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1.0 Introduction 

This Planning Proposal seeks to amend the Parramatta City Centre Local Environmental Plan 2007 (City Centre LEP) to 
modify the maximum building height and FSR controls that apply to the site at 11 Hassall Street. The Planning Proposal is 
required to facilitate a feasible building envelope on the site.  
 
The proposed amendment may be made to the amalgamated Parramatta City Centre LEP 2007 and Parramatta LEP 2011 
which is currently subject to a separate planning proposal.  
 



 

 

 

2.0 The Site 

The site is located at 11 Hassall Street, Parramatta. The site is located at the south-eastern part to the city centre and has 
frontage to Hassall and Parkes Streets. The site is legally described as Lot 1 in DP 951181 and has a total area of 1,782m2. 
 
The site is bound by the Clay Cliff Drainage Channel to the south. The Channel is uncovered for approximately 100m 
along Parkes Street (south). Access to the site from the south is provided via two pedestrian bridges crossing over the 
channel. A site map is provide in Figure 1 below.  
 

 

Figure 1 – Site map  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

3.0 Existing Planning Controls 

The Parramatta City Centre Local Environmental Plan 2007 (City Centre LEP) is the primary environmental planning 
instrument applying to the site. This Planning Proposal seeks to amend the height and FSR controls that currently apply 
to the site to facilitate a feasible future residential redevelopment. The key current and draft planning controls that apply 
to the site are summarised in Table 1 below.  

Table 1 – Key Planning Controls  

Control  City Centre LEP  Consolidated LEP 

Zoning  B4 Mixed-use  B4 Mixed-use 

Height  72 metres  72 metres (82.2m with 15% uplift) 

FSR 6.56:1 

Calculated in accordance with Clause  

22(3)(b). It is noted that this is to be amended 
under the consolidated LEP. 

7.56:1 

Calculated in accordance with the 
consolidated LEP. 

Building Street 
Frontage 

 One street frontage of 20m or more   One street frontage of 20m or more 

Building 
Separation  

(As per the 
Residential Flat 
Design Code)  

 Up to 4 storeys (12m): 

– 12m between habitable 
rooms/balconies; 

– 9m between habitable & non-habitable 
rooms; and 

– 6m between non-habitable rooms. 

 5 to 8 storeys (up to 25m) 

– 18 m between habitable 
rooms/balconies 

– 13 m between habitable 
rooms/balconies & non-habitable 
rooms 

– 9 m between non-habitable rooms 

 9 storeys and above (over 25m) 

– 24m between habitable 
rooms/balconies 

– 18m between habitable/balconies & 
non-habitable rooms; 

– 12m between non-habitable rooms 

 Up to 4 storeys (12m): 

– 12m between habitable 
rooms/balconies; 

– 9m between habitable & non-
habitable rooms; and 

– 6m between non-habitable rooms. 

 5 to 8 storeys (up to 25m) 

– 18 m between habitable 
rooms/balconies 

– 13 m between habitable 
rooms/balconies & non-habitable 
rooms 

– 9 m between non-habitable rooms 

 9 storeys and above (over 25m) 

– 24m between habitable 
rooms/balconies 

– 18m between habitable/balconies & 
non-habitable rooms; 

– 12m between non-habitable rooms 

Flooding   Clause 33A outlines the specific 
requirements for development on flood 
prone land. The key flooding constraints of 
the site and the flood affectation of the 
proposed development in accordance with 
the LEP and Councils Flood Plain risk 
Management Policy are detailed in the 
Flood Impact Report (Appendix B) 
prepared for the site and addressed later in 
this planning proposal.   

 The flood impact report finds that the 
flooding constraints on the site are able to 
accommodate the proposal subject to the 
recommendations outlined later in this 
planning proposal. 

 Clause 6.3 of the Parramatta LEP 
2011. The clause includes the specific 
flood planning controls that must be 
addressed which are detailed in the 
Flood Impact Report prepared for the 
site and addressed later in this 
planning proposal.   

 The flooding constraints on the site are 
able to accommodate the proposal 
subject to the recommendations 
outlined later in this planning proposal.   

