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INNOVATIVE 

ITEM NUMBER 17.3 

SUBJECT FOR APPROVAL: Draft Planning Strategy for North-East 
Planning Investigation Area 

REFERENCE F2020/01908 - D07679908 

REPORT OF Team Leader –Land Use Planning         
 
 

PURPOSE: 
 
To seek Council endorsement of a Draft Planning Strategy for the North-East 
Planning Investigation Area for the purposes of public exhibition to seek community 
and stakeholder feedback on six (6) built form options.   
 
RECOMMENDATION 
 
(a) That Council endorse the Draft Planning Strategy for the North-East Planning 

Investigation Area provided at Attachment 1 for the purposes of public 
exhibition (noting that it contains six (6) built form options).  

 
(b) That the Draft Planning Strategy for the North-East Planning Investigation Area 

(PIA) be publicly exhibited for a minimum period of 28 days and that Council 
use the following engagement tools and methods at a minimum:  

i. Notification letters to landowners and occupiers (including owners and 
occupiers of individual apartments within strata buildings) inside the 
North-East PIA boundary; and landowners and occupiers within a 200m 
buffer of the North-East PIA boundary; 

ii. Consultation with Council’s Heritage Advisory Committee; 
iii. Consultation with relevant public authorities, including the Department of 

Planning, Industry and Environment (DPIE), Transport for NSW and the 
NSW Heritage Office; 

iv. Copy of the exhibition documents at Council’s Customer Service Centre 
and Parramatta Library; 

v. Public notice on City of Parramatta corporate website, and ‘Participate 
Parramatta’ City of Parramatta Council website; and 

vi. Free text response to enable an online submission. 
 
(c)  That Council delegate authority to the CEO to correct any minor anomalies or 

errors of a non-policy and administrative nature relating to the Draft Planning 
Strategy prior to exhibition.  

 
(d)  Further, that a subsequent report be prepared to Council detailing the 

outcomes of the public exhibition period, the findings of the economic feasibility 
study and an assessment of the built form options against the weighted 
assessment criteria described in Section 7 of the Draft Planning Strategy, 
together with an updated Draft Planning Strategy (including a single 
recommended option). 

 
BACKGROUND 
 
1. On 25 November 2019, Council considered a report on the Parramatta CBD 

Planning Proposal (Planning Proposal) and resolved to defer a number of 
areas, including an area now known as the “North-East Planning Investigation 
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Area”, from the broader Planning Proposal boundary for future planning 
consideration as part of the Planning Investigation Area (‘PIA’) work identified in 
the Parramatta CBD Planning Strategy (2015) as shown in Figure 1.   

2. The properties within the North-East PIA are located between the land parcels 
fronting Church Street to the west and the Sorrell Street Heritage Conservation 
Area (HCA) to the east in Parramatta/North Parramatta, and extends from 
Isabella Street in the north to Ross Street in the south as shown in Figure 2.   

  

  

  

CBD Planning Proposal – area 
where changes to the controls are 
proposed 

CBD Planning Proposal – land 
parcels not subject to any change 

Planning Investigation Areas – to 
be considered in the future 

North-East Planning Investigation 
Area boundary – subject of this 
Planning Strategy  

Figure 1: The North-East Planning Investigation Area in relation to the wider 
Parramatta CBD area and surrounding context.   
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Figure 2 – North-East Planning Investigation Area – Study Area  

 

3. There are 25 sites within the study area of the North-East PIA, including: 

a. 7 dwelling houses; 

b. 2 residential flat buildings in single ownership; 

c. 1 commercial strata building; and 

d. 15 strata plan residential flat buildings. 

4. The dominant existing building type in the study area are residential flat 
buildings. Of the 17 existing residential flat buildings in the study area: 

a. 5 are from 1960s; 



Council 9 November 2020 Item 17.3 

- 134 - 

b. 6 are from 1970s; 

c. 3 are from 1980s; 

d. 1 is from 1990s; and 

e. 2 are from 2000s.  

