltd 

DEVELOPMENT APPLICATIONS CONSIDERED BY SYDNEY CENTRAL CITY 
PLANNING PANEL:  Nil 

PURPOSE: 
 
The purpose of this report is: 

 To seek Council’s endorsement of a draft amendment to the Morton Street 
Precinct section of the Parramatta Development Control Plan and a draft 
Planning Agreement for land at 85-91 Thomas Street, Parramatta for public 
exhibition in conjunction with the Planning Proposal endorsed by Council on 9 
June 2020 

 
RECOMMENDATION 
 
(a) That Council endorse the draft amendments to Part 4.1.9 Morton Street 

Precinct,  Parramatta DCP 2011, introducing new site-specific controls for the 
land at 85-91 Thomas Street, Parramatta, as provided at Attachment 1, for the 
purpose of public exhibition.  

(b) That Council authorise the Chief Executive Officer to commence the legal 
drafting of a Planning Agreement in accordance with the Letter of Offer as 
provided in Attachment 2, and terms outlined in this report on behalf of Council 
for the purpose of public exhibition. 

(c) That the draft amendment to Part 4.1.9, Parramatta DCP 2011 and draft 
Planning Agreement be placed on public exhibition concurrently with the 
updated Planning Proposal in Attachment 3, for a period of 28 days as 
required by the Gateway Determination in Attachment 4 and that a report be 
provided to Council on the outcomes of the public exhibition. 

(d) Further, that Council delegate authority to the Chief Executive Officer to 
correct any minor inconsistencies or anomalies of an administrative nature 
relating to the draft site-specific Development Control Plan and draft Planning 
Agreement documentation that may arise during the drafting and exhibition 
process. 
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TIMELINE 

 
SITE DESCRIPTION 
 
1. The site at 85-91 Thomas Street, Parramatta is subject to Parramatta Local 

Environmental Plan (PLEP) 2011. It includes four (4) properties on the southern 
side of Thomas Street with a total site area of 6,321sqm as shown in Figure 1. 
At the rear of No.87 Thomas Street, there is a land parcel known as 87A 
Thomas Street which is already publicly owned Crown land and available for 
public open space. The 4 lots which form the subject site each contain a single 
dwelling house, all of which are owned by Century 888 Pty Ltd (the landowner). 
The legal descriptions of the properties are listed below: 

 Lot 13 DP 1239 known as No. 85 Thomas Street 

 Lot 142 DP 537053 known as No. 87 Thomas Street 

 Lot 15 DP 1239 known as No. 89 Thomas Street 

 Lot 16 DP 1239 known as No. 91 Thomas Street 

 
Figure 1: Subject site at 85-91 Thomas Street, Parramatta 
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PLANNING PROPOSAL MATTERS 

2. In June 2016, the applicant lodged an initial Planning Proposal seeking to 
increase the maximum floor space ratio (FSR) and maximum height of 
buildings (HOB) control to accommodate approximately 164 dwellings. The 
planning controls applicable at the time permitted approximately 59 dwellings 
and was based on the FSR which applied to the entire site area. 

 

3. Whilst Council was undertaking the initial assessment of the Planning Proposal, 
a Council-led amendment known as Parramatta LEP 2011 – Amendment No.20 
came into force on 28 July 2017. This LEP amendment reduced the 
developability of the site and placed a land acquisition burden on Council as 
detailed below. 

 1,296sqm of land at No.85 now zoned RE1 – Public Recreation and 
reserved for acquisition for local open space, and 

 1,200sqm of land at Nos.89-91 currently zoned R4 now identified for 
natural resources biodiversity provisions (see Figure 2).  

 
Figure 2: Mapping of undevelopable land introduced by PLEP 2011 – Amendment No.20 

4. The Planning Proposal was subsequently revised and it sought to recoup the 
GFA lost as a result of Amendment No.20 and to redistribute it into a taller built 
form within the remaining 3,825sqm developable site area. This facilitates a 6-
storey residential flat building development across 2 buildings comprising of 
approximately 59 dwellings and 61 vehicular parking spaces. The revised 
Planning Proposal was reported to Council on 9 June 2020. At this meeting 
Council endorsed the Planning Proposal for submission to the Department of 
Planning, Industry and Environment (DPIE) for Gateway determination. Details 
of the endorsed Planning Proposal are shown in Table 1 below.  

