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1. Introduction 

1.1. Background 

This Community Engagement Report forms an attachment to both a Local Planning Panel and Council 
report, each of which report on the feedback from the exhibition of the Planning Scheme for 195 Church 
Street, 65-79 Macquarie Street, 38 and 45 Hunter Street, Parramatta, herein referred to as the ‘St John’s 
Anglican Church site’.  

The Planning Scheme for the St John’s Anglican Church site consists of a site specific Planning Proposal, 
site-specific Development Control Plan (DCP) amendment (amending Parramatta DCP 2011) and Planning 
Agreement for the subject site.   

1.2. Purpose of this Report 

The purpose of this report attachment is to summarise and respond to the submissions received during the 
exhibition of the Planning Scheme for the St John’s Anglican Church site. This report attachment should be 
read in conjunction with the relevant report to the Local Planning Panel or Council meetings.  At the time 
this Report was prepared, the targeted Local Planning Panel meeting was 9 November 2022 and the 
Council Meeting was 15 November 2022.   
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2. Community Engagement 

2.1. Who is the community? 

The term ‘community’ includes (but is not limited to) residents, landowners, businesses, workers, visitors, 
interest groups, non-government organisations, non-for-profit organisations, the development industry and 
planning proposal applicants, other industry sectors and stakeholders, including peak industry groups and 
State public authorities.   

2.2. Engagement principles 

Council’s Community Engagement Strategy includes eight key principles to guide engagement: building 
relationships, right to be involved, clarity of purpose, accessible and inclusive, timely and coordinated, 
tailored, transparent, and learning from practice. These key principles have been based on the Community 
Participation principles outlined in the Environmental Planning and Assessment Act 1979. These principles 
were used to inform the processes and engagement mechanisms undertaken during the exhibition period.  

2.3. Engagement timeframe 

Public exhibition of the draft Planning Proposal and the draft Development Control Plan formally 
commenced on Tuesday 29 March 2022, with the public exhibition of the draft Planning Agreement 
commencing shortly after on Tuesday 12 April 2022 for the site at 195 Church St, 65- 79 Macquarie St, 38 
and 45 Hunter St, Parramatta. Formal exhibition of all three documents concluded at 5pm on Friday 13 May 
2022. 

The draft DCP and PP were exhibited for a total of 45 days and the draft PA for 31 days. The extended 
exhibition period accounted for the public holidays in this time period and for the joint exhibition of the 
documents.  

2.4. Engagement mechanisms 

The exhibition period was supported by a number of engagement mechanisms to promote public 
participation and provide the opportunity for feedback on the Planning Scheme for the St John’s Anglican 
Church site. The engagement tools implemented are listed below with a short description of each: 

1. Notification Emails:  
In accordance with Condition 3 of the Gateway Determination, issued by the Department of Planning 
and Environment on 8 September 2020, a suite of customised notification emails were prepared. The 
following Public Authorities, Service Providers and Peak Body Organisations were contacted via email:  
 

 Department of Infrastructure, Transport, Regional Development and Communication  
 Endeavour Energy  
 Department of Planning and Environment – Environment and Heritage Group 
 NSW State Emergency Service  
 Transport for NSW 
 Civil Aviation Safety Authority  
 Department of Planning and Environment  
 Heritage NSW 
 Sydney Water  
 Government Architect NSW 
 National Trust NSW  
 National Trust Parramatta Branch 
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2. Notification Letters:  
At the commencement of the exhibition period, 3,687 letters were sent to nearby landowners and 
occupiers to notify them of the Public Exhibition for the St John’s Anglican Church site.  

The mail out area was bound by George Street in the north, Smith Street to the east, Campbell Street 
to the south, and O’Connell Street to the west. For the specific mail out area, refer to the image below.  

 

 

3. Frequently Asked Questions (FAQs):  
Frequently Asked Questions were provided on Council’s Participate Parramatta webpage, providing 
answers to commonly asked questions relating to the ‘who, what, where’ of the Planning Scheme for 
the St John’s Anglican Church site. Providing Frequently Asked Questions was important due to the 
complexity of the Planning Scheme, new planning initiatives being proposed, and volume and size of 
exhibition material. 

4. Social Media:  
The Planning Scheme for the St John’s Anglican Church site was promoted across Council’s social 
media channels via a mixture of paid advertisements and organic posts.  

An approximate 57,317 people were reached across Council’s main social media accounts and the 
Participate Parramatta social media account.   

 City of Parramatta Facebook – 41,516 followers 
 City of Parramatta Twitter - 8,864 followers 
 Participate Parramatta Facebook – 6,937 followers 

5. ePULSE (e-newsletter):  
The feedback opportunity and the broader project was promoted via both ePulse and the Participate 
Parramatta community newsletter.  

 The Participate Parramatta Community Newsletter went out to 10,653 people on Thursday 
14 April 2022. The email was opened 4,655 times and the various website links within the 
newsletter that included a link to the St John’s Planning Proposal were clicked 257 times.   

 The April edition of ePulse went out to approximately 55,000 people.  

6. Public notices:  
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The project was promoted twice via Parra News (the local Parramatta newspaper) during the 
exhibition period. The first ad was released on Tuesday 29 March 2022 and the second on 
Tuesday 19 April 2022. 

7. Webpages:  

a. Participate Parramatta website: 

The Planning Scheme for the St John’s Anglican Church site and supporting exhibition 
material were placed on the Participate Parramatta website for the duration of the 
exhibition period. This website raised awareness of the Planning Scheme public exhibition, 
informed the public regarding the purpose of the proposal, outlined where to view the 
exhibition material, and outlined how to provide feedback. 

The Planning Scheme for the St John’s Anglican Church site project page on Participate 
Parramatta garnered repeated interest from the community. It was viewed 6,501 times 
during the consultation period by 4,112 unique visitors.  

A total of 63 documents were listed on the page. These documents were downloaded 
2,167 times over the course of the exhibition. For a breakdown of the top 5 document 
downloads, see the below table.  

 
Document Name Number Of Downloads 

01a Planning Proposal 2 – St John’s (195 Church) RZ 5 2018  372 
01d 2022 March Reference Design Report 128 
01b DCP Controls associated with Planning Proposal RZ 
2018 St John’s March 2022 

110 

01e 2022 March CoP Heritage Documents 69 
01f 2022 March Heritage Addendum Paul Davies  58 
TOTAL 737 

A link to Participate Parramatta is provided here: 195 Church St, 65-79 Macquarie St, 38 
and 45 Hunter St, Parramatta | Participate Parramatta (nsw.gov.au)  

b. City of Parramatta website: 

The Planning Scheme for the St John’s Anglican Church site was displayed as a banner 
item on the City of Parramatta external website throughout the exhibition period. The 
external website homepage where the banner sits received 21,227 unique page views in 
this period. This resulted in 103 link clicks to the project page on the Participate Parramatta 
website.  

8. Hard Copy Documentation:  

Hard copies of the Planning Scheme for the St John’s Anglican Church site and supporting 
information were made available at Council’s Customer Contact Centre and Parramatta CBD 
Library (subject to COVID-19 restrictions) during the exhibition period. 

9. NSW Planning Portal:  

The NSW Government Planning Portal provides public access to a range of planning services and 
information including site specific Planning Proposal.  Information on the St John’s Site Specific 
Planning Proposal is provided on the Planning Portal and can be accessed via the following link:   

https://pp.planningportal.nsw.gov.au/ppr/post-exhibition/st-johns-cathedral-site-195-church-street-
65-79-macquarie-street-38-and-41-45-hunter-street-parramatta-168-dwellings-4825-jobs   

10. ‘Phone a Planner’ sessions:  
Phone a Planner sessions were facilitated through an online booking system, offering community 
members the opportunity to book in a 30-minute out-of-office hours appointment to speak with a 
Council Planner. No bookings were made for the phone-a-planner sessions offered. Council 
officers received one phone call with queries about the Planning Scheme during exhibition, and 
answered the questions raised therein. 
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3. Feedback from Exhibition Period 

3.1. Overview of Formal Feedback Received  

Formal feedback on the exhibition of the Planning Scheme for the St John’s Anglican Church site 
consistent with the community participation requirements established by the EP&A Act resulted in a total of 
406 submissions being received by Council. The submissions are categorised into the following: 

 Residents, Individuals and Community Groups: 390 Submissions  

 Peak Body Organisations: 3 Submissions 

 Developers, Major Landowners, and Planning Consultants: 5 Submissions 

 Public Authorities and Service Providers: 8 Submissions 

The feedback received from the community during the formal exhibition period is discussed in the sections 
below. For a detailed summary of submissions in each category along with the corresponding Council 
Officer response, refer to Appendices A to D of this report. 
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4. Submissions from Residents, 
Individuals and Community 
Groups 

4.1. High Level Summary of Submissions 

The total number of submissions received from the community and locally-based community groups was 
390 (392 Submissions including submitter duplicates). Council officers note this was an unprecedented 
level of community engagement with a site-specific Planning Proposal in the Parramatta CBD amongst 
recent site-specific Planning Proposals.  