5. On 9 June 2020, Council considered a report on a site-specific Planning 
Proposal at 23-27 Harold Street, North Parramatta (within the study area) and 
resolved as follows:  

a) That as a result of Council’s resolution of 25 November 2019 to excise areas 
currently zoned R4 High Density Residential from the Parramatta CBD 
Planning Proposal, Council defer progressing the Planning Proposal that is 
the subject of this report until Council has adopted a planning strategy for the 
planning investigation area containing the subject site.  

b) That Council note that work on the planning investigation area between 
Church Street and the Sorrell Street Heritage Conservation Area will be the 
subject of a Councillor workshop before a draft planning strategy is reported 
to Council for its consideration in October 2020, for the purposes of public 
exhibition. 

6. On 7 October 2020, preliminary findings and analysis undertaken to inform a 
Draft Planning Strategy for the North-East Planning Investigation Area were 
presented at a Councillor Workshop. Six (6) built form options were illustrated 
with floor space ratios (FSRs) ranging between 0.8:1 and 6:1 as shown in 
Figures 4 to 9 below.   

 
DRAFT PLANNING STRATEGY  
 

7. The Draft Planning Strategy for the North-East PIA at Attachment 1 provides 
an analysis of the area and its context, and also illustrates six (6) built form 
options for community feedback.  The final preferred option will be determined 
in the post-exhibition period using weighted assessment criteria, once Council 
has considered all community feedback and undertaken further analysis. 

8. The weighted assessment criteria are detailed in Section 7 of the Draft 
Planning Strategy for the North-East PIA and are categorised as follows: 

a. Context and Neighbourhood Character (20%);  

b. Built Form and Scale (20%);  

c. Heritage Relationships (20%); 

d. Strategic Planning (20%);  

e. Land Use and Transport Integration (15%); and  

f. Economic Feasibility (5%).  

The further technical analysis will include a separate economic feasibility study 
for the precinct, which will consider the nature of existing development and the 
proposed built form options. This is discussed in greater detail later in this 
report under the heading ‘Economic Considerations’.  The final Planning 
Strategy will guide site-specific planning proposals in the PIA. 

9. The key objective of the Draft Planning Strategy is to establish a suitable 
transition between the proposed high rise zone on Church Street (under the 
Parramatta CBD Planning Proposal) and low rise development in the Sorrell 
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Street HCA (under existing planning controls). The Strategy needs to respond 
to opportunities presented in the precinct, including a new light rail stop, so as 
to encourage urban renewal and better land use-transport integration, but it 
also needs to respect the adjoining low-scale HCA. Preparation of the Draft 
Planning Strategy is particularly relevant to the following Policy Directions from 
Council’s Local Strategic Planning Statement:   

• P8 - Identify and consider opportunities for zoning and land use change in 
response to committed public transport connections. 

• 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. 

Built form options 

10. The six built form options in the Draft Planning Strategy at Attachment 1 
consider planning, urban design, heritage and overshadowing analysis 
undertaken to inform the Parramatta CBD Planning Proposal (given the PIA 
was previously part of that proposal), previous Council resolved positions for 
the study area and also site-specific Planning Proposals. Importantly, new site 
analysis and urban design modelling has also been undertaken to inform the 
Draft Planning Strategy and these options. 

11. The FSRs for the six built form options represent a range between the existing 
FSR control of 0.8:1 under Parramatta LEP 2011 and the highest FSR of 6:1 
recommended in a heritage study (see discussion below).  

12. This report recommends seeking community feedback on the six built form 
options illustrated in Figures 4 to 9 in this report. The rationale for this is given 
the North-East PIA is located in between a proposed high rise zone on Church 
Street and a low scale HCA, careful consideration is needed of the transition in 
built form in this area, so a range of FSRs helps to illustrate this for community 
feedback.  

Heritage and Overshadowing Studies that informed the Parramatta CBD Planning 
Proposal   

13. The first heritage study prepared by Urbis in 2015 recommended an FSR of 3:1 
for the area now known as the North-East PIA, with 6:1 FSRs (generally) along 
Church Street and 0.8:1 FSR for the Sorrell Street HCA.   