Table 1: Planning Proposal for 85-91 Thomas Street, Parramatta 

Parramatta LEP 
2011 

LEP Controls 
for site prior to 
Amendment 20 
Until 28 July 2017 

Current LEP 
Controls 
Since 28 July 2017 

Current Planning 
Proposal 
 

Zoning R4 – High Density 
Residential 
(6,321sqm) 

Part R4 High Density 
Residential 
(5,025sqm), 

R4 High Density 
Residential (3,825sqm – 
developable land),  
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Part RE1 Public 
Recreation (1,296sqm) 

 
RE1 Public Recreation  
(2,496sqm – land 
dedication area) 

Maximum Building 
Height (HOB) 
 

11 metres 
(3 storeys) 

11 metres 
(3 storeys) 
(R4 land only) 

22 metres (6 storeys) (R4 
land only), 

No HOB control for 
existing and proposed 
RE1 land. 

Maximum Floor 
Space Ratio (FSR) 
 

0.8:1 (entire site 
area)  

0.8:1 
(R4 land only) 

1.3:1 (R4 land only),  

No FSR control for 
existing and proposed 
RE1 land. 

Maximum Gross 
Floor Area (GFA) 

5,057sqm (based 
on the total site 
area) 

4,020sqm (based on 
R4 High Density 
Residential only) 

4,973sqm (based on 
developable site area) 

FSR on Developable 
Portion 
3,825sqm 

1.32:1 1.05:1 1.3:1 

Other Planning 
Controls  

Foreshore Building 
Line, 
Acid Sulfate Soils,  
Heritage 

Foreshore Building Line, 
Acid Sulfate Soils,  
Heritage,  
Land Reserved for Acquisition,  
Natural Resources – Biodiversity,  
Natural Resources – Riparian Lands and 
Waterways 

Maximum dwelling 
yield* 

59 dwellings 47 dwellings 59 dwellings  
 

* Dwelling Calculation = (Maximum GFA / 85sqm for high density dwellings) 

5. On 18 August 2020, DPIE issued a Gateway Determination for the Planning 
Proposal, including conditions that must be completed prior to public exhibition. 
Council Officers have updated the Planning Proposal to reflect the Gateway 
Determination conditions for the purpose of public exhibition. A summary of the 
conditions and Council response is shown below in Table 2.  
 

Table 2: Summary of Gateway Determination and Conditions for public exhibition purposes 

DPIE Gateway Determination 
(Attachment 3) 

Council Response in Updated PP 
(Attachment 4) 

Condition 1a.  
Update the explanation of provisions to outline 
the intended outcomes regarding the proposed 
changes to the minimum lot sizes 

Part 2 of the PP has been updated to explain that 
the minimum lot size map will be amended and 
apply to the proposed 3,825sqm of R4 land only, 
and be removed from the proposed RE1 land 

Condition 1b.  
Outline a suitable mechanism to ensure that 
land to be zoned RE1 Public Recreation has an 
appropriate acquiring authority identified. This 
may be by way of a planning agreement 
finalised prior to the making of the LEP; and 

Part 2.1 of the PP is updated to reflect the Planning 
Agreement Offer of 2,496sqm of land dedication. 
This land will be dedicated to council at nil cost. 
The legal drafting will specify that execution and 
registration on title occurs prior to making of LEP 
amendment. The land dedication can occur prior 
to issue of Construction Certificate as required by 
DA conditions.  

Condition 1c.  
Update Part 4.2 to ensure text identifies the 
intent of the proposal 

Part 4.2 of the PP is updated to state there will be 
no net increase in GFA compared to PLEP 2011 
as applied to the site prior to Amendment No.20 
before 28 July 2017. The proposal redistributes 
residential GFA lost under Amendment 20  into a 
taller building form with an increased FSR to reflect 
the reduced developable area. There will also be 
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dedication of Natural Resources - Biodiversity and 
RE1 zoned LRA land.   