The below table enumerates these submissions and categorises their general view on the Planning 
Scheme. This table clearly demonstrates the polarised nature of the community’s response, which is also 
noteworthy amongst recent site-specific Planning Proposals in the Parramatta CBD. 

 
Submissions – Support  156 (40%) 
Submissions – Did Not Support 230 (59%) 
Submissions – Other Views 4 (1%) 
TOTAL  390 (100%) 

Two community groups made submissions, being North Parramatta Residents Action Group and the Blue 
Mountains Association of Cultural Heritage Organisations. Both groups did not support the proposal.  

A detailed summary of the issues in each category along with the corresponding Council Officer response, 
is contained within Appendices A-1, A-2 and A-3 of this report. 

4.2. Spatial Analysis 

The below table provides information about the spatial distribution of the submissions. The following is 
noted regarding this analysis: 

a. All submissions are considered regardless of location.  

b. Spatial analysis can be a useful tool to identify patterns in the community response - particularly in 
instances such as this one where a large number of submissions have been received.  

c. Only about half of submissions gave any location information, and not all of those submissions 
gave complete address information. Council officers have made a reasonable effort in good faith to 
identify spatial location in instances where incomplete address information was provided, however, 
this was not possible in all instances. 

d. Of submissions where location was able to be established, the most submissions came from within 
the Parramatta LGA (102 submissions). However, a significant proportion of responses also came 
from outside the LGA (78 submissions).  

e. Council officers note that, where location was able to be established, submission writers from within 
the Parramatta LGA were more likely to express support for the proposal (61 support vs. 40 not 
support) than submission writers outside the Parramatta LGA (32 support vs. 46 not support). 
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Location Support Did Not Support Other Views TOTAL 
Parramatta LGA 61 40 1  102 (26%) 
Greater Sydney 32 39  0  71 (18%) 
Outside Greater Sydney 0 7  0  7 (2%) 
Insufficient information  63 143 3 210 (54%) 
TOTAL 156 (40%) 229 (59%) 4 (1%) 390 (100%) 

4.3. Submissions in Support – Summary and Analysis  

Council officers have considered the 156 submissions received in support and identified 10 themes across 
them. These themes are discussed, enumerated and responded to in the below table. 

Appendix A-1 summarises and allocates the themes to the 156 submissions received in support of the 
Planning Scheme.  In this Appendix, each submission received has been allocated a unique number, and if 
provided by the Submitter, the Street Name and Suburb is included.  To ensure the privacy of submitters, 
names and street numbers have been withheld. 
 

No Themes Submissions raising issues 
under this theme in support 

Response 

  Number Percentage 
(rounded) 

 

1 Will enhance the Church’s use 
 
Examples of points raised: 

 Will enhance ability of church to 
provide church services and 
programs that will benefit wider 
community 

 Recognises the vital role of St Johns 
Church within Parramatta community 

 Will improve church facilities to cater 
for a growing congregation  

 Will provide a space to welcome 
people of all ages, cultures and 
backgrounds 

 Will provide the church with more 
flexible and useful spaces to conduct 
services, gatherings, events and 
sporting activities 

 Will generate cash flow for ongoing 
maintenance of Cathedral building 
and heritage items and to support 
church activities 

79  23% This view is noted, and 
mainly relates to how 
the private landowner 
proposes to utilise their 
site. 

2 Public, community, cultural and economic 
benefits of proposal 
 
Examples of points raised: 

 Will attract more local tourism 
 Will strengthen business and 

employment 
 Will add increased economic vitality 

and retail opportunities within 
precinct  

 Will contribute to the cultural, 
religious, economic and social life of 
Parramatta 

 Will provide public benefit through 

67  
 

20% This view is noted. This 
is considered to be 
generally aligned with 
Council’s existing 
policy position for this 
site. 
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the sharing of church spaces 
 Will provide cost savings for City of 

Parramatta Council 

3 Positive urban/planning design outcomes  
 
Examples of points raised: 

 Proposal will deliver positive urban 
design and planning outcomes 

 In line with new developments in 
CBD and the LGA’s objectives as the 
Central River City 

 Improves integration of St John site 
with Parramatta CBD 

 Upgrade in design will enhance local 
area 

 Considers the proposal to be well 
thought out and a good long-term 
decision for Parramatta 

 There is great potential in 
redeveloping the site 

61  18% This view is noted. This 
is considered to be 
generally aligned with 
Council’s existing 
policy position for this 
site. 

4 Positive public domain 
 
Examples of points raised: 

 Additional public space will enhance 
Cathedral and surroundings and will 
enhance vibrancy of Parramatta 
CBD 

 Will allow an unhindered line of sight 
to the Cathedral from East, North 
and South directions 

 Will provide community access in 
perpetuity 

 Values retainment and enhancement 
of green open space 

45  
 

13% This view is noted. This 
is considered to be 
generally aligned with 
Council’s existing 
policy position for this 
site. It is noted that the 
additional publicly 
accessible space is 
only delivered as part 
of Option A, and the 
matter of which Option 
(A or B) will proceed 
will be the subject of a 
future Stage 1 DA 
process. 

5 Support for Option A for Church Hall 
 
Examples of points raised: 

 Church hall of little heritage value for 
Parramatta and the church 

 Existing building is dysfunctional 
requiring significant repair work that 
is not cost-effective 

 New facilities would provide more 
functional space for Church 
community 

 Option B, retaining a smaller section 
of the hall is less useful 

44 
 

13% This view is noted. The 
matter of which Option 
(A or B) will proceed 
will be the subject of a 
future Stage 1 DA 
process. 

6 Positive heritage outcomes 
 
Examples of points raised: 
 Enhances heritage aspects of St 

John’s Cathedral 
 Proposal preserves essence of 

history of area 
 References the original historical 

intention of the site as a site for 
congregation rather than a museum 

22  6% This view is noted. The 
matter of Heritage 
outcomes for this site 
(i.e. which Option will 
proceed) will be the 
subject of a future 
Stage 1 DA process. 
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7 Positive impacts for pedestrian 
safety/parking/traffic/infrastructure 
 
Examples of points raised: 
 Will result in improved vehicular 

access 
 Will provide greater walkability 

around area 
 Supports additional parking- 

underground parking will improve 
pedestrian safety 

 Supports improved vehicle access to 
Queensland Arcade 

 The development encourages active 
modes of transport due to proximity 
to transport hubs and will decrease 
private vehicle usage and support 
climate change 

17  5% This view is noted. This 
is considered to be 
aligned with Council’s 
existing policy position 
for this site. It is noted 
that some of the issues 
noted at left are only 
relevant if Option A 
proceeds, and the 
matter of which Option 
will proceed will be the 
subject of a future 
Stage 1 DA process. 

8 Role and recognition of Church in preparing 
proposal 
 
Examples of points raised: 
 Anglican Church has worked closely 

with Council to develop proposal 
 Proposal has undergone a lengthy and 

considered evaluation process 
 Church has taken a visionary and 

collegiate approach in seeking to 
redevelop its properties 

7  2% This view is noted, and 
Council officers 
acknowledge that 
Council and the 
Applicant have worked 
together over a number 
of years to progress 
this proposal. 

9 Queries whether Centenary Square will be 
affected by construction and if Parramatta 
Light Rail will be impacted 
 
[Submitter indicated support for proposal 
but raised query]  
 

1  1% This query is noted. 
Both construction-
related and long-term 
impacts on Centenary 
Square and Parramatta 
Light Rail will be 
matters for 
consideration as part of 
a future DA process. 

10 Support for Option A and B for Church Hall 
 

1 1% This view is noted. The 
matter of which Option 
will proceed will be the 
subject of a future 
Stage 1 DA process. 
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4.4. Submissions not Supporting – Summary and Analysis  

Council officers have considered the 230 submissions that did not support the Planning Scheme and 
identified 15 themes across them, as enumerated in the below table.   

The main issues raised by submitters relevant to each theme are summarised, and then a response by 
council officers to each theme is provided.    

Appendix A-2 summarises and allocates the themes to the 230 submissions that did not support the 
Planning Scheme.  In this Appendix, each submission received has been allocated a unique number, and if 
provided by the Submitter, the Street Name and Suburb is included.  To ensure the privacy of submitters, 
names and street numbers have been withheld. 
 

