
 
 

 

 
 
 
 

NOTICE OF COUNCIL MEETING 
PUBLIC AGENDA 
 
An Ordinary Meeting of City of Parramatta Council will be held in PHIVE 
(COUNCIL CHAMBER) 2 Civic Place, Parramatta on Monday, 13 March 
2023 at 6:30PM. 
 
 
 
 
 
 
 
Bryan Hynes 
ACTING CHIEF EXECUTIVE OFFICER 
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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.3 

SUBJECT Parramatta City Centre Local Infrastructure Contributions Plan - 
Amendment No 1 - Phillip Street Block 

REFERENCE F2023/00371 - D08858884 

REPORT OF Project Officer         
 
 

CSP THEME:  INNOVATIVE 
 
WORKSHOP/BRIEFING DATE:  NIL 
 
PURPOSE: 
 
To seek Council endorsement to amend the Parramatta City Centre Local 
Infrastructure Contributions Plan to make land parcels within the ‘Phillip Street Block’ 
subject to the higher contribution percentage rates applying to development within 
the City Centre for the purposes of public exhibition. 
 
RECOMMENDATION 
 
(a) That Council approves the amendment to the Draft Parramatta City Centre 

Local Infrastructure Contributions Plan (Amendment No 1) at Attachment 1 for 
the purposes of public exhibition. 
 

(b) That Council notes the Contributions Plan will be publicly exhibited for 28 days 
on Council’s website as required by Section 213 of the Environmental Planning 
and Assessment Regulation 2021, and that affected landowners within the 
Phillip Street block will be additionally notified by mail of the exhibition. 

 
(c) Further, that the results of the public exhibition be reported back to Council for 

its consideration.  
 
BACKGROUND 
 
1. The Parramatta City Centre Local Infrastructure Contributions Plan (the 

“Contributions Plan”) is a key funding mechanism to enable delivery of local 
infrastructure within the Parramatta City Centre. The Contributions Plan allows 
Council to apply a condition of consent to development within the City Centre 
that requires monetary contributions that will be committed towards funding the 
items specified in the Works Schedule. 
 

2. Currently, the Contributions Plan applies different percentage rates to parts of 
the City Centre, as set out in the Table and Figure A below. These percentage 
rates reflect Council’s original intention to apply higher rates to those areas that 
received some form of increase in development yield under the Parramatta 
CBD Planning Proposal (“CBD Planning Proposal”). 

 
 Maximum percentage rate* for development exceeding 

$250,000 

If the land is in “Area A”  3% of the development cost for all development 

If the land is not in “Area 
A” 

5% of the development cost for residential accommodation 
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5% of the development cost for mixed-use development 
(being development including residential accommodation 
and other land uses) 
 
4% of the development cost for other development 
(excluding residential accommodation). 

* Rates enabled through Section 209 of the Environmental Planning and Assessment 
Regulation 2021 (the Regulation).  

Figure A – Parramatta City Centre Local Infrastructure Contributions Plan 2022 
Land Application Map (Figure 2 of the Contributions Plan). Land within the Phillip 
Street block, which will be the subject of this amendment, is shown edged in red. 

 
3. Land within the Phillip Street block (outlined in red in Figure A above) as well 

as land north of the Parramatta River was: 
 



Council 13 March 2023 Item 13.3 

- 270 - 

a. originally part of the post-exhibition CBD Planning Proposal endorsed by 
Council on 15 June 2021 and sent to the Department of Planning and 
Environment (“the Department”) to finalise; and  

 
b. part of the supporting post-exhibition Contributions Plan endorsed by 

Council on 25 October 2021 and sent to the Department for Ministerial 
approval to amend the Regulation to enable application of the higher 
percentage rates to the area subject to the CBD Planning Proposal.   

 
Finalisation of the CBD Planning Proposal and implications for the Contributions 
Plan 
 
4. Following an assessment process by officers from the Department, several key 

policy changes were made to the version of the CBD Planning Proposal 
endorsed by Council on 15 June 2021, including removing land from the 
proposal within the Phillip Street block and north of the Parramatta River for 
further review. 
 

5. The Department finalised the CBD Planning Proposal on 6 May 2022 through 
notification of the Parramatta Local Environmental Plan 2011 (Amendment No 
56) on the NSW Legislation website. The plan formally took effect on 14 
October 2022 at the same time as the commencement of the new Contributions 
Plan and amended Regulation. 
 