6. There are no changes to the proposed dwelling yield, or relevant built form 
controls such as height, as a result of the Gateway Determination conditions.  

DRAFT DEVELOPMENT CONTROL PLAN 

7. When Council endorsed the Planning Proposal for a Gateway Determination in 
June 2020, Council also resolved that a site-specific Development Control Plan 
(DCP) be prepared and reported to Council prior to public exhibition. This 
resolution ensures that the detailed urban design analysis on streetscape, floor 
space ratio, building height, building separation and setbacks, deep soil, 
overshadowing and privacy is incorporated into the draft planning controls for 
this site.  

8. There are existing precinct-based DCP controls for the subject site in Part 4.1.9 
– Morton Street Precinct in Parramatta Development Control Plan 2011 (PDCP 
2011). The Morton Street DCP was adopted by Council on 27 August 2007 and 
currently applies the Area 3 – Morton Street East (refer to Figure 3 below) 
controls to future development on the subject site.  

9. Council officers recommend incorporating site-specific DCP controls as part of 
a draft amendment to the Morton Street section of DCP 2011 as shown in 
Attachment 1. The draft amendment proposes to include a new “Area 5 – 85-
91 Thomas Street” as shown in Figure 3 below. This section will include 
specific controls in relation to: 

 Building height and massing 

 Streetscape, building setbacks and separation 

 Deep soil, landscaping and future open space 

 Ecology and river foreshore  

 
Figure 3: Map of Morton Street Precinct DCP and Indicative Building Envelope for Area 5 

10. The indicative building envelope shown in Figure 3 illustrates the endorsed 
Planning Proposal and will facilitate two 6-storey residential flat buildings equal 
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to approximately 59 apartment dwellings, which is an equivalent density to what 
the planning controls could allow on the site prior to Amendment 20.  

11. It is considered that the building envelopes appropriately distribute the 
residential floorspace generated from the undevelopable land in a sensitive 
manner. Building footprints have been reduced with additional height resulting 
in greater setbacks and separation distances in improve built form transition to 
neighbouring development.  

12. Following Council endorsement of the Planning Proposal’s associated 
reference design in June 2020 only minor changes to the building envelope 
have been made. Minor adjustments were made to require upper level 
setbacks to improve amenity, as well as greater provision for deep soil planting 
within the side boundaries by ensuring that basement car parking does not 
encroach into this area. Figures 4 & 5 show the indicative building envelope in 
plan and elevation view.  

 
Figure 4: Plan view of setback and separation controls in Area 5, Morton Street DCP 
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Figure 5: Elevation view of setback and separation controls in Area 5, Morton Street DCP 

13. The setback and separation distances shown in Figure 4.1.9.3(a), Figure 
4.1.9.15 and Figure 4.1.9.16 of Attachment 1 in the draft DCP exceed the 
minimum requirements of the Apartment Design Guide and Parramatta DCP 
2011. The draft DCP also contains controls that require basement carparking 
access to be located within the building envelope. These site-specific 
provisions aim to provide a landscaped setting that minimises overshadowing 
and provides greater privacy to adjoining properties. 

14. Saltmarshes and wetlands are located in close proximity to the site and are 
protected by the LEP controls relating to the Foreshore Building Line, Natural 
Resources – Biodiversity and local heritage listing of Parramatta River 
(Wetlands). To further protect these ecological areas, the draft DCP includes 
ecology and foreshore controls so stormwater run-off, overshadowing and 
lighting causes minimal disturbance to local flora and fauna within the nearby 
riparian corridor along the river. 

15. The draft site-specific DCP has been prepared in accordance with the urban 
design, traffic and open space advice provided to date. Council officers are 
satisfied that the site-specific controls in the Draft Amendment to Morton Street 
DCP for “Area 5 – 85-91 Thomas Street” will ensure that the increase in HOB 
and FSR facilitated by the Planning Proposal can be properly managed and 
future development appropriately considers its surrounding context. 

