
Council 10 July 2017 Item 11.12 

- 561 - 

LEADING 
ITEM NUMBER 11.12 
SUBJECT Planning Proposal for land at 2 O'Connell Street Parramatta 
REFERENCE RZ/2/2017 - D05113484 
REPORT OF Team Leader - Land Use Planning          
 
APPLICANT  Think Planners P/L 
 
LANDOWNER  The Owners of Strata Plan 20716 
 
PURPOSE: 
 
The purpose of this report is for Council to consider a Planning Proposal for land at 
2 O’Connell Street, Parramatta and determine whether it should proceed to Gateway 
Determination with the NSW Department of Planning and Environment.  
 

 
RECOMMENDATION 
 
(a) That Council considers the report that was submitted to the Independent 

Hearing and Assessment Panel (IHAP) on 20 June 2017 (Attachment A) 
and its recommendation (Attachment B) which supports the progression of 
the Planning Proposal for the land at 2 O’Connell St, Parramatta. 

 
(b) That Council endorse the Planning Proposal for the land at 2 O’Connell Street 

Parramatta (which is contained within Attachment 1 of Attachment A of this 
report) subject to the following amendments being made: 

 
a.  Future controls proposed are consistent with Council’s endorsed 

CBD Planning Proposal policy position with respect to the 
mechanism of achieving an FSR of up to 15:1. 

b.  An additional site specific provision is to be included to allow an 
FSR of 1.2:1 of commercial floor space to be permitted (above the 
1:1 already mandated in the CBD PP) without the 1.2:1 being 
included in the maximum FSR for the site, as detailed in 
Attachment 2 of Attachment A and 

c.  To ensure it is consistent with standard formatting and policy 
content requirements for Planning Proposal documents. 

d.  A maximum height of building being applied to the site of 217m 
  

(c)   That a revised alternate reference design be provided to Council at a 
maximum FSR of 15:1 that provides a 3.5m setback along the O’Connell 
Street frontage for the purposes of potential road widening.  

 
(d)   That upon satisfaction of (b) & (c) above the Planning Proposal be forwarded 

to the Department of Planning and Environment requesting a Gateway 
determination be issued.  

 
(e) That delegated authority be given to the CEO to negotiate a Voluntary 

Planning Agreement (VPA) with the landowner in relation to the Planning 
Proposal on behalf of Council and that this negotiation be undertaken in line 
with Council’s resolution on value sharing rates of 10 April 2017 (Item 8.3), 
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and that the outcome of negotiations be reported back to Council prior to its 
public exhibition. 
 

 (f) That a site-specific Development Control Plan (DCP) be prepared and 
reported to Council prior to its public exhibition. 

 
(g) That, pending the outcomes of the Gateway Determination, the Planning 

Proposal, VPA and DCP be placed on public exhibition concurrently. 
 
(h) That Council advises the Department of Planning and Environment that the 

CEO will be exercising the plan-making delegations for this Planning 
Proposal as authorised by Council on 26 November 2012 and 

 
(i) Further, that Council grant delegated authority to the Interim General 

Manager to correct any minor anomalies of a non-policy and administrative 
nature that may arise during the amendment process. 

 
 
 
EXECUTIVE SUMMARY 
 
1. The applicant has lodged a Planning Proposal for land at 2 O’Connell Street, 

Parramatta, which seeks amendments to planning controls which are generally 
consistent with the broader Parramatta CBD Planning Proposal. This report 
introduces and assesses the Planning Proposal, addressing its relationship to both 
existing controls and to the endorsed controls contained with the Parramatta CBD 
Planning Proposal. The report recommends, subject to minor modification, 
endorsement of the Planning Proposal for the purposes of seeking a Gateway 
Determination as well as negotiation of a Voluntary Planning Agreement (VPA), 
and preparation of a site-specific Development Control Plan (DCP). 

 
THE SITE AND ITS SURROUNDS 

2. The subject site is located at 2 O’Connell Street, Parramatta (also known as St 
John’s Terrace 5 Aird Street). The legal description of the site is SP 20716. The 
site area is 3283 square metres and contains a two and three storey commercial 
building occupied by a number of (strata subdivided) office suites. The site has 
frontages to O’Connell Street (West), Aird Street (North) and Campbell Street 
(South) and experiences a substantial fall from south to north. The site is 
highlighted below in Figure 1. 
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                   Figure 1: Site identification map 
 

3. The site is located towards the western edge of the CBD within the B4 mixed use 
zone which is characterized by a mixture of residential and commercial uses. To 
the north of the site is the Westfield shopping complex, to the east a newly 
constructed residential tower and opposite the site to the west the Heritage listed 
St John’s cemetery.    