6. In early May 2022, close to when Amendment 56 was notified, Council received 
a letter from the Minister of Planning requesting a review of the previously 
Council-approved, but not commenced, Parramatta City Centre Local 
Infrastructure Contributions Plan. At that stage, the Contributions Plan had not 
yet commenced as it was awaiting final approvals from the Minister of Planning 
to amend the Regulation.  

 
7. In response to the letter from the Minister for Planning, the Contributions Plan 

was amended and land generally north of the Parramatta River and within the 
Phillip Street block was identified as being in “Area A”, as shown at Figure A 
above, and retain the 3% levy. The amended Contributions Plan was approved 
by Council on 14 June 2022 and re-submitted to the Department to progress 
their approvals and amendment to the Regulation. 

 
8. On 25 July 2022 Council considered a report to establish Council’s response to 

the key policy changes made by the Department to the CBD Planning Proposal, 
with Council resolving to request re-consideration of several matters, including 
the planning controls for the Phillip Street block.  

 
9. In response, the Department published State Environmental Planning Policy 

(Parramatta CBD) (No 2) 2022 (SEPP 2) on 16 December 2022 and land within 
the Phillip Street block was removed from “Area A” on the Special Provisions 
Area Map and, consequently, became subject to the application of the controls 
consistent with the remainder of the City Centre. The changes made via SEPP 
2 that introduce increases to height and floor space ratio controls to land within 
the Phillip Street block will come into effect on 30 June 2023. The changes to 
the controls are as follows, and include the 15% incentives for design 
excellence awarded under Clause 7.13(2): 
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Area as identified on 
Additional Local 
Provisions Map 
(subject properties 
in italics) 

Current Controls Controls applying from 30 
June 2023 

Area 2 
(60 Phillip St) 

Height of Buildings: 92m 
(approx. 29 storeys) 
 
FSR: 6.9:1 

Height of Buildings: part 0, 
part 105m 
(approx. 34 storeys) 
FSR: 10.745:1 

Area 4 
(66 to 94-96 Phillip 
St) 

Height of Buildings: 92m 
(approx. 29 storeys) 
 
FSR: 6.9:1 

Height of Buildings: part 
0m, part 7m, part 105m 
(approx. 34 storeys) 
FSR: 9.745:1 

 
Statutory Maps showing the arrangement of these controls are already 
available on the Planning Portal for Parramatta Local Environmental Plan 2011. 

 
Rationale for the proposed amendments to the Contributions Plan 
 
10. To ensure consistency with the remainder of the City Centre that has already 

obtained increases in height and floor space ratio controls under PLEP 
Amendment 56, the Contribution Plan needs to be amended to enable Council 
to apply the increased contributions rates to the Phillip Street block. 

 
11. Additionally, the Regulation needs to be amended as it identifies the land to 

which the 5% or 4% rates can be imposed at Section 209. The Regulation 
specifically refers to the Plan “adopted by the City of Parramatta Council on 14 
June 2022” for the purposes of applying the percentage rates under this 
Section. Consequently, if the Regulation is not also amended then Council 
cannot charge the higher rates to future development within the Phillip Street 
block despite removing it from “Area A” in this draft Plan. 

 
ISSUES/OPTIONS/CONSEQUENCES 
 
12. This amendment to the Contributions Plan is necessary because of the 

changes to the City Centre controls brought about by SEPP 2. The extent of the 
change proposed by this amendment is to update Figure 2 of the draft 
Contributions Plan to remove the “Area A” designation from the Phillip Street 
block. This proposed change is shown in its entirety in the updated Figure B 
below; and the comparison focusing on the Phillip Street block is shown in 
detail at Figure C, below. 
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Figure B – Parramatta City Centre Local Infrastructure Contributions Plan 2022 
Amendment No 1 – Land Application Map (proposed Figure 2 of the Contributions 
Plan). Note that the Phillip Street block (edged in red) has been removed from “Area 

A”. 
Figure C – Focused area showing the extent of the change to the Phillip Street block 
(edged in red) with the existing Plan on the left and the proposed change on the 
right. 
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13. No other changes are proposed as part of this amendment to the Contributions 
Plan (at Attachment 1). The remaining areas of the City Centre that are 
subject to “Area A” remain as-is; and no changes are proposed to the Works 
Schedule or other aspects of the Contributions Plan’s operation. 