14. On the 14 December 2015, Council considered a report on the Parramatta CBD 
Planning Proposal including the Urbis heritage study and resolved for the 
North-East PIA to have an FSR of 6:1, with 6:1 FSRs (generally) along Church 
Street and 0.6:1 FSR for the Sorrell Street HCA.   

15. The second heritage study prepared by Hector Abraham Architects (HAA) in 
2017 was undertaken in response to matters raised by DPIE for site-specific 
planning proposals within the interface areas.  Interface areas within the 
Parramatta CBD Planning Proposal boundary were generally located on the 
CBD fringe areas surrounding the core, and included the North-East PIA.  The 
HAA study recommended an FSR of 6:1 for the study area, with 6:1 FSRs 
(generally) along Church Street and 0.6:1 FSR for the Sorrell Street HCA. This 
recommendation was supported by Council on 10 July 2017.   

16. The Gateway Determination issued by DPIE for the Parramatta CBD Planning 
Proposal in December 2018 included a condition requiring cumulative 
overshadowing analysis of solar access to the southern Heritage Conservation 
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Areas (HCAs).  These included the Harris Park [West] HCA, the Experiment 
Farm HCA, the Tottenham Street HCA with the condition requiring these areas 
to receive a minimum of two hours’ direct sunlight between 9am and 3pm at 
midwinter (21 June). Pursuant to feedback from a previous Council workshop, 
testing was also undertaken on the North Parramatta and Sorrell Street HCAs. 

17. The overshadowing analysis undertaken by Council indicated that land parcels 
in the North Parramatta and Sorrell Street HCAs could meet the minimum 
sunlight access threshold in the Gateway determination condition.  This was 
due to the generally lower incentive height of building controls north of the river 
combined with their location at the northern fringes of the CBD Planning 
Proposal area, which were not as impacted by shadows being cast. Therefore, 
heights and FSRs for this area were not required to be lowered to meet this 
condition at that time.   

Site-Specific Planning Proposals (SSPPs) 

18. There are two SPPPs that are relevant to the consideration of the built form 
outcomes for the North-East PIA, being the SSPP at 470 Church Street 
(adjacent to the PIA) and the SSPP at 23-27 Harold Street (within the PIA). 
These sites are as shown in Figure 3 below.   
 

 

Figure 3 – Site-specific Planning Proposals within and adjacent to the Study Area  

 

19. The changes to the planning controls sought via the SSPP for 470 Church 
Street of an FSR of 6:1 and height of 80 metres (25 storeys) were endorsed by 
Council on 9 December 2019 and are now at the finalisation stage, nearing 
completion. This site is located just outside the North-East PIA adjacent to its 
western boundary. 

470 Church Street 
23-27 Harold Street 
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20. The SSPP for 23-27 Harold Street is seeking an amendment to the planning 
controls to allow an FSR of 6:1 and height of 70 metres (22 storeys).  On the 9 
June 2020, Council considered a report on the SSPP and resolved to defer 
progressing the SSPP until Council had adopted a Planning Strategy for the 
PIA containing the subject site. This site is located within the North-East PIA.  

Planning and urban design challenges  

21. Given the precinct’s location in between a proposed high rise corridor on 
Church Street (under the Parramatta CBD Planning Proposal) and low scale 
built form in the Sorrell Street HCA, there are a number of competing strategic 
priorities which ultimately may influence its future. These competing strategic 
priorities result in cases that can be made for both higher and lower built forms 
in this precinct, which are summarised generally below. 

22. The case for higher built forms is summarised as follows: 

a. Close to Parramatta CBD Planning Proposal area (with 80m height and 
6:1 FSR on Church Street). 

b. Close to new Fennell Street Light Rail Stop – opportunity for better land 
use/transport integration. 

c. More likely to encourage urban renewal, given high concentration of 
existing older style, strata-subdivided residential flat buildings. 