No Themes Submissions raising issues 
under this theme not in support 

  Number Percentage 
(rounded) 

1 Impacts on St John’s Cathedral and grounds (visual, 
environmental and historical) 

147 28% 

2 Concern that the Cathedral will be demolished 2 0.4% 

3 Relationship to Parramatta’s history and heritage 140 26% 

4 Concerns relating to St John’s Parish Hall 40 7% 

5 Concerns relating to development contributions and private 
benefit 

7 1% 

6 Impacts on public open space and Heritage Items surrounding 
the Centenary Square 

75 14% 

7 Impacts on Hunter Street 10 2% 

8 Traffic and transport impacts 4 1% 

9 Social/infrastructure impacts and community interest 16 3% 

10 Need for the proposal 12 2% 

11 Relationship to planning instruments and processes 57 10% 

12 Environment and sustainability 6 1% 

13 Concerns relating to overdevelopment 15 3% 

14 Concerns relating to building design and its impacts generally 11 2% 

15 No reason for objection provided  8 1% 

 

Theme 1: Impacts on St John’s Cathedral and grounds (visual, environmental and historical) 

Issues Raised: 
 

 Submits that proposed development ‘s height, bulk and scale would dominate, overshadow and/or 
is out of character with St John’s Cathedral and or its setting. 

 Opposes height given that the current Parramatta LEP provides for a maximum of 18 – 24 m for the 
site. 

 Notes that there is no building height control on land zoned SP1 Place of public worship, raising 
concerns that the developer will self-determine height and or sell off the airspace. 

 Notes that the now-endorsed CBD Planning Proposal identifies part of the site as falling within 
Block A of the Sun Access Protection Map. 

 Quotes from the Heritage Assessment conducted by Hector Abrahams Architects for this planning 
proposal, which stated on page 13 that the amount of sun in the proposal was insufficient to 
sustain: the health of the vegetation on the church site, the amenity for people, and the rendering of 
the architectural form in light. 

 The Proposal will affect the historic and heritage integrity of the Cathedral and adjoining buildings 
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including St John’s Parish Hall and Verges Cottage. 
 The church and setting (that is a nationally significant historic site) should be preserved intact and 

retained as is. 
 Supports comments from Hector Abrahams Architects, which stated that the church does not need 

a new setting, but a reinterpretation of the historic setting, such as through the removal of car 
parking from the cathedral’s public access area and the area immediately adjacent to the 
cathedral’s western entry facing Hunter Street.  

 Considers that airflow around the Cathedral is important so as to avoid moisture damaging the 
building. 

 The development site should be preserved as a low-rise precinct. 
 Concerned with wind tunnel effects, loss of vistas and blue sky and lack of solar access. 
 Issues of evacuating high-rise buildings in emergencies.  

 

Council Officer Response: 
 

It is acknowledged that the height under the current Parramatta LEP 2011 for areas of the site zoned B4 
Mixed Use varies from 12m to 24m. The proposed increase in height to 211m RL for two parts of the site 
allowing a built form of high-rise towers is considered acceptable and is supportable on heritage grounds. 
The proposed height was supported by the applicant’s Heritage assessments, and also by an independent 
review of the controls by Hector Abrahams in 2018. 

 
The review by Hector Abrahams concluded that the development of high towers on church land should not 
detract from the Cathedral providing the church yard retains its historic integrity. This is in recognition that 
towers are the norm in Parramatta with small heritage sites nearby. 

 
As the proposed height is considered acceptable on heritage grounds it is not considered that proposed 
development will dominate and or impose an overbearing backdrop to St John’s Cathedral subject to the 
design of the tower being consistent with the building envelope and tower slenderness controls in the DCP.   

 
Part of the development site is subject to solar access controls for the protection of Parramatta Square. 

 
Under Parramatta LEP 2011 there is no height limit for the St John’s Cathedral site zoned SP1 Place of 
public worship. However, this does not mean that height is unlimited for the site, but rather any proposal will 
require consent and will need to be assessed on its merits cognisant with the heritage status of the 
Cathedral site. The State Heritage Register listing (I01805) of the Cathedral and its curtilage will have the 
effect of limiting building height. Council staff are not aware of any plans to sell off the air space above the 
area zoned SP1 Place of public worship. Any development plans would be constrained by the heritage 
listing.  
 
1. Regarding environmental effects: 

a. It is acknowledged that shadow diagrams included in the Urban Design Report 2018 
submitted with the Planning Proposal show that the proposed development will 
overshadow the Cathedral from approximately 12 PM onwards in midwinter. In addition, 
the assessment by Hector Abrahams states that the amount of sun in the proposal was 
insufficient to sustain: the health of the vegetation on the church site, the amenity for 
people, and the rendering of the architectural form in light. The following response is made 
to the Hector Abrahams statement: 
 

 The concept landscape masterplan does not raise any issues of overshadowing on 
the future health of vegetation on site. 

 Protection of the church and its setting will provide appropriate amenity for the 
community 

 Protection of view corridors for the Church and the setbacks proposed in the site-
specific DCP should help to ensure adequate rendering of the architectural form in 
light. 

 The site-specific DCP requires a schedule of conservation works to be included 
with the DA for St John’s Parish Hall, St John’s Building, Warden’s Cottage and 
memorial and this control has been amended to include the Cathedral [See C.1 
under the heading ‘Heritage’ in ‘G. Development to Benefit a Heritage Item’ in both 
Option A and Option B.   
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b. In addition, the Urban Design report states that proposed development will comply with the 
draft Conservation Management Plan’s requirement for 30 minutes midwinter sun to the 
western façade of the Cathedral (11.10 – 11.40 am) and 20 minutes in the equinox ((11.35- 
11.55am on 21st of March, 11.20-11.40am on 21st of September). In addition, some 
degree of overshadowing is to be expected with developments in the Parramatta CBD. 
 

c. It is noted that the proposed development will not infringe on view corridors, including 
views from Hunter Street, Parramatta Square and Church Street, protected by Council’s 
Development Control Plan 2011. It is acknowledged that the proposed development may 
cause some loss of blue-sky views. But this will be minimised as view corridors for the 
Church will allow people to enjoy blue sky views from a number of different vantage points. 
In addition, some loss of blue-sky views is inevitable in the Parramatta CBD context if jobs 
and housing targets are to be achieved. Wind tunnel effects and issues of evacuating high-
rise buildings in emergencies can be considered at the Design Excellence and 
Development Application stages as appropriate. 

 
2. Regarding building design and controls: 

a. The site-specific DCP contains objectives and provisions that define the development’s 
building envelope and provides an appropriate relationship with St John’s Cathedral, the 
public domain and Centenary Square. The site-specific DCP contains the following 
provisions: 
 

i. objectives that encourage buildings to respond to the heritage significance of the 
site and the human scale of the Cathedral and surrounding space 

ii. 20 m setback provision from the centre of the Cathedral as part of the set out for 
Parramatta Square 

iii. street wall height limit of 14 – 16 m for buildings facing the Cathedral 
 

b. Council officers acknowledge there is tension between delivery of commercially viable 
floorplates, and the design vision for slender towers in the CBD. This site has sought to 
balance these issues by using setbacks consistent with the draft CBD DCP, while also 
delivering a commercially viable floorplate. 
 

c. The relationship of future development to the Cathedral and grounds will be further refined 
and considered during the Design Excellence and Development Application stages. This 
process will help to address submitters’ concerns to achieve the best urban design and 
planning outcomes for this iconic site. 

 
3. The following comments relating to the Cathedral’s setting are made: 

a. The Cathedral and grounds will be largely retained. The setting of St John’s Anglican 
Cathedral may be enhanced with a new public square - in the event that a Development 
Application is approved that allows the demolition of the Parish Hall. 
 

b. The Heritage Impact Statement, Paul Davies Pty Ltd, 2018 shows that the significance of 
the church precinct should not be detrimentally affected by the Planning Proposal. The 
Statement comments that the proposal creates a fine setting for the Cathedral building and 
appropriately integrates it into the ongoing development of Parramatta. In addition, Paul 
Davies Pty Ltd in 2019 stated the support for removal of car parking at grade level 
enhanced landscaping and the removal of boundary fencing to create urban public space.  

 
c. It is noted that the advice by Hector Abrahams in 2018 states that the church does not 

need a new setting, but a reinterpretation of the historic setting, in particular the definition 
on the western side and the removal of ground level car parking. Paul Davies Pty Ltd 2019 
responds that the interpretation of the western space could be more clearly articulated in 
the planning proposal or explored more fully in a design competition.  
 

d. The setting for the Cathedral is also protected by the State Heritage Register listing and its 
defined curtilage referred to previously in this response. It is noted that the Planning 
Proposal does not provide for any development within the heritage curtilage. The listing 
together with other setbacks proposed will help protect the historic and heritage integrity of 
the Cathedral. 