DRAFT PLANNING AGREEMENT 
 
16. The applicant submitted a Letter of Offer to enter into a Planning Agreement 

with Council on 8 March 2021 in support of the Planning Proposal for the site. 
Together, they inform the changes to planning controls to enable a residential 
flat building on the developable site area (3,825sqm) and land dedication for 
the remaining undevelopable site area (2,496sqm). The scenario regarding the 
land dedication through a Planning Agreement was flagged with Council on 9 
June 2020 and was endorsed by Council at this meeting. The submitted Letter 



Council 15 June 2021 Item 17.3 

- 279 - 

of Offer (included in Attachment 2) is consistent with this Resolution of 
Council. 

Letter of Offer  

17. The Draft Planning Agreement Offer includes 2,496sqm (approximately 0.25 
hectares) of open space and ecologically sensitive land dedicated to Council at 
nil cost (see Figure 6). This allows Council to make the river foreshore land 
publicly accessible via a low acquisition cost pathway and offer better 
protection of the biodiversity land. The proposed land dedication reflects the 
intended use of the site by clearly delineating the developable portion of the site 
from the portion of the site that is currently zoned open space or has been 
identified as having ecological value. The land dedication is provided on the 
basis that there is no decrease in GFA compared to the planning controls in 
place when the Planning Proposal was lodged on 6 June 2016. The land 
dedication is mapped in the PLEP 2011 and comprises of two parts: 

i. 1,296sqm of land at No.85 now zoned RE1 – Public Recreation and 
shown as land reserved for acquisition for local open space, and 

ii. 1,200sqm of land at Nos.89-91 currently zoned R4 now identified for 
natural resources - biodiversity provisions 

 
Figure 6: Description of 2,496sqm of land dedication in Draft Planning Agreement 

18. The Draft Planning Agreement Offer also provides Council with the mechanism 
to acquire land identified for future open space (which is currently zoned RE1 
but is unfunded) and biodiversity at nil financial cost.  

19. The development potential of the land to be dedicated under the planning 
controls in place prior to Amendment 20 is being extracted and redistributed 
onto the developable site area as part of the Planning Proposal. The land 
dedication offer has not changed since Council endorsed the Planning Proposal 
and Planning Agreement Offer on 9 June 2020.    
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20. A land value uplift assessment has not been undertaken as the planning 
proposal is only seeking to recoup the residential density potential which may 
have been able to be achieved under the planning controls in place on the site 
when the Planning Proposal was lodged. The Draft Planning Agreement Offer 
moves away from a value capture approach and towards an infrastructure 
needs approach as required by the Planning Agreements Practice Note (DPIE, 
February 2021). Council’s City Planning and Property Development Group are 
satisfied that the Draft Planning Agreement does not require a land value uplift 
assessment given the nominal uplift being sought by the Planning Proposal and 
that the undevelopable land is being dedicated at no cost.   

21. Under Council’s Planning Agreements Policy, planning proposals outside the 
CBD seeking uplift in density need to be supported by a planning agreement 
that is valued at 50% of the resulting land value uplift. At the 9 June 2020 
Council Meeting, Council endorsed the officer recommendation which varies 
the planning agreements policy in this instance and set the parameters for 
negotiating this land dedication offer. The draft Letter of Offer is consistent with 
Council’s previous resolution and it is therefore recommended that the draft 
Planning Agreement be exhibited with the draft Planning Proposal and draft 
DCP.  

22. The Planning Agreement should be executed and registered on the land title 
prior to finalisation of the Planning Proposal post-exhibition.  

CURRENT DEVELOPMENT APPLICATION 

23. On 19 April 2021, the applicant lodged a Development Application which 
proposes demolition of existing structures (4 dwelling houses), tree removal 
and construction of two x 7 storey boarding house buildings consisting of 237 
boarding rooms with 118 basement parking spaces and land dedication at the 
rear (DA/312/2021). The application was recently publicly exhibited from 28 
April 2021 to 26 May 2021. 