23. The case for lower built forms is summarised as follows: 

a. Close proximity to the Sorrell Street HCA. 

b. Mid-block sites – high-rise likely to adversely impact neighbours. 

c. Allows for a better visual transition between the CBD edge and the 
Heritage Conservation Area. 

24. The planning controls for the six built form options presented in the Draft 
Planning Strategy for the North-East PIA are summarised in Table 1 below, as 
follows:  

Table 1: The FSRs and heights of the six (6) built form options in the Draft Planning 
Strategy for the North-East PIA 

Option FSR  Height Maximum Height 
with Design 
Excellence (DE)* 

Option 1 0.8:1 (existing as 
per PLEP 2011) 

11m (existing as 
per PLEP 2011) 

- 

Option 2 2:1  28m (8 storeys) - 

Option 3 3:1 plus DE 40m (12 storeys) 46m (14 storeys) 

Option 4 4:1 plus DE 54m (17 storeys)  62.1m (20 storeys)  

Option 5 5:1 plus DE 67m (20 storeys) 77.1m (23 storeys) 

Option 6^ 6:1 plus DE 80m (25 storeys) 92m (29 storeys) 
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*Note: Draft amendments to clause 7.10 in PLEP 2011 under the Parramatta CBD Planning Proposal propose a design 
completion be required where a building is proposed to be 40m or higher and 15% bonus FSR and height be awarded if 
Design Excellence (DE) is achieved.   

^Note: In relation to Option 6 (FSR 6:1), the Parramatta CBD Planning Proposal also allows development with an FSR 
of 6:1 or greater to access a 5% ‘high performing buildings’ (HPB) bonus FSR (subject to minimum site area and width 
requirements). If development was to do this, 1-2 additional floors might be able to be achieved, however this would still 
need to be contained within the maximum 92m DE height (as the HPB bonus does not apply to height, only FSR). For 
consistency, application of a HPB bonus has not been modelled in this analysis for Option 6, although if it were to be 
added, its impacts would be marginal.     

Economic Considerations 

25. The focus of this Draft Planning Strategy is to seek community feedback on the 
built form options and acknowledging the work undertaken in previous heritage 
studies. The land economics of the built form options will be subject to detailed 
economic feasibility analysis given the high concentration of land parcels (60%) 
that contain strata-subdivided residential flat buildings. This can represent 
challenges for redevelopment given the involvement of multiple land owners 
and the need to acquire individual apartments in order to secure a development 
site. Prior to finalising the Draft Planning Strategy, Council will undertake an 
economic feasibility study so as to ensure this issue is also addressed and 
considered in determining a preferred built form option for the precinct. 

Illustration of the built form options  

26. Figures 4 to 9 below illustrate the six built form options in line with the planning 
controls detailed in Table 1 above. The Draft Planning Strategy at Attachment 
1 contains each of these options, as well as further details and illustrations of 
each option, and provides background information about the urban design 
modelling that generated the illustrations.  The buildings coloured white in each 
figure indicate the possible built form outcomes in line with the draft planning 
controls in the Parramatta CBD Planning Proposal recently on public exhibition. 
This area is outside of, but directly adjacent to, the PIA.   

27. Option 1 (Figure 4) illustrates the built forms that closely reflect the current 
planning controls in the Parramatta LEP 2011 - these buildings are coloured 
blue in that figure.  Options 2 to 6 (Figures 5 to 9) illustrate possible planning 
controls – these buildings are coloured dark grey in each of those figures.  The 
additional height that is possible for each building (Options 3 to 6) where design 
excellence is awarded is included in the building heights in the images and 
shown as translucent grey.   
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Figure 4 – Option 1 – FSR 0.8:1 – Aerial view over Victoria Road looking north-west 

 

   

Figure 5 – Option 2 – FSR 2:1 – Aerial view over Victoria Road looking north-west 
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Figure 6 – Option 3 – FSR 3:1 – Aerial view over Victoria Road looking north-west 

 