Architectural 
Roof Features  

 Clause 21A of the City Centre LEP applies 
to the site and permits architectural roof 
features that:  

– comprises a decorative element on the 
uppermost portion of a building, and 

– is not an advertising structure, and 

– does not include floor space area and 
is not reasonably capable of 
modification to include floor space area, 
and 

– will cause minimal overshadowing, and 

 Clause 5.6 of the Parramatta LEP 2011 
permits architectural roof features that:  

– comprises a decorative element on 
the uppermost portion of a building, 
and 

– is not an advertising structure, and 

– does not include floor space area 
and is not reasonably capable of 
modification to include floor space 
area, and 

– will cause minimal overshadowing, 



 

 

 

Control  City Centre LEP  Consolidated LEP 

– any building identification signage or 
equipment for servicing the building 
(such as plant, lift motor rooms, fire 
stairs and the like) contained in or 
supported by the roof feature is fully 
integrated into the design of the roof 
feature. 

 

and 

– any building identification signage 
or equipment for servicing the 
building (such as plant, lift motor 
rooms, fire stairs and the like) 
contained in or supported by the 
roof feature is fully integrated into 
the design of the roof feature. 

 



 

 

 

4.0 The Planning Proposal 

4.1 Part 1 - Objectives or Intended Outcomes  

To facilitate a taller single tower structure that achieves a high level of residential amenity and reinforces the built form 
shape of the Parramatta CBD whilst ensuring that there are no significant adverse environmental impacts.  

4.2 Part 2 – Explanation of Provisions 

Height 

It is proposed to amend the City Centre LEP to permit a maximum building height of 130m (RL 137.70). The proposed 
building height map is provided at Section 4.4. 

FSR  

It is proposed to amend the City Centre LEP to permit a maximum FSR of 10.2:1 across the site, calculated on a site area 
of 1,782m2. This figure is exclusive of the additional 10% that can be achieved under Clause 22(B) of the PCC LEP 2007 
through a Design Excellence Competition process. The proposed FSR map is provided at Section 4.4. 

4.3 Part 3 - Assessment of Planning Proposal against NSW 
Department of Planning and Infrastructure Guidelines  

4.3.1 Need for a Planning Proposal 

Q1 – Is the planning proposal a result of any strategic study or report? 

This planning proposal is not the result of any strategic study or report however has been the subject of detailed site 
testing to determine the most appropriate development for the site and the building height limit that is most appropriate 
for the site’s location within the city centre.  

Q2 – Is the planning proposal the best means of achieving the objectives or intended outcomes, or is 
there a better way? 

This planning proposal is the best means of achieving the intended outcome of the development, which is to facilitate a 
residential development on the site with a maximum building height of 130m. The current height control does not permit 
the redevelopment of the site whilst providing an appropriate built form or residential amenity outcome.  

4.3.2 Relationship to strategic planning framework 

Q3 – Is the planning proposal consistent with the objectives and actions of the applicable regional or 
sub-regional strategy (including the Sydney Metropolitan Strategy and exhibited draft strategies)? 

The Draft Metropolitan Strategy and Draft West Central Draft Subregional Strategy strengthens the stated policy of the 
NSW State Government that Parramatta should continue to develop as Greater Sydney’s second CBD. The proposed 
development facilitated by this Planning Proposal supports this policy by creating additional housing and employment 
growth within the Parramatta CBD.  

Q4 - Is the planning proposal consistent with a council’s local strategy or other local strategic plan?  

The planning proposal is consistent with Council’s community strategic plan, Parramatta 2038. The plan outlines a series 
of goals for Parramatta’s economy, environment, connectivity, people, culture and leadership. The proposed 
development will help to achieve these goals by facilitating an integrated mixed-use development in close proximity to 
public transport and employment. 

Q5 – Is the planning proposal consistent with applicable State Environmental Planning Policies?  

An assessment of the planning proposal against applicable State Environmental Planning Policies (SEPPs) is provided in 
the Table 2 below. 
 
 



 

 

 

 

Table 2 – Consistency with relevant SEPPs 

State Environmental 
Planning Policies (SEPPs) 

Consistent N/A Comment 

YES NO 

SEPP No 1 Development 
Standards 

   SEPP 1 does not apply to Parramatta City Centre 
City Centre LEP. 

SEPP No 4 Development 
Without Consent and 
Miscellaneous Exempt and 
Complying Development 

   SEPP (Exempt and Complying Development Codes) 
2008 applies to the site. 

SEPP No 6 Number of Storeys     Standard instrument definitions apply. 