24. Boarding houses are a permissible use within the R4 – High Density 
Residential zone area under the current and proposed planning controls for the 
site. Boarding house developments must also satisfy other more detailed 
controls such as State Environmental Planning Policy (Affordable Rental 
Housing) 2009 and Parramatta DCP 2011 (Part 2, Part 3, Part 5.1 for Boarding 
Houses).   

25. The DA is being considered as part of a separate assessment process which is 
currently underway in accordance with the currently applicable planning 
controls. The updated Planning Proposal, Draft DCP and Planning Agreement 
will become matters for consideration for any subsequent DAs that are 
submitted after the Planning Proposal and DCP have been placed on public 
exhibition.  

CONSULTATION & TIMING 
 
26. Pending Council’s resolution on this matter, the Planning Proposal, draft DCP 

and draft Planning Agreement will be publicly exhibited with the Planning 
Proposal. The exhibition will be conducted in accordance with the Gateway 
determination and the requirements of the Environmental Planning and 
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Assessment Act 1979. The outcome of the public exhibition will then be 
reported to Council. 

Stakeholder Consultation 

27. The following stakeholder consultation has been undertaken in relation to this 
matter: 

 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

28 
September 
2020 / 
6 October 
2020 

City Design Review of 
initial Draft 
DCP 

Include description 
and objectives for 
new “Area 5” section 
on the subject site 
within Part 4.1.9 – 
Morton Street 
Precinct. Figures 
and controls must be 
amended. 

City Planning/ 
City Design 

29 
September 
2020 /  
5 March 
2021 

Natural 
Resources & 
Open Space 

Include 
Ecology & 
River 
Foreshore 
controls. 
Estimate 
maintenance 
costs of the 
proposed land 
dedication also 
provided. 

Applicant to include 
Ecology & River 
Foreshore controls 
so no significant 
impact from lighting, 
stormwater run-off or 
overshadowing 
impacts the nearby 
saltmarsh and 
mangrove 
communities. 

City Planning 

24 March 
2021 / 29 
March 2021 

Property 
Development 
Group 

No objections 
raised to the 
items in the 
VPA offer. A 
value uplift 
assessment is 
not required in 
this instance 
due to impacts 
of PLEP – 
Amendment 
No.20 on 
developability. 

PLEP 2011 – 
Amendment 20 
identifies 2,496sqm 
as open space and 
ecologically sensitive 
land. Dedicating 
1,296sqm land at 
No.85 extinguishes 
Council’s acquisition 
burden for local 
open space. 
Dedicating 
1,200sqm land at 
No.89 & 91 provides 
the public protection 
of environmentally 
sensitive biodiversity 
land.  

City Planning/ 
Property 
Development 
Group 

20 April 
2021/ 5 
May 2021 

Development 
Assessment 

Status of 
DA/312/2021 
for a 7-storey 
boarding 
house under 
current 
controls 

DA scheme varies 
from the Planning 
Proposal scheme in 
relation to density, 
parking, setback and 
separation 
distances. Boarding 
houses are 
permitted in the 

City Planning 
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zone.  The DA will 
be assessed as part 
of a separate 
assessment process 
which is currently 
underway.  

13 May 
2021 

Finance The monetary 
and CAPEX 
contributions 
are not 
included in the 
current 
adopted four-
year budget 
and if 
resolved, will 
be included 
within the 
budget 
process or as 
part of 
quarterly 
review. 

The transfer of the 
land assets will 
remove Council’s 
obligation under the 
existing zoning 
regime to acquire 
the asset (estimated 
fair value of $1.3m in 
April 2020). 
Maintenance of the 
land assets is not 
included in the 
current adopted 
budget and is 
estimated at about 
$5,000 per year 
which is immaterial 
compared to 
revenue to be 
generated by 
redevelopment 
under the proposed 
planning controls. 

City Planning/ 
Finance 

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

matter: 

Date Councillor 
Comment 

Council Officer 
Response 

Responsibility 

9 June 2020 Council endorsed the 
Planning Proposal to 
request a Gateway 
Determination and that 
a site-specific DCP be 
prepared and VPA be 
negotiated in 
accordance with the 
2,496sqm of land 
dedication proposed. 

