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INNOVATIVE 

ITEM NUMBER 18.5 

SUBJECT FOR APPROVAL:  Gateway Request: Planning Proposal - 2-8 
& 1-7 Rosebank Avenue, Epping 

REFERENCE F2019/01712 - D07009999 

REPORT OF Senior Project Officer - Land Use 

PREVIOUS ITEMS 14.5 - Epping Town Centre Traffic Study and other Epping 
Planning Review Matters - Council - 09 Jul 2018 6.30pm 
11.3 - Epping Planning Review - Completion of Stage 1 and 
Commencement of Stage 2 - Council - 14 Aug 2017 6:00pm 

PURPOSE: 

To seek Council’s endorsement of a Planning Proposal for land at 2-8 and 1-7 
Rosebank Avenue, Epping, for the purposes of seeking a Gateway Determination 
from the Department of Planning, Industry and Environment to remove the Heritage 
Conservation Area notation and amend the land use zoning, floor space ratio and 
height controls to permit residential flat buildings up to three storeys on the subject 
land.  

RECOMMENDATION 

(a) That Council endorse the Planning Proposal at 2-8 and 1-7 Rosebank Avenue,
Epping (included as Attachment 1), which seeks the following amendments to
Hornsby Local Environmental Plan (LEP) 2013 for the purposes of public
exhibition:

 Remove the Heritage Conservation Area notation from these sites;

 Rezone the sites from R2 Low Density Residential to R4 High Density

Residential;

 Amend the maximum height of buildings control for these sites from 8.5

metres to 11 metres – to enable future apartment building development no

greater than three storeys on the sites; and

 Apply a maximum floor space ratio (FSR) control of 0.8:1, noting there is

no existing maximum FSR control for the sites.

(b) That the Planning Proposal be forwarded to the Department of Planning,
Industry and Environment to request the issuing of a Gateway Determination.

(c) That amendments to Hornsby Development Control Plan (DCP) 2013 relating
to setbacks, landscaping and heritage be prepared and reported to Council for
endorsement prior to their public exhibition with the Planning Proposal.

(d) That Council advises the Department of Planning, Industry and Environment
that the Chief Executive Officer will be exercising the plan-making delegations
for this Planning Proposal as authorised by Council on 26 November 2012.

(e) That Council authorise the Chief Executive Officer to correct any minor
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anomalies of a non-policy and administrative nature that may arise during the 
amendment process. 
 

(f) Further, that Council note the Local Planning Panel’s advice provided at 
Attachment 2 is consistent with the Council Officer’s recommendation. 

 
 

 
PLANNING PROPOSAL TIMELINE 

 
BACKGROUND 
 
1. This summary report is supported by a detailed assessment report included at 

Attachment 2 that was provided to the Local Planning Panel at its meeting on 
17 September 2019. In its advice to Council, the Panel supported Council 
Officer’s recommendations. 

 
2. The Planning Proposal is a progression of the Epping Planning Review 

undertaken by Council in 2017 and 2018 and the resolution made by Council 
on 9 July 2018 in relation to a number of matters resulting from the Epping 
Planning Review, including issues of development interface with Heritage 
Conservation Areas. 

 
3. On 14 March 2014, the (then) Department of Planning and Environment 

(Department) finalised the Epping Urban Activation Precinct amendments to the 
Hornsby and Parramatta Local Environmental Plans via State Environmental 
Planning Policy (Epping Town Centre) 2013 (“the SEPP Amendment”). The 
SEPP Amendment provides capacity for approximately 10,000 additional 
dwellings and a revitalised commercial and retail core adjacent to a major 
transport hub. The new planning controls also established four new Heritage 
Conservation Areas, including the East Epping Heritage Conservation Area, 
including the Rosebank Avenue Heritage Conservation Area.  

 
4. In December 2016, the Epping Planning Review was commenced by the City of 

Parramatta Council. The scope of the review was to address the unintended 
consequences of the planning control amendments brought into effect in March 
2014 as well as allowing Council to manage current (formal and preliminary) 
Planning Proposals seeking additional growth within the Town Centre. It also 
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allowed the City of Parramatta Council to progress matters considered by the 
former Hornsby Shire Council, including heritage matters.  

 
5. The Epping Planning Review project involves the following stages:- 

 Stage 1 – the preparation of technical studies, community consultation and 
the release of a Discussion Paper for public comment. 

 Stage 2 – the statutory phase, including the preparation of planning 
proposals that seek to amend the current planning controls to resolve the 
land use issues identified during Stage 1. Council is currently in this phase 
of the project and this planning proposal forms part of this stage.  