 

 D08727216 13 

 
e. As the Cathedral setting will be protected it is not necessary to consider making the whole 

of the development site a low-rise precinct, that in any case would be contrary to the 
principles underpinning the CBD Planning Proposal. 

 

Theme 2: Concern that the Cathedral would be demolished 

Issues Raised: 
 

 A concern was raised that St John’s Cathedral would be demolished. 

Council Officer Response: 
 

The exhibited St John’s Planning Proposal is not seeking delisting or demolition of any Heritage-listed item 
on the site. The State heritage listed Cathedral owned by the Anglican Church is not proposed to be 
demolished.   
 
The exhibited draft DCP describes two options for the local heritage listed St Johns Parish Hall (to the north 
of the Cathedral) and establishes a staged process by which consideration of the future of the Parish Hall 
will be considered. This is consistent with DPE’s intention as part of the Gateway determination, which was 
to defer the matter of the Hall’s future to Development Application stage (rather than Planning Proposal 
stage). The two options for the St Johns Parish Hall are Option A - ‘removed and replaced’ (in other words, 
the whole building is demolished); and Option B ‘partly retained’ (and specifically, the original c1910 
structure is retained and the 1950s elements are removed/ demolished).   

 

Theme 3: Relationship to Parramatta’s History and Heritage 

Issues Raised: 
 

 Submits that the Planning Proposal is not sympathetic to the history of the area and is disrespectful 
to history and those of the Christian faith. 

 Submits that much of Parramatta’s heritage and links to history have been destroyed or 
compromised and Council should be doing more to protect heritage. Examples of listed buildings 
lost include Willow Grove, Royal Oak Hotel, St George’s terraces and Albion Hotel. 

 Raises concern with Council’s stance on heritage and submits that Council is not committed to 
managing and preserving objects, artefacts, structures, spaces and practices which are of historical 
significance to the community and enduring value to the future. 

 Submits that heritage, including a slice of colonial Sydney, should be preserved for future 
generations. 

 Submits that Council should develop and protect its colonial heritage as a tourist opportunity. 
 References The Rocks, London and Adelaide for examples of how heritage can be celebrated and 

submits that this proposal would not occur in Europe or the UK. 
 Encourages efforts to improve the usability of St John’s Cathedral and cites the cathedral as 

Parramatta’s jewel in the midst of all the new development. 
 Submits that approval of this development will set a precedent for other developments within 

proximity to heritage items. 
 Submits that Council should also advocate for the restoration and reopening of Roxy Theatre. 
 Submitter notes 

o the likelihood of the site to retain Aboriginal archaeological deposits and historical 
archaeological deposits of state and local significance 

o the high social and cultural significance of the site to the local Aboriginal community 
o the site is likely to hold the remains of the Parramatta native institution 
o therefore, seeks building should be sympathetic to be based upon full archaeological 

exploration prior to any new footprint design 
o Seeks that more extensive archaeological research should be undertaken in order to 

inform the potential redevelopment opportunity around the Parish Hall 
 Negatively references recent and site-specific planning proposals and planning and heritage 

decisions made in the 1970s and 1980s drawing parallels to this Planning Proposal. 
 Supports concerns raised by National Trust and National Trust Parramatta Regional Branch 
 The Planning Proposal is not sympathetic to history of the area, those of the Christian faith, 

descendants of early convicts, residents and the First Nations people 
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 Concerned with Council’s stance on heritage and lack of commitment to management and 
preservation of places of historical significance 

 

Council Officer Response: 
 

Whilst the submitters raise many issues, the key issue is whether the Planning Proposal and DCP controls 
provides for the appropriate level of protection of St John’s Anglican Cathedral, its setting, and adjoining 
heritage items including, Verger’s Cottage, the Parish Hall and Centenary Square. 
 
The Planning Proposal and DCP aim to protect the heritage integrity of St John’s Anglican Cathedral and 
Verger’s Cottage, and the collection of heritage items surrounding Centenary Square.   The issue of the 
Parish Hall is dealt with separately under the next theme in this document, and impact on Centenary 
Square is dealt with under the theme addressing impacts on open space. 
 
By protecting the heritage integrity of the Cathedral, the following can be achieved: 

a. Respect for and links to Parramatta’s history is preserved. 
b. The respect for those of the Christian faith is maintained. 
c. Links to the site of past generations and also of the First Nations people is preserved. 
d. The Cathedral is protected for the benefit of future generations. 
e. The opportunity is retained to promote heritage tourism of the site. 

 
It is noted that the Planning Proposal is site-specific and does not consider cumulative heritage loss across 
a broader precinct. However, there are 126 listed sites (local and State items) within the CBD PP boundary 
of evidence that Council does have a strategy to preserve heritage items in the CBD. 
 
The proposal does not approve the removal of any Heritage-listed item. It establishes a staged process by 
which consideration of the future of the Parish Hall will be considered. This is consistent with DPE’s 
intention as part of the Gateway determination, which was to defer the matter of the Hall’s future to 
Development Application stage (rather than Planning Proposal stage). 

 
The matter at hand is a site-specific Planning Proposal. The following broader issues are not considered 
directly relevant to the consideration of this Planning Proposal: 

a. Council’s past and current management of heritage functions. 
b. Council’s management of its heritage items and places in relation to other places in 

Australia and overseas 
c. The impact of past site-specific Planning Proposals within the Parramatta CBD on heritage 

items 
 

Nevertheless, Council recognises the importance of the preservation of Parramatta’s historic and cultural 
buildings through its LEPs (which Heritage-list a large number of places in the CBD and elsewhere in the 
Parramatta LGA) and through its other corporate activities. 

 
It is acknowledged that the site has the potential to contain Aboriginal and historical archaeological deposits 
of both state and local significance. There is support for early archaeological testing before determination of 
the final building layout. Therefore, it is recommended that an archaeological report based on 
archaeological testing, be added to the list of documents that must be submitted with the Stage 1 
Development Application. 

 
Support for the concerns raised by the National Trust and National Trust Parramatta Regional Branch is 
noted. The submissions from the National Trust branches are addressed elsewhere in this report and in 
Appendix C. 
 

Theme 4: Concerns Relating to St John’s Parish Hall 

Issues Raised: 
 

 Opposes the total or partial destruction of St John’s Parish Church Hall. 
 The Hall has the following values and benefits: 

o Is of architectural merit 
o Provides balance and context for the Cathedral and Town Hall opposite 
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o Contributes to the streetscape 
o Tells the history of the site.  

 Its removal allows an even larger footprint for tower buildings closer to the Cathedral. 
 Supports Option A if towers were built to a more responsible height of 24 m. 
 The perspective render of Option B, with the omission of surrounding buildings maximum heights 

misrepresents the urban fabric of Parramatta Square. 
 The overhanging development above St John’s Parish Hall is an unrefined and undesirable 

architectural solution. 
 The future functions within the new building are questioned. 

Council Officer Response: 
 

The Planning Proposal does not provide for the removal of St John’s Parish Church Hall as an item of local 
Heritage significance. The Planning Proposal establishes a staged process for considering how the Hall’s 
future will be decided as part of the Development Application process. As noted in the previous theme 
response, this process is because of the approach that DPE took in issuing the Gateway Determination.  

 
Consequently, the site-specific DCP contains controls for two options in relation to St John’s Parish Hall: 

a. Option A: the Parish Hall is demolished 
b. Option B: the Parish Hall is partially retained being the original circa 1910 structure, with 

the 1950s elements to be removed. 

Under Option A the northern commercial tower would be built on part of the area currently containing the 
Hall. The remainder of the current Hall footprint would form an extension to the open space at the western 
side of the Cathedral . New Parish facilities would be incorporated in the podium of the new commercial 
building to accommodate the activities that currently occur in the Hall.  

Under Option B the commercial tower would extend to within approximately 3 m of the retained portion of 
the St John’s Parish Hall. While it is acknowledged that an option where a tower overhanging the Hall was 
an included in the “Independent Heritage Advice Version V2.0 Dated 12th December 2018” prepared for the 
City of Parramatta Council by Hector Abrahams Architects, this option was not included in any of the 
planning controls for the site and that Council does not support this option. Neither the site-specific DCP 
nor the applicant’s Reference Design March 2022 provide for any overhanging development over the top of 
St John’s Hall as part of Option B. 