The Planning Proposal 
has not changed following 
Gateway Determination 
however minor 
refinements to the 
reference scheme has 
been made as part of 
preparing the Draft DCP. 
The DCP & VPA have 
been prepared and 
negotiated in accordance 
with the resolution.  

City Planning 

 
 
LEGAL IMPLICATIONS FOR COUNCIL 
 
29. The Gateway Determination at Attachment 4 requires Council to exhibit the 

Planning Proposal, Draft DCP and Draft Planning Agreement for a minimum of 
28 days.  
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30. The drafting of the Planning Agreement will be by both parties in accordance 
with the recommendation of this report. The costs associated with the drafting 
of the Planning Agreement and explanatory note will be at the cost of the 
applicant which is in accordance with Council’s Planning Agreements Policy.  

 
FINANCIAL IMPLICATIONS FOR COUNCIL 
 
31. The proposed Planning Agreement negotiated will involve the applicant 

dedicating 2,496sqm of land at nil cost to Council. A portion of this land is 
already subject to an unencumbered public access easement for the 
Parramatta Valley Cycleway. The costs and maintenance of this cycleway are 
already accounted for by the operational budget of Council. 

32. The land dedication comprises of 1,296sqm identified for local acquisition and 
1,200sqm for natural resources biodiversity. The transfer of these items in the 
planning agreement will remove Council’s obligation under the existing zoning 
regime to acquire the asset (estimated fair value of $1.3m in April 2020). 
Council’s Property Development Group have advised that land dedication as 
part of the Draft Planning Agreement allows for the most cost-effective 
acquisition pathway to transfer this asset into Council ownership.  This land will 
be in addition to the Section 7.11 and 7.12 contributions payable at the time the 
development proceeds.  

33. Maintenance of the 0.25 hectares of land dedication is estimated at about 
$5,000 per year. This maintenance cost is not included in the current adopted 
budget. This amount is immaterial compared to revenue to be generated by 
redevelopment under the proposed planning controls. Council’s Natural 
Resources & Assets Team have advised that transferring this asset into 
Council ownership as part of the Draft Planning Agreement offers better 
protection for future open space & biodiversity land along the river foreshore. 

34. The financial impacts to the budget, as set out in this section, will be included in 
the next Quarterly Budget Review for endorsement by Council. The table below 
represents the estimated timing of the additional contribution to be received if 
Council resolves to approve this report. 

 FY 20/21 FY 21/22 FY 22/23 FY 23/24 

Operating Result      

Capital contribution (non-cash)  $1,300,000   

External Costs     

Internal Costs   ($5,000) ($5,000) ($5,000) 

Depreciation      

Other      

Total Operating Result   $1,295,000 ($5,000) ($5,000) 

     

Funding Source   General 
Revenue 

General 
Revenue 

General 
Revenue 

     

CAPEX      

CAPEX      

External      

Internal      

Other     

Total CAPEX   NIL NIL NIL 

     

Funding Source     
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35. The costs associated with the preparation, exhibition and finalisation of the 

Planning Proposal, draft DCP and draft Planning Agreement are internal 
resources and consultancy costs. The developer will reimburse any 
consultancy costs relating to the Planning Agreement, which will then result in 
nil cost to Council for this item.  

CONCLUSION 

36. It is recommended that Council endorse the Draft Development Control Plan 
and Draft Planning Agreement Offer for 85-91 Thomas Street, Parramatta and 
that the Chief Executive Officer be authorised to prepare the legal drafting in 
accordance with the Letter of Offer provided in Attachment 2 on behalf of 
Council for the purpose of public exhibition. 

37. If endorsed, the draft DCP and draft Planning Agreement will be publicly 
exhibited concurrently with the Planning Proposal for 85-91 Thomas Street, 
Parramatta for a minimum of 28 days. A further report will be prepared for 
Council on the outcome of the public exhibition period.  

Kieren Lawson 
Project Officer Land Use 
 
Michael Rogers 
Land Use Planning Manager 
 
Paul Perrett 
Chief Financial Officer 
 
David Birds 
Acting Executive Director, City Planning & Design 
 
Brett Newman 
Chief Executive Officer 
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