SEPP No 32 Urban 
Consolidation (Redevelopment 
of Urban Land) 

   The planning proposal is consistent with SEPP 32 in 
providing for the opportunity for the development of 
additional housing in an area where there is existing 
public infrastructure, transport, and community 
facilities, and is close to employment, leisure and 
other opportunities.  

SEPP No 55 Remediation of 
Land  

   A place of public worship has occupied the site for a 
number of years. This type of use is not listed in 
Table 1 to the Contaminated Land Planning 
Guidelines. Therefore the site is unlikely to be 
contaminated however this will be further addressed 
at the DA stage.  

SEPP No 60 Exempt and 
Complying Development  

   SEPP (Exempt and Complying Development Codes) 
2008 applies to the site. 

SEPP No 64 Advertising and 
signage  

   Not relevant to proposed amendment. May be 

relevant to future DAs. 

SEPP No 65 Design Quality of 
Residential Flat Development 

   Detailed compliance with SEPP 65 will be 
demonstrated at the time of making a development 
application for the site facilitated by this planning 
proposal. During the design development phase, 
detailed testing of SEPP 65 and the Residential Flat 
Design Code was carried out and the indicative 
scheme is capable of demonstrating compliance with 
the SEPP. 

SEPP No.70 Affordable 
Housing (Revised Schemes) 

   Not relevant to proposed amendment. 

SEPP (Affordable Rental 
Housing) 2009 

   Not relevant to proposed amendment. 

SEPP (BASIX) 2004    Detailed compliance with SEPP (BASIX) will be 
demonstrated at the time of making a development 
application for the site facilitated by this planning 
proposal. 

SEPP (Exempt and Complying 
Development Codes) 2008 

   May apply to future development of the site. 

SEPP (Infrastructure) 2007    May apply to future development of the site. 

SEPP (State and Regional 
Development) 2011  

   The future development of the site is likely to be 
deemed as ‘regional development’ (meeting the 
relevant thresholds under Schedule 4A of the EP&A 
Act), with the JRPP acting as the determining 
authority.    

Sydney Regional Environmental 
Plan No 18–Public Transport 
Corridors 

   Although this SREP applies to Parramatta LGA, no 
public transport corridors are located on or adjacent 
to the site. 



 

 

 

State Environmental 
Planning Policies (SEPPs) 

Consistent N/A Comment 

YES NO 

Sydney Regional Environmental 
Plan (Sydney Harbour 
Catchment) 2005 

   The proposed development is not located directly on 
the Sydney Harbour Catchment foreshore. Any 
potential impacts as a result of development on the 
site, such as stormwater runoff, will be considered 
and addressed appropriately at DA stage.  

Q6 – Is the planning proposal consistent with applicable Ministerial Directions (s.117 directions)?   

The planning proposal is consistent with the relevant directions for planning proposals issued by the Minister for Planning 
under Section 117(2) of the EP&A Act. The relevant S.117 directions are addressed in Table 3 below.    

Table 3 – Assessment against the relevant S.117 directions

Section   Comment  Consistency  

1. Employment and Resources 

1.1 Business and 
Industrial Zones 

– The planning proposal does not propose to change the 
zoning of the site and will facilitate commercial uses in the 
future development of the site. 

– Whilst the proposal includes mixed uses, this is consistent 
with the mixed use zoning. 

 

2. Environment and Heritage 

2.3 Heritage 
Conservation 

– The planning proposal will not provide a detrimental impact 
on the surrounding heritage items.  

– The future development of the site will not provide 
significant overshadowing impact to the Harris Park West 
Heritage Conservation Precinct.  

– A number of other items of heritage significance are within 
the general locality of the site. The planning proposal will 
not affect the conservation of these items. 

– Historic views and view corridors will also be preserved in 
accordance with the Parramatta DCP. 

 

3. Housing, Infrastructure and Urban Development 

3.1 Residential Zones The planning proposal is consistent with this direction, in that it: 

– facilitates additional housing in the Parramatta City Centre 
that is currently not provided on the site 

– provides residential development in an existing urban area 
that will be fully serviced by existing infrastructure 

– does not reduce the permissible residential density of land 

– will facilitate a high level of residential amenity and provide 
a high quality design.  