The draft site-specific DCP includes controls that will apply to either outcome of the assessment process 
i.e. if the removal is supported, or if the removal is not supported. In addition, the building envelope will be 
subject to further refinement at Stage 1 DA, design competition, and Stage 2 DA phases. 

The permitted height in the Planning Proposal of 211 m RL is considered acceptable being in line with the 
heights proposed in the CBD Planning Proposal, supported by the applicant’s Heritage assessments and 
also an independent review of the controls by Hector Abrahams in 2018. Given the recommendation of 
Council Officers that unlimited floor space not be permitted on this height it is very unlikely that a building at 
211RL will be achieved. Under the FSR proposed (17.5:1) it is expected that the maximum height will be in 
the order of 188 metres. The NSW State Heritage Inventory listing form includes the following Statement of 
Significance for St John’s Parish Hall: St John's Parish Hall St John's Church Hall is of significance for the 
local area for historical and aesthetic reasons and as a representative example of a 20th Century church 
hall in the area, also as a rare example of this age and architectural quality in the local area. The hall 
makes a major contribution to the Parramatta townscape in unison with the associated church building. The 
site possesses potential to further contribute to an understanding of early urban development in 
Parramatta. The item is a related place to the adjoining St John's Church which is separately listed in the 
LEP. 

The Hector Abrahams report 2018 considered that the Hall has architectural merit, being not only large in 
size, has a full aisle, a cast-iron arcade and a clerestory. It is in fact conceived like a large church. 
Nevertheless, the report by the applicant’s Heritage consultants, Paul Davies Pty Ltd, states that there a 
range of variations of this type of buildings across Church sites and there is nothing to suggest that this 
building is an exemplar of the form or is exceptional in anyway. 
 
Hector Abrahams in his report states that the Hall has an important status in the history of the ministry of 
the parish and the site. Paul Davies Pty Ltd suggests that whilst the hall has been a functional part of the 
parish the status in the history of the parish and site is not clear. 
 
It is noted that advice from the applicant’s Heritage consultants, Paul Davies Pty Ltd in March 2022 stated 
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that whilst supporting the client’s request for the option to remove and replace St John’s Hall consistent with 
the ongoing history of regeneration of premises on the site, they were of the opinion that the two-option 
approach was appropriate. Furthermore, they stated that despite the St John’s Hall having local heritage 
significance there are potentially significant benefits that may be achieved from his removal. A decision to 
remove the building must be made in relation to outstanding urban outcomes that include enhancing the 
setting of the Cathedral. 

The Hall is considered to contribute to the streetscape although there is not considered to be evidence that 
the Hall provides balance and context for the Cathedral and Town Hall. Council has introduced a setback 
for the potential tower from centenary square – which is consistent with setbacks established further north 
in Church Street to make sure that towers are setback to ensure the buildings along the edge of Centenary 
Square and Church Street have an appropriate scale (ie 12-14 metres) sensitive to the group of heritage 
items in this location.  

St John’s Hall is considered to have heritage value for historical and aesthetic reasons even though the 
level of value may not be outstanding. The heritage values of the Hall need to be appropriately considered 
when deciding its future at the Development Application stage. 

Finally, Council officers note the issues raised regarding future functions of the new parish facilities and the 
private landowner’s control thereof. The specific function of the Hall or any future church-owned spaces 
redeveloped by the Church are the responsibility of the private landowner. They are not being redeveloped 
as public community facilities. They will be private building / facilities and Council will not determine their 
use and operation it will be up to the landowner to use these in accordance with planning rules that apply. 

 

Theme 5: Concerns Relating to Development Contributions and Private Benefit 

Issues Raised: 
 

 Development contributions are not satisfactory in offsetting heritage loss. 
 Will create a precedent for heritage buildings to be traded off in exchange for community benefits. 
 The proposal would only financially benefit the church. 
 Makes specific comment on aspects of the proposal that have been offered as public benefits:  

o Notes that public access to church grounds is not a new public benefit, as this agreement 
has been in place since 1953. 

o Notes that provision of vehicle and pedestrian access arrangements are also not new 
public benefits, as an agreement was signed in 1991 and is valid until 2041. 

o Considers that provision of vehicle access arrangements to allow entry to 181 Church 
Street is not a public benefit, but only for the benefit of owners and tenants of the 
Queensland Arcade, which is located adjacent to the site. Accordingly, it should be 
categorised as a ‘private benefit’, rather than a public benefit. 

 Submits that surrounding squares will be subject to significant overshadowing exposure to westerly 
winds, reducing their usability as a community hub. 

 Considers Council has approached the VPA incorrectly, considering it a part of the planning 
proposal, when each should be addressed separately and by different parts of Council. 

 Considers Council’s planning team should only address the merits of the planning proposal without 
any consideration of the benefits offered in the VPA, and that to do so otherwise is contrary to the 
Environmental Planning and Assessment Act and Council’s own policy regarding planning 
agreements. 

Council Officer Response: 
 

The draft Planning Agreement that accompanies the Planning Proposal provides for several public benefits 
for the community in the event that a Development Application is approved that allows the demolition of the 
Parish Hall. Key public benefits are as follows: 

a. Licence in perpetuity for public access to open space surrounding the Cathedral. 
b. Creation of vehicle laneway between 181 Church Street and Marsden Street 
c. Creation of civic space between the Cathedral building and Hunter Street. Portion of road 

in front of 45 Hunter Street would be closed and included in the civic space but remain in 
Council ownership. 

d. The Church would bear the maintenance and liability for the civic space site in perpetuity. 
e. Compensation of $1.1 million for reduction in public benefit due to driveway arrangements 

restricting the size of the civic space and eliminating the previously proposed laneway. 
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f. Compensation of $3 .5 million to recognise Council’s risk from not having the public access 
recognise on the land title and accepting limitations relating to the Churches use of the 
land. 

 
The report to Council of 21 March 2022 (paragraph 12) states that the offer by the applicant is considered 
to provide a sufficient level of public benefit that outweighs the loss for the community of the heritage item. 

 
A fair and careful process has been set up to consider the removal of the Church Hall. A staged process 
has been established for considering how the halls future will be decided. A condition of the Gateway 
requires a site specific LEP to be included that requires a site specific DCP or Stage 1 DA to be undertaken 
to address the outcome for the Hall.  Further, controls have been included in the site-specific DCP for two 
options: Option A – demolition and Option B – partial retention. Because a unique framework has been set 
up for considering the future of the Church Hall this this case should not create a precedent for heritage-
listed buildings to be “traded off” in exchange for community benefits.  

 
The Planning Agreement will be a matter of consideration at the Development Application stage, but will not 
be the only matter that is considered when assessing the future of the Hall. 

 
It is acknowledged that the Planning Proposal creates benefit for the private landowners. This is consistent 
with uplift at other sites provided through Council’s broader Parramatta CBD Planning Proposal process. 
The public will benefit from the development in the form of development contributions (applicable in either 
Option A or Option B), as well as the Planning Agreement benefits (if Option A is assessed as acceptable).  

 
The following response is made to issues raised on the value of elements of the planning agreement. 

a. Whilst it is acknowledged that the public has access to open space surrounding the 
Cathedral, this right is time-limited by an existing agreement with the Applicant. The 
planning agreement grants a licence in perpetuity for public access to this space. 

b. In the heritage assessment by Hector Abrahams of December 2018 it is stated that the 
proposed square fronting Hunter Street will be fully shaded in winter and will be exposed to 
the natural winds from the west and may be further impacted by wind generated by high-
rise forms. These factors it is stated point to a poor amenity of outdoor space as found in 
the city and Queen Square in the City of Sydney. In the Applicant’s response to this 
assessment through their consultants work (Aspect Studios, prepared in collaboration with 
Paul Davies Heritage Architects), the proposed tree-lined Plaza is described as becoming 
a highly desirable shaded public realm that will assist in increasing the urban tree coverage 
in the CBD and will assist in urban cooing. Also, as part of the design competition phase a 
more detailed concept can be prepared to achieve outcomes befitting of the Cathedral and 
surrounding precinct. 

 
There is not considered to be any provision in the Environment of Planning and Assessment Act 1979 and 
the Environmental Planning and Assessment Regulation 2021 that would preclude the making of the 
subject voluntary planning agreement. 

 
Council’s Planning Agreements Policy 2018 includes principles for planning agreements. A key principle (f) 
provides that development unacceptable on planning grounds will not be permitted because of planning 
benefits offered by developers that do not make the development acceptable in planning terms. Other 
relevant principles are: 

 (i) Council will not allow the interests of individuals or interest groups to outweigh the public 
interest. 

 (J) Council will not improperly rely on its position to extract unreasonable public benefits from 
developers. 