 

Figure 7 – Option 4 – FSR 4:1 – Aerial view over Victoria Road looking north-west 
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Figure 8 – Option 5 – FSR 5:1 – Aerial view over Victoria Road looking north-west 

 

 

Figure 9 – Option 6 – FSR 6:1 – Aerial view over Victoria Road looking north-west 

 

CONSULTATION & TIMING 
 
Councillor Consultation  

28. A Councillor workshop on the Draft Planning Strategy and the built form options 
was held on 7 October 2020. This workshop was held in accordance with 
Council’s resolution of 9 June 2020 in relation to this matter. The feedback 
received at the workshop has been considered by Council officers in preparing 
both this report and the Draft Planning Strategy and is summarised in the table 
below.  

Date Councillor Councillor Comment Council 
Officer 
Response 

Responsibility 
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7 
October 
2020 

Councillor 
workshop 

• General questions 
about previous 
heritage studies  

• General questions 
and clarification 
sought about the 
built form options, 
including 
application of the 
design excellence 
bonus 

• Discussion about 
consultation 
methodology  

Councillor 
feedback noted 
and 
incorporated 
into the 
Council report 
and Draft 
Planning 
Strategy, 
including 
amending the 
images to 
clarify the 
design 
excellence 
bonus and 
specifying the 
consultation 
program  

Group Manager 
City Planning  

 

Community/Stakeholder Consultation 

29. Subject to endorsement by Council, the Draft Planning Strategy for the North-
East PIA at Attachment 1 will be placed on public exhibition for a minimum 
period of 28 days. The Draft Planning Strategy will include all six (6) built form 
options as articulated in this report, to enable the community and other 
stakeholders to have their say on the full range of built form outcomes for this 
area prior to Council making a decision on the matter. 

30. Public exhibition will include the following engagement tools and methods at a 
minimum:  

a. Notification letters to landowners and occupiers (including owners and 
occupiers of individual apartments within strata buildings) inside the 
North-East PIA boundary; and landowners and occupiers within a 
200m buffer of the North-East PIA boundary; 

b. Consultation with Council’s Heritage Advisory Committee; 
c. Consultation with relevant public authorities, including the Department 

of Planning, Industry and Environment (DPIE), Transport for NSW and 
the NSW Heritage Office; 

d. Copy of the exhibition documents at Council’s Customer Service 
Centre and Parramatta Library; 

e. Public notice on City of Parramatta corporate website, and ‘Participate 
Parramatta’ City of Parramatta Council website; and 

f. Free text response to enable an online submission. 

31. Following the public exhibition period, Council will consider all feedback 
received and undertake further technical analysis, including a separate 
economic feasibility study for the precinct, which will consider the nature of 
existing development and the proposed built form options. Council will also do 
an assessment of the options using the weighted assessment criteria described 
in Section 7 of the Draft Planning Strategy for the North-Est PIA. This work will 
then inform a final, preferred option for the PIA. It is intended that the outcomes 
of the exhibition will be reported to Council in early-mid 2021.  
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32. Once a final Planning Strategy has been adopted by Council, this will then 
guide site-specific planning proposals for sites within the PIA. Such site-specific 
planning proposals are likely to require their own supporting technical studies.  

 
FINANCIAL IMPLICATION FOR COUNCIL 
 
33. Preparation of this report and the Draft Planning Strategy, including the built 

form options, has been undertaken internally by Council officers within existing 
staff budgets. 

34. Costs associated with the exhibition and finalisation of the Draft Planning 
Strategy will be covered by the existing City Planning Unit budget for 2020/21. 
This includes the cost of undertaking a separate economic feasibility study. 

 

Janelle Scully 
Team Leader –Land Use Planning 
 
Roy Laria 
Land Use Planning Manager 
 
David Birds 
Group Manager, City Planning 
 
Jennifer Concato 
Executive Director City Planning and Design 
 
Paul Perrett 
Chief Financial Officer 
 
Brett Newman 
Chief Executive Officer 
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