 

3.4 Integrating Land 
Use and Transport 

The planning proposal is consistent with this direction, in that it: 

– will provide new dwellings in close proximity to existing 
public transport links 

– will enable residents to walk or cycle to work if employed in 
the Parramatta CBD 

– will provide new commercial premises in proximity to 
existing transport links 

– makes more efficient use of space and infrastructure by 
increasing densities on an underutilised site   

 

3.5 Development Near 
Licensed Aerodromes 

– The Bankstown Airport OLS for the Parramatta CBD is a 
horizontal plane situated at 156m AHD. The planning 
proposal is consistent with this direction as the proposed 
height of 130m (RL 137.70) is below the Bankstown OLS. 

 

4. Hazard and Risk 



 

 

 

4.1 Acid Sulfate Soils – The site is identified as Class 4 and Class 5 on the Acid 
Sulfate Soils Map in Parramatta City Centre Local 
Environmental Plan 2007.  Acid sulfate soils are generally 
not found in Class 5 areas however this will be addressed 
further at the development application stage.  

 

4.3 Flood Prone Land  The proposal is consistent with the relevant objectives as outlined 
below.   

– The Flood Impact Report (Appendix B) prepared for the 
development provides that the development of the site is 
consistent with the NSW Government’s Flood Prone Land 
Policy and the principles of the Floodplain Development 
Manual 2005; 

– The flooding impacts of the proposal have been assessed 
with consideration of the potential flood impacts both on 
and off the site and have considered the future 
development of  surrounding areas; 

– The flood impact report finds that the proposal will not 
significantly alter flood waters within the area and is 
provided with floor levels and free board requirements 
above that required in the NSW Government’s Flood 
Prone Land Policy and the Floodplain Development 
Manual.  

– The proposal (as provided in the indicative architectural 
drawings) will provide finished floor levels in accordance 
with the requirements of the NSW Floodplain Development 
Manual.  

– Development on the site is required to provide a crest to 
the basement entry that will ensure a 500mm freeboard 
above the PMF level. Due to the site levels on Hassall 
Street this is a desired outcome that is easily achievable 
and will not have an adverse effect on the design of the 
development.  

– The planning proposal will not create any additional impact 
on flooding hazards that will result in a substantially 
increased requirement for government spending on flood 
mitigation measures, infrastructure or services. The 
proposed development seeks to setback the ground floor 
level car park fronting Parkes Street from the drainage 
channel to the 20 year flood extent. This treatment would 
provide a path allowing flood waters to flow without 
obstruction. 

– It is noted that the proposal will permit an increase in 
development potential of the land, however as outlined in 
the Flood Impact Report, the indicative building footprint 
will not have any significant impact on flood waters up 
stream or downstream of the site.  

– Further and additional flood mitigation works will be 
assessed during the DA stage.  

 

6. Local Plan Making 

6.1 Approval and 
Referral Requirements 

The planning proposal does not introduce any provisions that require 

any additional concurrence, consultation or referral. 
 

6.3 Site Specific 
Provisions 

This planning proposal does not propose any site specific provisions 

other than maximum height and FSR controls to be shown on the 

standard LEP maps. 

 

7. Metropolitan Planning 

7.1 Implementation of 
the Metropolitan Plan 
for Sydney 2036 

The planning proposal is consistent with the Metropolitan Plan for 

Sydney 2036 – this is discussed in this planning proposal.  



 

 

 

4.3.3 Environmental, social and economic impact  

Q7 – Is there any likelihood that critical habitat or threatened species, populations or ecological 
communities, or their habitats, will be adversely affected as a result of the proposal? 

The planning proposal will not result in any impact on critical habitat or threatened species, populations or ecological 
communities or their habitats, given the site’s urban location. 

Q8 – Are there any other likely environmental effects as a result of the planning proposal and how are 
they proposed to be managed?  

 
Residential Amenity  
 
An indicative development scheme has been prepared by PTI Architects and is provided at Appendix A. The indicative 
scheme has been designed to reflect the Planning Proposal and has been designed to respond to the site’s location 
within the south-eastern portion of the Parramatta City Centre, solar access constraints, existing vehicle access 
arrangements and residential amenity considerations for a mixed use development in close proximity to the 
neighbouring developments.  
 