 
4. The planning agreement is considered to be consistent with these principles in that: 

a. The development is generally acceptable on planning grounds. It is noted that the public 
benefits offered by the agreement are considered to outweigh the loss of the Church Hall, 
but its future has not been determined yet and this will be done as part of a future staged 
process. 

b. Council has not allowed the interests of the applicant to outweigh the public interest. By 
compliance with LEP and site-specific DCP provisions and further assessment at the 
Design Excellence and DA stages a rigorous process to ensure that development does not 
adversely impact the Church or its setting is set up and a process has been established to 
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determine the future of the Church Hall. 
c. Council has not extracted unreasonable public benefits from the applicant, the public 

benefits to be provided reflects a negotiated outcome between Council and the applicant. 
This agreement has been the subject of public exhibition ( which is required under relevant 
planning legislation) and community sentiment on whether the removal of the Hall to allow 
extended public space and a larger commercial building provide a public benefit is not 
unanimous. There are part of the submission group that argue that removal of the hall 
allows community benefits and others who consider that the open space and commercial 
building do not warrant removal of the Hall. The issue of whether the benefits proposed 
outweigh the loss associated with removal of the hall seem to be a subjective issue. 

 

Theme 6: Impacts on Public Open Space and heritage items surrounding the Centenary Square 

Issues Raised: 
 

 

 Centenary Square was and continues to be a gathering place, and a place that holds significance 
for First Nations people.  

 Objects to development within proximity to the clock, historic buildings of Murray Bros store and 
Town Hall. 

 Considers that the whole area of Centenary Square marked out on the Heritage Map in the CBD 
Planning Proposal document should be protected. 

 The Parramatta Square project was based on the Cathedral site being left as is, low in surrounds. 
 Focus should be on developing more green space, improving the pedestrian environment within 

CBD and creating a liveable city. 
 Questions if Centenary Square will be affected whilst public domain works are underway. 
 The proposal will overshadow and have an adverse effect on: 

o Centenary Square and specifically its historic character and community use.  
o Parramatta Square and also on Parramatta Town Hall. 

 

Council Officer Response: 
 

It is acknowledged that there will be significant overshadowing impacts to Centenary Square from 
developments on the north side of Macquarie Street and to the west of the St John’s site, with some 
measure of solar impacts in a densely-built CBD environment inevitable. These impacts have been deemed 
acceptable as part of the Parramatta CBD PP. It is not expected that a development at St John’s would 
significantly alter the likely overshadowing outcomes for Centenary Square. 
 
Nevertheless, shadow diagrams included in the Urban Design Report 2018 for the subject Planning 
Proposal show that the proposed development of the St John’s site will only overshadow Centenary Square 
from approximately 2 PM onwards in midwinter.  
 
The Planning Proposal provides that building height adjoining Centenary Square will be limited to 12/18 m 
that will help protect the ambience of the Square. 
 
Centenary Square and the façades of adjoining buildings which enclose it are heritage listed of local 
significance in Parramatta LEP 2011. Murray Buildings (alongside the Town Hall) is separately heritage 
listed. 

 
Building height controls for land adjoining Centenary Square and the local heritage listing for the Square 
should help to protect its historic character and allow its full use for range of community activities and will 
preserve people’s associative links with the Square including those of the First Nations People. 
 
A new site specific DCP control is also proposed to further protect the amenity of Centenary Square by 
requiring no floor area under the Solar Access Plane, reducing the presence and mass on the adjacent 
civic spaces while opening up views across the podium to the sky thus creating a more slender, tall tower.   

 
The Planning Proposal contains solar access provisions to protect the public domain of Parramatta Square, 
and the controls set out in the Parramatta DCP – Part 6 City Centre are considered appropriate to balance 
these impacts with urban development needs. 
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The Planning Proposal provides for improvements to green space and the pedestrian environment. A new 
square is to be provided to the west of the cathedral (in the event a Development Application is approved 
for the removal of St John’s Parish Hall) and the setting of the cathedral will be enhanced through 
landscaping and the provision for additional on-site tree planting. These proposals will help create a more 
liveable city. 

 
It is not considered that Centenary Square should be affected whilst public domain works for the 
development site are underway. But this is a matter that can be dealt with and resolved at Development 
Application stage. 
 

Theme 7: Impacts on Hunter Street 

Issues Raised: 
 

 Opposes parking in Hunter Street that is too close to Cathedral  
 Intensifying Hunter Street traffic will minimise historic viewpoint of Cathedral 
 The end of Hunter Street should be paved over to become an extension of Parramatta Square with 

car access limited to local businesses only. 
 Opposes acquisition of public land for construction of underground parking. Opposes loss of public 

land in Hunter Street for new development. 

 

Council Officer Response: 
 

The Planning Proposal provides for the creation of a new civic space at the end of Hunter Street (in the 
event a Development Application is approved for the removal of St John’s Parish Hall) that will have the 
effect of limiting car parking in this street. No new parking is proposed close to the Cathedral.  

 
The updated Traffic Impact Assessment by Traffix, 2022 states that the main vehicular access to the site is 
expected to be from Hunter Street, which is considered the most suitable for vehicular access to the 
development of this size and scale. Preliminary parking layout plans included in this assessment showed 
that access to proposed underground parking for the site will be from Hunter Street. 
 
The original proposal was for vehicle access to the site to be from Macquarie Street, however this was not 
supported by TfNSW because of the impacts on Parramatta Light Rail, and as such Hunter Street became 
the only option.  It is also noted that while access to the Northern tower will be via Hunter Street the new 
laneway being provided at the rear of 41-45 Hunter Street will make a contribution to balancing the traffic 
impacts in Hunter Street.   

 
The draft Planning Agreement for the Planning Proposal provides that the portion of Hunter Street to be 
closed and included in the civic space will remain in Council ownership. Therefore, the proposal does not 
entail any loss of public land for new development.  

 
Whilst the Planning Proposal may result in increased traffic on Hunter Street the creation of a civic space 
should enhance the historic viewpoint of the Cathedral at street level. 
 

Theme 8: Traffic and Transport Issues 

Issues Raised: 
 

 Concerned with increased local traffic, management of vehicular congestion and lack of charging 
infrastructure for electric vehicles.  

 Questions whether proposal will impact Parramatta Light Rail 

 

Council Officer Response: 
 

The Planning Proposal states that transport impacts of the proposal are not expected to be significantly 
different to those expected from the CBD Planning Proposal and so future impacts will be addressed 
through the Transport and Traffic Strategy prepared to inform the CBD Planning Proposal.  In addition, 
traffic and transport impacts can be considered in greater detail at the Development Application stage. 



 

 D08727216 20 

 
Provision for electric charging infrastructure is dealt with in Parramatta DCP 2011 - Part 6 – Parramatta City 
Centre and does not need to be included in this site-specific Planning Proposal. 

 
As the main access to the site is expected to be from Hunter Street, the proposal should not have any 
effects on the Parramatta Light Rail located on Macquarie Street. Any possible impact on Parramatta Light 
Rail can be dealt with at the Development Application stage and through the normal concurrence process. 
Further, and as noted above, TfNSW have opposed access from Macquarie Street to minimise impacts on 
the operation of the Parramatta Light Rail.  
 

Theme 9: Social / Infrastructure Impacts and Community Interest 

 
Issues Raised: 
 

 The Planning Proposal needs to consider social and infrastructure impacts. 
 The proposal is not in the interests of the community or the Parramatta LGA and its residents. 
 Existing infrastructure cannot maintain further growth  
 Required infrastructure and local amenities to service the building will be a financial burden for 

Council and local taxpayers. 

Council Officer Response: 
 

The Planning Proposal has adequately considered social, economic and infrastructure impacts. The 
Planning Proposal will facilitate a mix of land uses on site by delivering both commercial, retail and 
residential uses and jobs. The Planning Proposal also envisages an increase in capacity of approximately 
5000 m² of GFA for Church uses should the replacement of the existing Parish Hall occur. 
 
The site and its surrounds are well sited among existing road infrastructure, public transport and services to 
accommodate intensive development, demonstrated by the siting of adjacent Parramatta Square urban 
renewal redevelopment.  
 
The proposal is considered to be in the strategic interest of the Parramatta LGA as it will facilitate a mix of 
land uses on-site by delivering commercial, retail and residential uses and jobs close to public transport and 
existing infrastructure in the CBD. These outcomes are considered appropriate for the site's central siting 
within the Parramatta City Centre. 
 