 
DESCRIPTION OF PLANNING PROPOSAL 

4.  The recommended Planning Proposal seeks to amend planning controls in line 
with the Parramatta CBD PP. Specifically, it seeks to amend the core planning 
controls of FSR and HOB as described in the following table: 

Scenario Land-Use FSR HOB 
Current Controls 
(under PLEP 2011) 

B4 mixed-
use zoning 

4.2:1 36m 

CBD PP Controls B4 mixed-
use zoning 

15:1  No Incentive 
HOB control 

Controls proposed 
under applicants 
site-specific PP 

B4 mixed-
use zoning 

14.9:1*   Max 217metres 

Controls proposed 
under IHAP and 
Council officer’s 
recommendation 

B4 mixed-
use zoning 

15:1** 

Consistent with CBD 
planning framework  & 
additional site specific 
provision allowing an 
FSR of 1.2:1 of 
commercial floor 
space to be permitted 
(above the 1:1 
minimum mandated) 

Max 217metres 
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without the 1.2:1 
being included in the 
maximum FSR for the 
site 

*Proponent’s reference design seeks application of this FSR with indicative 
breakdown of 2.2:1 non-res and 12.7:1 residential but does not detail any overall 
planning mechanism required to achieve this. 
**This provision is consistent with Council’s endorsed CBD Planning proposal and 
proposes a breakdown of how the FSR may be able to be achieved as detailed in 
paragraph 21 of Attachment A. 
 

ASSESSMENT ISSUES  
 
5. The Planning Proposal is considered to have strategic merit and is, subject to 

recommended amendments largely consistent with Council’s adopted policy 
framework for the Parramatta CBD. A full assessment of relevant matters and 
legislation is provided in the IHAP report contained at (Attachment A). It is therefore 
recommended that the Planning Proposal be endorsed and forwarded to the NSW 
Department of Planning for Gateway determination.  
 

VOLUNTARY PLANNING AGREEMENT  
 
6. On 10 April 2017, Council endorsed rates of $150/sqm for Phase 1 value sharing. 

This is the basis upon which it is recommended that Council officers seek to 
negotiate a VPA. 

 
7. The applicant has indicated their willingness conceptually to enter into a Voluntary 

Planning Agreement (VPA) in relation to this Planning Proposal but have not yet 
submitted any initial letter of offer. Council officers do not yet have delegation from 
Council to negotiate a VPA related to this Planning Proposal. Therefore, it is 
recommended that delegated authority be given to the CEO to negotiate a 
Voluntary Planning Agreement with the landowner in relation to the Planning 
Proposal on behalf of Council, that the outcome of negotiations be reported back 
to Council prior to public exhibition of the VPA, and that this negotiation be 
undertaken in line with Council’s 10 April 2017 resolution on value sharing rates. 

 
IHAP RECOMMENDATION  
 
8. IHAP considered this matter on 20 June 2017, and the report considered by the 

IHAP is included at Attachment A of this report. 
 
9. The IHAP accepted the recommendation of the report at Attachment A with a 

minor change to the Council officer recommendation to confirm the maximum 
building height (in metres) of 217m. The assessment report provided to the IHAP 
identified a proposed maximum building height of 233m. This figure was technically 
incorrect as the figures contained in the reference design were cited as AHD 
(Australian Height datum) so commenced at the lowest point of the site at AHD 
17.6. The correct maximum building height recommended should therefore be 
217m. An extract of the minutes of the IHAP are provided at Attachment B). 

 
NEXT STEPS 
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10. This report recommends that Council endorse the Planning Proposal contained in 

Attachment 1 of Attachment A of this report subject to amendments as detailed. 
Pending that endorsement, the next steps will be to forward the Planning Proposal 
to the NSW Department of Planning and Environment for Gateway Determination, 
preparation of a site-specific DCP and negotiation of a Voluntary Planning 
Agreement (as described in this report). 

 
 
 
Neal McCarry 
Team Leader - Land Use Planning  
 
 
Robert Cologna 
Service Manager – Land Use Planning 
 
 
Sue Weatherley 
Director Strategic Outcomes & Development 
 
 
Rebecca Grasso 
Director Marketing and City Identity 
 
 
 
ATTACHMENTS: 
1  Attachment A - Report to IHAP 20 June 2017 - 2 O'Connell Street 

Parramatta 
50 
Pages 

 

2  Attachment B - Extract minutes - IHAP 20 June 2017 - 2 O'Connell 
Street Parramatta 

2 Pages  
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