As provided in the Architectural Drawings (Appendix A), a residential scheme compliant with the current City Centre LEP 
controls best accommodates a design with two tower forms, similar to the existing neighbouring building at 13 Hassall 
Street and the future scheme at 9 Hassall Street. Due to the minimal setbacks and building separation distances provided 
by the neighbouring developments the redevelopment of the subject site provides constraints in regards to the direct 
overlooking of primary living areas as well as solar access and natural ventilation. As indicated in the Architectural 
Drawings (Appendix A), a scheme providing a single tower form will provide greater residential amenity than that of a 
dual tower form, as outlined in Table 4 below.  

Table 4 – Impact on living spaces of adjoining properties 

Property  Number of units affected  

(Single Tower Scheme)  

Number of units affected (Dual 
tower scheme)  

13 Hassall St 15 47 

9 Hassall St 34 52 

Total  49 99 

 
As such the redevelopment of the site for residential purposes best accommodates a single tower form. The proposed 
built form will create a minimal amount of additional overshadowing of Jubilee Park during mid-winter; however this will 
only occur for approximately 30 minutes in the early morning and will be entirely redistributed away from the park by 
10am.  
 
The height of the proposal has been derived from the Parramatta CBD Height Study (Appendix A) which includes a 
number of building massing diagrams. The height study provides an assessment of the proposed building height within 
the wider context of the Parramatta CBD as well as the micro context of the site and the relationship with the south-
eastern edge of the city.  
 
The results of the height study find that the existing and future development throughout the CBD will reiterate the 
desired ‘bell-curve’ skyline with the ‘Aspire Tower’ and Parramatta Square developments being the landmark centre of 
the city. The purposed building height will complement the desired CBD skyline. The proposed building height will serve 
as a marker to the south-eastern portion of the CBD whilst reinforcing the CBD skyline.  
 

Overshadowing  
 
A shadow analysis of the site is provided in the Architectural Drawings (Appendix A). It is noted that the site does not fall 
within the Lancer Barracks or the Jubilee Park sun access plane. The shadow studies indicate that the proposal will not 
provide any significant adverse overshadowing impact on Jubilee Park.  
 
The proposed building height will provide additional overshadowing to Jubilee Park for approximately 30 minutes during 
the winter solstice (June 22nd). The additional overshadowing will be to a minor portion of the park and will be 
completely gone by 10am.  



 

 

 

Built Form 
 
A height analysis of the Parramatta CBD has been prepared and is included in the indicative Architectural Drawings 
provided at Appendix A. The analysis includes an assessment of the existing, proposed and potential future development 
within the Parramatta CBD and provides that the proposed additional height control for the site will be commensurate 
with the desired ‘bell curved’ shape of the CBD. Specifically, the increased building height on the site will achieve the 
following built form outcomes:  

 The increased building height is subservient to the taller buildings in the City Centre and reinforces the desired ‘bell 

curve’ shape of the CBD skyline; 

 the planned building heights and current and future development of the street blocks to the south-east of the site 

will appropriately step down the building heights between the city centre and Harris Park to the west; and  

 The proposed amendments will facilitate a taller single tower structure that will provide improved residential amenity 

outcomes for both the neighbouring buildings and the future tenants on the site.  

 
Consistency with height objectives 
 
The proposal’s consistency with the objectives for building heights under the City Centre LEP is demonstrated in Table 5 
below. 

Table 5 – Consistency with height objectives of City Centre LEP 

Objective Proposal Consistency 

(a)  to allow sunlight access to key areas of the 
public domain by ensuring that further 
overshadowing of parks, the river and 
community places is avoided or limited during 
nominated times, 

The proposed height amendment will 
facilitate the future development of the site 
in a single slender tower form that will not 
provide any significant overshadowing 
impacts to Jubilee Park or surrounding 
areas of public domain.  

 

(b)  to provide high quality urban form for all 
buildings, 

The proposal will facilitate the 
redevelopment of the site making a positive 
contribution to the Parramatta CBD skyline 
and the local urban form.    

 

(c)  to maintain satisfactory sky exposure and 
daylight to existing buildings, to the sides and 
rear of tower forms and to public areas, including 
parks, streets and lanes, 

The proposal will facilitate the 
redevelopment of the site as a single tower 
form, hence providing a level of residential 
amenity that is greater than what is currently 
permitted under the LEP controls. The 
neighbouring dual tower forms are built with 
minimal setbacks to the site and as such 
cater for a taller single tower form 
development on the site.  