The issue of the provision of infrastructure to provide for the growth on this site and the growth proposed in 
the CBD PP more generally was addressed with the preparation of the Parramatta City Centre 
Contributions Plan 2022 that came into force on 14 October 2022 and replaces the current Parramatta CBD 
Plan from 2007. This plan has an increased the development contribution levy from a flat 3% on the cost of 
works, to 4% for non-residential floor space, and 5% for all uses that include a residential component.  The 
infrastructure planning for this site has been considered in the broader strategic framework. 
 

Theme 10: Need for the Proposal 

 
Issues Raised: 
 
 

 Objects to high-rise buildings given that there are already high-rise residential and commercial 
buildings nearby.  

 Submits that there are other sites more appropriate for development. 
 

Council Officer Response: 

Given the site’s central location in the Parramatta CBD, and the heritage analysis discussed in previous 
sections, it is appropriate that land adjacent to the Cathedral be given the opportunity to be developed for 
high-rise buildings in line with the framework of the Parramatta CBD Planning Proposal. 

 
In addition, the Cathedral is located in the centre of the Parramatta CBD, and so, regardless of what 
eventuates on the Church’s landholdings, the Cathedral will be surrounded by extensive urban 
development, including at adjacent Parramatta Square and along Macquarie, Marsden and Hunter Streets 
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and the new CBD PP controls which seek to enable the growth of the Parramatta CBD. 
 

Under the planning framework that applies to the Parramatta LGA it is not necessary to consider whether 
there are other sites in Parramatta more appropriate for development. It is only necessary to consider 
whether the subject site is suitable for redevelopment. The planning scheme sets up a process by which 
that redevelopment will be assessed in further detail. 
 

Theme 11: Relationship to Planning Instruments and Processes 

 
Issues Raised: 
 

 The Planning Proposal is inconsistent with planning instruments for the site including Parramatta 
LEP 2011, Parramatta DCP 2011 and the CBD PP. 

 Is inconsistent with DCP 2011 in relation to towers of slender proportions in the mitigation of 
potential adverse effects that buildings may have on the public domain. 

 The proposal is not based on sound planning principles. 
 Process issues related to the following matters are raised: 

o Project justification 
o Reflection of community views 
o Timely notification of changes 
o Council transparency 
o Developer accountability and power  

 The proposed development: 
o represents misguided short-term goals 
o will create a precedent for other developers to seek excessive heights 
o exemplifies greed and desire to maximise profits. 
o requires Council to promote Parramatta’s livability 

 No Arboricultural Impact Assessment Report (or preliminary assessment) has been prepared on 
trees proposed to be retained. 

 As the new centre of Parramatta CBD, the entire area requires careful and considered planning. 
 Council is making decisions irrespective of community sentiments. 
 All levels of government should listen to the community and respond to community opposition 

appropriately 
 The area requires preparation of a master plan 
 Considers that Cathedral site should be looked after by the National Heritage Trust. 

 
Council Officer Response: 

The 2011 LEP and DCP have been the subject of a review (the CBD Planning Proposal Process) which 
looked at how the Parramatta CBD should grow and evolve to meet state Government and Council 
planning priorities. This site specific PP has been assessed in the content of the future plan wich permits 
greater development / growth rather than the controls contain in LEP and DCP 2011 at the time the St John 
Planning Scheme was exhibited which are now out of date.  
 
The proposal for the northern tower site is consistent with the planning framework for B3 commercial core 
sites as expressed in Council’s Parramatta CBD Planning Proposal finalised and published as PLEP 2011 
(Amendment 56) on 14 October 2022. In addition, the proposed site-specific DCP complements and is 
consistent with the broader controls to be introduced as part of the draft Parramatta City Centre DCP (new 
Part 6). 
 
A new site specific DCP control is also proposed to further protect the amenity of Centenary Square by 
requiring no floor area under the Solar Access Plane, reducing the presence and mass on the adjacent 
civic spaces while opening up views across the podium to the sky thus creating a more slender, tall tower.   
 
The preparation and assessment of this Planning Proposal is subject to the provisions and guidelines of 
State Government including in particular the Environmental Planning and Assessment Act 1979 and the 
Local Environment Plan Making Guideline December 2021 by the Department Planning and Environment. 
These provisions ensure: 

a. transparency of process 
b. publicised opportunities for community involvement within an appropriate timeframe 
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c. careful and considered planning 
d. appropriate balancing of public interests against the private interests of developers. 

 
The following response is made to development issues raised: 

a. The development proposed is considered to represent desirable long-term goals being in 
accordance with Council’s planning framework for the site that will benefit the Parramatta 
community. 

b. Proposed building heights for the site are consistent with the CBD Planning Proposal and 
are supported by heritage studies. Therefore, it is not considered that a precedent will be 
created for excessive heights to be sought elsewhere in the Parramatta CBD. 

c. It is acknowledged that in a market economy, developer decisions to undertake 
development is driven by the desire to make a return on their investment. However, 
planning controls are put in place to ensure that development occur in a way that 
maximises the benefits to the community from the development not to ensure high returns 
for developers. 

d. Council through the progression of the CBD Planning Proposal, the draft CBD DCP 
amendments, public domain upgrades and proposals and other corporate activities, such 
as events, is helping to create a liveable Parramatta CBD. 

 
It is noted that the Planning Proposal is supported by a Concept Landscape Masterplan, Aspect Studios, 
2018 which considers proposed landscaping and vegetation planting. The Masterplan also notes the 
existence of significant value and mature trees on the site which should be preserved where possible and 
assessed by an arborist.  

 
At this stage, sufficient consideration has been given to landscape and vegetation issues together with the 
retention of existing trees. It is not considered necessary to provide an Arboricultural Cultural Impact 
Assessment report with the Planning Proposal to assess the proposal’s impact on existing trees. A detailed 
Arboricultural assessment is most appropriately undertaken at DA stage and in this case the site-specific 
DCP requires an arborist report as part of the Stage 1 Development Application.  

 
It is not Council’s role with this subject site-specific Planning Proposal to make any recommendations on 
whether a heritage agency such as the National Trust should be responsible for management of the site. In 
any case, as the Cathedral site is on the State Heritage Register it is subject to the Heritage Act 1977, and 
this will assure appropriate conservation and management of the Cathedral site. 
 

Theme 12: Environment and Sustainably 

Issues Raised: 
 

 There are concerns as to the proposal’s environmental impacts 
 The construction phase will inadvertently damage St John’s Cathedral 
 Development may affect airflow around church causing moisture and building damage. 
 Parramatta’s sustainability efforts and sustainable development standards are inadequate  
 Council’s reported efforts to preserve and generate canopy coverage are not based on evidence. 
 Good place making outcomes are advocated 
 The Planning Proposal will contribute to global warming 

 

Council Officer Response: 

There is no evidence from either the Applicant’s Heritage Impact Statement by Paul Davies Limited 2018 or 
by the Council’s commissioned Heritage Assessment by Hector Abrahams in 2018 that the development 
proposal will cause any adverse environmental impacts such as moisture and building damage. However, 
these impacts, along with impacts arising from the construction phase, will be assessed at the Development 
Application stage. 
 

It is noted that the Planning Proposal provides for the retention of on-site trees and vegetation and should 
the new square be established on the west side of the Cathedral there will be additional planting that will 
extend the tree canopy coverage within the Parramatta CBD. If trees are removed, these would be subject 
to DA approval.  The Planning Proposal is supported by a Concept Landscape Masterplan (Aspect Studios 
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2018) which considers proposed landscaping and vegetation planting. The masterplan also notes the 
existence of significant value and mature trees on the site which should be preserved where possible and 
assessed by an arborist. At this stage, sufficient consideration has been given to landscape and vegetation 
issues together with the retention of existing trees. A detailed assessment is most appropriately undertaken 
at DA stage, and in this case the DCP requires an arborist report as part of the Stage 1 DA. 

This Planning Proposal is also subject to Council’s Parramatta DCP 2011 and recently adopted 
amendments with new controls in Part 6 for the Parramatta City Centre which contain best practice 
sustainability provisions and controls. Provisions are included for high performing buildings, dual water 
systems, all electric new buildings, electric vehicle charging infrastructure, urban cooing, solar light 
reflectivity, natural refrigerants in air-conditioning, bird friendly design and wind mitigation. Consideration 
will be given at the design excellence and at the development application stage to meeting these provisions 
and controls. These provisions should ensure that the proposal is sustainable and does not contribute to 
global warming. 
 

Theme 13: Concerns Relating to Overdevelopment 

Issues Raised: 
 

 Concerns regarding overdevelopment and that there is too much development already which has 
destroyed Parramatta and this proposal will do the same.   

 
Council Officer Response: 

It is acknowledged that significant redevelopment of the site is proposed including under both scenarios 
(Options A and B); however, is not considered to represent overdevelopment. The proposal is in line with 
the provisions of the CBD Planning Proposal that supports population and jobs growth in accordance with 
State government policies.  