 
14. Importantly, successful completion of this amendment and the amendment to 

the Regulation is time-sensitive. With the increased heights and floor space 
ratio controls coming into effect for the Phillip Street block on 30 June 2023, 
Council must be ready to apply the increased section 7.12 rates to that area, 
otherwise it foregoes additional income to fund local infrastructure that is 
attributable to increases to planning controls in that area beyond those currently 
under LEP 2011 if an application was lodged and approved before the plan 
amendment comes into force. 

 
15. If the Contributions Plan at Attachment 1 is adopted and Regulation amended 

before the commencement of the controls at the Phillip Street block on 30 June 
2023, future development in that block will be subject to the higher percentage 
rates consistent with the remainder of the City Centre. With the increased floor 
space ratios for commercial floor space as part of a mixed-use development, 
the additional commercial floor space could theoretically result in $5.36M in 
contributions under the 5% mixed-use percentage rate, compared to an 
estimated $3.22M under the existing 3% rate – an increase of $1.14M. 

 
16. These income estimates are based on an increase in commercial floor space of 

approximately 26,820sqm under the proposed Clause 7.25B of SEPP 2; and a 
development cost of $4,000/sqm. It also assumes the full development yield 
under the SEPP is taken up. The timing for receipt of the income is, however, 
entirely contingent on the sites being redeveloped and is unknown. 

 
17. Additionally, the amendment to the Contribution Plan will ensure consistency in 

the application of the contributions plan across those areas of the City Centre 
that have been given increases to height and floor space ratio controls either as 
part of Amendment 56 or the two SEPPs that followed, i.e.: 

 
a. SEPP (Parramatta CBD) No 1, published on 30 September 2022, 

reinstated controls to allow unlimited commercial floor space for land 
zoned B3 Commercial Core – consistent with Council’s original endorsed 
position. 
 

b. SEPP (Parramatta CBD) No 2, published 16 December 2022, reinstated 
some nominated floor space for some B4 Mixed Use land, including land 
within the Phillip Street block. 
 

CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
18. The draft Contributions Plan at Attachment 1 is proposed to be publicly 

exhibited for a period of 28 days. As required by Section 213 of the Regulation, 
details of the exhibition including the draft Contribution Plan will be made 
available on Council’s website through the Participate Parramatta portal. 
Copies of the draft Plan will be made available at the Customer Service Centre 
and central library branch at Phive.  
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19. Additionally, land owners within the Phillip Street block (as identified in Figure 

B of this report) will be notified by mail advising of the public exhibition. As this 
proposed amendment does not alter other operational aspects of the 
Contributions Plan, nor does it seek to change the Works Schedule, wider 
consultation is not recommended given the nature and time-sensitivity of this 
amendment to have it in place by 30 June 2023. 

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

matter: 
 

Date Councillor Councillor 
Comment 

Council Officer 
Response 

Responsibility 

NIL NIL NIL NIL NIL 

 
21. A further report will be brought to Council following the exhibition of the draft 

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

recommendation, there are no unbudgeted financial implications for Council’s 
budget. Costs associated with the public exhibition of the contributions plan will 
be funded from existing Strategic Land Use Planning budget allocations. 

 
24. It should be noted that if the Contributions Plan comes into effect along with the 

changes to the Regulation, an estimated increase in contributions income of 
$1.14M is theoretically possible as discussed in paragraph 15 to this Report. 

 
25. The table below summarises the financial impacts on the budget arising from 

approval of this report. 
 

 FY 22/23 FY 23/24 FY 24/25 FY 25/26 

Revenue     

Internal Revenue     

External Revenue     

Total Revenue NIL NIL NIL NIL 

     

Funding Source NIL NIL NIL NIL 

     

Operating Result      

External Costs      

Internal Costs      

Depreciation      

Other      

Total Operating Result  NIL NIL NIL NIL 
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Funding Source      

     

CAPEX      

CAPEX      

External      

Internal      

Other     

Total CAPEX  NIL NIL NIL NIL 

 
David Hewetson 
Project Officer 
 
Adrian Ellis 
Land Use Planning Team Leader 
 
Janelle Scully 
Land Use Planning Team Leader 
 
Robert Cologna 
Group Manager, Strategic Land Use Planning 
 
Jennifer Concato 
Executive Director City Planning and Design 
 
John Angilley 
Chief Financial and Information Officer 
 
Bryan Hynes 
Acting Chief Executive Officer 
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