 

(d)  to ensure that taller development occurs on 
sites capable of providing appropriate urban form 
and amenity, 

The proposal will enable a taller mixed-use 
residential building to be provided on the 
site. The proposed height is commensurate 
with the site’s city centre location and the 
scale of surrounding built form. Further, the 
site is located in close proximity to existing 
major transport infrastructure.  

 

(e)  to nominate heights that will provide a 
transition in built form and land use intensity 
within the area covered by this Plan, 

The proposed building height steps up 
appropriately from the surrounding 
development to the south east of the site 
and responds to the current and future 
building heights in the CBD.  

 

(f)  to require the height of future buildings to 
have regard to heritage sites, and their settings, 
their views and their visual interconnections, 

The proposed height will not have a 
detrimental impact on any heritage items. 
The site is not located within a nominated 
view protection corridor.  

 

(g)  to ensure the preservation of historic views 
shown in the City Centre Development Control 
Plan. 

The site is not located within a historic view 
corridor.  N/A 

 



 

 

 

 
Consistency with FSR objectives  
 
The proposal’s consistency with the objectives for FSR under the City Centre LEP is demonstrated in Table 6 below.  

Table 6 – Consistency with FSR objectives of the City Centre LEP 

Objective Proposal Consistency 

(a)  to ensure a degree of equity in relation to 
development potential for sites of different sizes 
and for sites located in different parts of the 
Parramatta city centre, 

The proposal will not result in a reduction in 
development potential on any nearby sites. 
The size of the site and the neighbouring 
development warrants an increased FSR for 
the site in order to accommodate a future 
development with a high level of residential 
amenity.  

 

(b)  to ensure that proposals for new buildings 
are assessed with due regard to the design 
excellence and built form provisions of this Plan, 

Built form has been a key consideration in 
this proposal. The proposed FSR 
amendment facilitates the high quality 
redevelopment of the site. Future 
development of the site will require a design 
competition and will hence be required to 
demonstrate design excellence.  

 

(c)  to provide sufficient floor space for high 
quality development for the foreseeable future, 

The indicative building plans have been 
prepared by PTI Architects to ensure that 
the proposed FSR is capable of 
accommodating a quality mixed-use 
residential development that provides a high 
level of residential amenity.  

 

(d)  to regulate density of development and 
generation of vehicular and pedestrian traffic, 

Parking rates and traffic generation studies 
will be in accordance with the LEP rates and 
will be further investigated at Development 
Application stage. The proposed 
development will also take advantage of the 
multitude of transportation modes in the 
local area. 

 

(e)  to encourage increased building height and 
site amalgamation at key locations. 

The site is appropriately located to 
accommodate a building of increased 
height. Amalgamation with the neighbouring 
sites is not achievable and as such the 
redevelopment of the site requires an 
increase in the height and FSR controls.  

 

 
Flood Impacts 
 
A Flood Impact Report has been prepared for the proposal by Mott MacDonald and is provided at Appendix B. The 
report identifies the site, in accordance with Council’s flood risk/hazard map as a High Risk category during 1% Annual 
Exceedance Probability (AEP) Storm Event. During the 1% AEP storm waters currently enter the site from the overtopping 
of the Clay Cliff Creek Channel and overland flow from the west, along Parkes Street.   
 
The report has considered the indicative Architectural Drawings (Appendix A) and finds that the proposal will result in a 
reduction in the total site flood storage of 32m3. The report considers this to be minor loss on flood affectation in the 
surrounding area and is not considered to be a critical factor in the development of the site.  
 
The assessment has considered the impact of the proposal to increase the water surface level of approximately 0-7mm 
within the immediate vicinity of the site and immediately downstream. Increases of up to 17mm are anticipated to occur 
within small isolated areas upstream of the site. The increase in water surface level corresponds with local topography 
undulations and not considered to be significant or to have any adverse impact on any private properties or developable 
areas within the precinct. The assessment considers the overall flooding conditions resulting from the proposal to be of a 
similar magnitude to that of the existing scenario.   
 
The report finds that the entrance to the basement levels from Hassall Street, as provided in the indicative Architectural 
Drawings, is appropriate as the entry level can be designed above the Probable Maximum Flood Level (PMF) including a 
500mm freeboard.  