 
The proposed development will also need to comply with the guidelines of the site specific DCP that will 
assist with requirement for an appropriate building scale and form, and that development responds to the 
human scale of the Cathedral and surrounding space. This will be considered through the Stage 1 DA, 
Design Excellence and Stage 2 DA, with this process set up to ensure development enhances the 
character of the Parramatta CBD, making it a liveable place to be enjoyed by the community. 
 

Theme 14: Concerns Relating to Building Design and General Impacts 

 
Issues Raised: 
 

 Building design is opposed and criticised because it: 
o lacks visual appeal and should be more imaginative and iconic. 
o is crude and vulgar 

 The proposal will lead to poor urban design and planning outcomes as exemplified by statements 
that Parramatta will become a high-rise concrete jungle and/or like New York and Sydney CBD 

 Raises issues with high density living and seeks ‘traditional work spaces’. 
 

Council Officer Response: 

The proposed development should lead to acceptable urban design and planning outcomes and should not 
harm the urban fabric of the Parramatta CBD. The proposal is in line with the framework of the CBD 
Planning Proposal and site specific DCP guidelines will also help to ensure an appropriate scale and form 
of development. 
 
A new site specific DCP control is also proposed to further protect the amenity of Centenary Square by 
requiring no floor area under the Solar Access Plane, reducing the presence and mass on the adjacent 
civic spaces while opening up views across the podium to the sky thus creating a more slender, tall tower.   
 
The emphasis in processing the Planning Proposal up to now has been on ensuring that development can 
comply with Council’s planning controls and strategic direction and also that it can satisfactorily address key 
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urban design issues such as view protection, solar access and setbacks to ensure adequate separation 
with adjoining buildings. At this stage it is not necessary to consider the visual appearance of the proposed 
buildings. This will be dealt with at the Design Excellence and Development Application stages where 
appropriate attention can be given to ensuring excellent building design outcomes and avoids poor design 
that submitters are concerned about. 

 
Compliance with planning and other building regulations should ensure that high-rise buildings meet the 
needs of residents and businesses of the community. It is not the role of the planning system to provide for 
a particular type of business premises, such as ‘traditional work places’. 
 
 

4.5. Other Submissions – Summary and Response   
 

Council received a small number of submissions that could not be clearly categorised into either “support” 
or “do not support”. These are detailed and responded to below. 
 

Summary of Submission Council Officer Response 

Other Submission 1 – Neutral: 
 Submitter did not indicate if they supported or did not 

support the development.  
 Submitter raises that there is no Arboricultural Impact 

Assessment report (or Preliminary Arboricultural 
assessment) assessing the trees in the Church yard 
which the Applicant is proposing to retain.  

Refer to the Council officer response 
provided at Section 4.5: 

 Theme 12, Environment and 
Sustainability.   

 

Other Submission 2 – Support (in part): 
 Submitter partially supports the development.  
 Submitter raises a series of concerns (detailed within 

Appendix A3).  
 Submitter states that they are dissatisfied with the 

options given.  
 Submitter recognises the value of heritage buildings 

in Parramatta and that St Johns is the jewel of 
Parramatta. 

 submitter raises concern that Parramatta’s history is 
being slowly eroded 

 Submitter considers that intensifying Hunter Street 
traffic will minimise historical viewpoint of Cathedral 

 Submitter supports the creation of another public 
space in Parramatta. 

 Submitter supports removal of the Parish Hall but is 
disappointed that there is not an option to keep the 
Hall whilst providing a new square. 

 Submitter concerned that no additional green space 
is provided and that Council shows no commitment to 
creating a liveable city.. 

Submission in partial support is 
acknowledged.  
 
Refer to the Council officer response 
provided at Section 4.4:  

 Theme 1, Impacts on St John’s 
Cathedral and Grounds 

 Theme 3, Relationship to 
Parramatta’s History and Heritage 

 Theme 4, Concerns Relating to St 
John’s Parish Hall  

 Theme 7, Impacts on Hunter Street 
 Theme 12, Environment and 

Sustainability.   

Other Submission 3 – Support (in part): 
 Submitter generally supports the development. 
 Submitter raises a series of concerns (detailed within 

Appendix A3). 
 The submitter generally supports the development 

and requests that the amenity and heritage of the 
Cathedral be maintained. 

 The submitter raises a number of concerns: 
o Development may diminish the Cathedral and it 

should be adequately separated from new 
buildings. 

o Building design and materials should mitigate 
negative impacts. 

Submission in partial support is 
acknowledged.  
 
Refer to the Council officer response 
provided at Section 4.4: 

 Theme 1, Impacts on St John’s 
Cathedral and Grounds 

 Theme 6, Impacts on Public Open 
Space 

 Theme 8, Traffic and Transport 
Impacts 
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o Development could overshadow nearby public 
spaces and create wind tunnel affects. 

o Concern with increased traffic and lack of 
electric vehicles charging infrastructure. 

Other Submission 4 – Other: 
 Submitter considers that the Church should be 

demolished and rebuilt.  
 It is unclear if the submitter is referring to the 

demolition of St John’s Anglican Church Hall, or the 
Cathedral. Therefore, the submission is not 
categorised.  

Refer to the Council officer response 
provided at Section 4.3: 

 Theme 5, Support for Option A 
Church Hall; and / or 
 

Refer to the Council officer response 
provided at Section 4.4: 

 Theme 2, Concern that the 
Cathedral would be demolished. 

 

Council officers have considered the 4 submissions.    

Appendix A3 summarises and responds to the issues raised.   
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5. Submissions from Peak Body 
Organisations 

5.1. High Level Summary of Submissions 

The total number of submissions received from Peak Body Organisations was three (3). The following Peak 
Body Organisations provided a submission regarding the Planning Scheme for the St John’s Anglican 
Church site: 

 National Trust (NSW Branch) 
 National Trust (Parramatta Branch)  
 Australian Institute of Landscape Architects (AILA) 

The below table categorises their general view on the Planning Scheme.  

 
Submissions – Support  0 (0%) 
Submissions – Did Not Support 3 (100%) 
Submissions – Other Views 0 (0%) 
TOTAL  3 (100%) 

 

Council officers have considered the 3 submissions.    

Appendix B summarises and responses to the issues raised.   
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6. Submissions from Developers, 
Major Landowners, and Planning 
Consultants 

6.1. High Level Summary of Submissions 

The total number of submissions received from Developers, Major Landowners, and Planning Consultants 
was five (5).  

 

Council officers have considered the 5 submissions.    

Appendix C summarises and responses to the issues raised.   
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7. Submissions from Public 
Authorities and Service 
Providers 

7.1. Consultation  
Condition 3 of the Gateway Determination, issued by the Department of Planning and Environment on 8 
September 2020 required Council to consult with the following public authorities and organisations under 
Section 3.34 (2) (d) of the Act and/or comply with the requirements of relevant Section 9.1 Directions: 

 NSW State Emergency Services  
 DPIE – Environment, Energy and Science 
 NSW Heritage  
 Transport for NSW  
 Civil Aviation Safety Authority  
 Commonwealth Department of Infrastructure and Regional Development 
 Utility providers 

7.2. High Level Summary of Submissions 

The total number of submissions received from Public Authorities and Service Providers was eight (8). The 
following Public Authorities and Service Providers provided a submission regarding the Planning Scheme 
for the St John’s Anglican Church site: 

 NSW State Emergency Service  
 Department of Planning and Environment – Environment and Heritage Group 
 Heritage NSW 
 Transport for NSW 
 Civil Aviation Safety Authority  
 Commonwealth Department of Infrastructure, Transport, Regional Development and 

Communication  
 Endeavour Energy  
 Sydney Water  

 

Council officers have considered the 8 submissions.    

Appendix D summarises and responses to the issues raised.   
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8. Conclusion 

The feedback received during the exhibition period for the Planning Scheme for the St John’s Anglican 
Church site, has informed the Local Planning Panel report and follow up Council Report and has resulted in 
some minor amendments to the site specific DCP.  
   
The Participate Parramatta and City of Parramatta websites will be regularly updated to inform the public of 
reporting processes and next steps of the Planning Scheme for the St John’s Anglican Church site. 
Additionally, the Participate Parramatta website will be updated following Council reporting. 
 
A project contacts list has been developed to serve as the principal method for future updates on the 
Planning Scheme for the St John’s Anglican Church site. Submitters that provided their email address were 
automatically placed on this mailing list. 
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Appendix A-1 – Submissions from 
Residents, Individuals and 
Community Groups – in Support  
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