 

 

 

 
The following are recommendations informed by Council and the Flooding Impact Assessment Report for the proposed 
redevelopment of the site: 

 the basement/car park walls are to be designed to be flood tolerant in both material and design;  

 the entrance to the basement is to be designed with a crest that includes a 500mm freeboard height above the PMF 

level to prevent water inundation; 

 a ground level setback commensurate with that provided by the approved neighbouring building at 9 Hassall Street 

to avoid obstructing the 100 year flood event. The setback will essentially correspond with the 20 year flood 

inundation limit; 

 the floor level of the relevant building elements are to be provided in accordance with the following  

– Ground floor level fronting Hassall Street - RL. AHD 10; 

– Ground floor fronting Parkes Street - RL. AHD10; 

– Lowest Habitable Floor Level - RL. AHD 16.10; and  

– Basement entry ramp Hassall Street – RL. AHD 10.  

 the ‘ultimate’ flooding conditions within the area surrounding the site and within the local food regime, including 

future development at 20-24 Kendall Street, are considered to have no significant increase in flood levels; and  

 the flooding impact on the proposal in the event that the Clay Cliff Creek Culvert experienced a 50% blockage factor 

finds that the lowest habitable floor level provided in the indicative architectural drawings provides a 7.64m 

clearance distance above the modelled water level, therefore demonstrating compliance with the NSW Floodplain 

Development Manual. 

 
The Flood impact Report provides a detailed assessment of Council’s Local Floodplain Risk Management Policy in 
accordance with the medium flood risk precinct planning controls and finds that, with the results obtained from the 
detailed flood modelling, the development provided in the indicative architectural drawings complies with the 
relevant floodplain risk management objectives.  
 
Mott MacDonald find that the proposal, despite being identified as a high flood risk precinct, complies with the relevant 
objectives of the Local Floodplain Risk Management Policy and the indicative design of the proposal and risk 
management procedures constitute a ‘suitable land use’ for the site. Mott MacDonald recommends that the site is 
suitable for the proposal in regards to flooding constraints.  

Q9 – Has the planning proposal adequately addressed any social and economic effects? 

The proposed development will result in positive economic and social flow-on effects for the local area. The renewed 
commercial components of the development will contribute to employment and commerce in the area by providing new 
spaces for local businesses in an appropriate location. The residential component will deliver valuable housing in a 
location close to public transport, community facilities and jobs. Overall, the proposed development will support the 
viability of Parramatta as Sydney’s premier regional CBD. 
 

4.3.4 State and Commonwealth Interests 

Q10 – Is there adequate public infrastructure for the planning proposal? 

The site is located in an established urban area and has access to a range of existing services. Further investigations will 
be undertaken as part of the DA stage to determine whether any upgrade of existing facilities is required. 

Q11 – What are the views of State and Commonwealth public authorities consulted in accordance with 
the Gateway determination? 

State and Commonwealth authorities will have the opportunity to provide comment on the planning proposal as part of 
its formal exhibition. Any future DA will be referred to the relevant authorities as required. 
 



 

 

 

4.4 Part 4 – Mapping 
Maps of the proposed amendments to the LEP height and FSR controls applying to the site have been provided and are 
located below at Figures 2 to 5. 
 

 

Figure 2 – Existing Parramatta Local Environmental Plan (City Centre) 2007 FSR controls  

Source: Parramatta Council   

 

Figure 3 – Proposed FSR controls  

Source: JBA 



 

 

 

 

Figure 4 –  Existing Parramatta Local Environmental Plan (City Centre) 2007 building height controls  

Source: Parramatta Council  

 

Figure 5 – Proposed building height controls  

Source: JBA  

 
 
 



 

 

 

 

4.5 Part 5 - Community Consultation 
It is noted that confirmation of the public exhibition period and requirements for the planning proposal will be outlined in 
the Gateway determination. It is recommended that this planning proposal be exhibited for 28 days.  
 

4.6 Part 6 - Indicative Timeline 
Below is an indicative timeline for the planning proposal. 

 Referral to Minister for Gateway determination: September 2014 

 Date of Gateway determination: October 2014 

 Exhibition including government agency consultation: November 2014 

 Timeframe for the consideration of proposal post exhibition: November/December 2014 

 Reporting of proposal to Council: December 2014 

 Date of submission to PCO to finalise the LEP: December 2014 

 