 
6. A number of key issues were considered as part of Stage 1 of the Epping 

Planning Review including the interface of high-density residential development 
with heritage conservation areas. One of these areas is the Rosebank Heritage 
Conservation Area and the amenity impacts on properties in the conservation 
area along Rosebank Avenue from the five and six storey residential flat 
buildings constructed in Cliff Road and Hazelwood Place.  

 
7. As part of Stage 1 of the Epping Planning Review community workshops were 

undertaken, including two heritage review workshops about Heritage 
Conservation Areas in Epping. One workshop was held for landowners in the 
conservation areas and one general workshop was held for interested 
residents. The workshops aimed to understand residents’ concerns about 
impacts of proposals and developments for five storey residential flat buildings 
on land adjoining the Epping conservation areas, including the Rosebank 
Avenue Heritage Conservation Area. 

 
8. As part of Stage 1 technical studies, the City commissioned City Plan Heritage 

consultants to complete the Epping Town Centre (East) Heritage Review (June 
2017). The Heritage Review found the Rosebank Avenue conservation area to 
have maintained the significance and intactness established in previous studies 
and recommended the conservation area be retained in full. However, the 
scope of this study did not fully address the land use conflicts occurring at the 
interface at the rear of some of the properties within the conservation areas and 
affected residents’ significant concerns. 

 
9. The City released the Epping Planning Review Discussion Paper for public 

comment in June 2017 and it presented options and recommendations based 
on technical studies and community feedback in relation to a number of 
planning matters. The Discussion Paper presented seven options for Rosebank 
Avenue conservation area interfaces with the adjoining land previously zoned 
R4 High Density Residential and detailed the strengths and weaknesses of 
each option to obtain community feedback on the options. 

 
10. On 14 August 2017, Council considered a report that summarised submissions 

to the Epping Planning Review Discussion Paper and technical studies. The 
report summarised the feedback from landowners and the community on the 
Rosebank Avenue Heritage Conservation Area and the options presented to 
mitigate the interface issues from the adjoining high-density development. It 
noted that the submissions expressed mixed views as to how the heritage 
interface issue should be managed. 
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11. On 9 July 2018, a report was presented updating Council on the implications for 
the findings of the Epping Planning Review, including further assessment work 
undertaken for the Rosebank Avenue conservation area. Urban design testing 
was also undertaken of higher residential densities such as manor homes or 
three-storey residential flat buildings to replace existing detached dwelling 
development in the Rosebank Avenue conservation area. The Council Officer 
report’s conclusion accepted there are severe interface issues occurring (or in 
some cases yet to occur) in the southern part of the conservation area as result 
of the Department’s rezoning process and require resolution where possible.  

 
12. Following assessment of built form options and community feedback, Council 

resolved at its meeting on 9 July 2019: 
(c) That a Planning Proposal including all necessary background studies 

and analysis be prepared to progress LEP amendments for 2 - 8 
Rosebank Ave and 1 - 7 Rosebank Ave as follows: 

(i) Remove the Heritage Conservation Area notation from these sites; 

(ii) Rezone the sites from Residential R2 Low Density Residential to 
R3 Medium Density Residential; and 

(iii) Amend the permitted height of building for these sites from 8.5m to 
11m (to allow for apartment building development no greater than 3 
storeys on these sites). 

All other sites in Rosebank Avenue should retain their existing planning 
controls including the Heritage Conservation Area notation and that the 
Planning Proposal and associated material shall be reported to Council 
for endorsement before it is forwarded to the Department of Planning 
and Environment seeking any Gateway Determination for the planning 
proposal 

 
PLANNING PROPOSAL 
 
13. The Planning Proposal reflects the intent of the resolution made by Council on 

9 July 2018 in relation to issues of the interface of high density development 
with the Rosebank Heritage Conservation Areas assessed as part of the 
Epping Planning Review. A detailed assessment of the planning proposal is 
included at Attachment 2 as part of the Local Planning Panel report. 

 
14. The land is subject to The Hornsby Local Environmental Plan 2013 (Hornsby 

LEP 2013) and the following current planning provisions apply: 

 Land Use Zoning: R2 Low Density Residential (refer Figure 1); 

 A maximum Height of Buildings (HOB): 8.5 metres (refer Figure 2);  

 Rosebank Avenue Heritage Conservation Area as listed in Schedule 5 

Environmental heritage (refer Figure 3); and 

 No maximum floor space ratio (FSR) controls apply to the subject 

properties.  



Council 8 October 2019 Item 18.5 

- 470 - 

 

Figure 1: Existing zoning showing the R2 Low Density Residential Zone over the land (subject sites 
outlined in yellow) 

  

 

Figure 2: Existing height controls showing the 8.5 m height control which applies to the land (subject 
site outlined in yellow) 
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Figure 3: Extent of the Rosebank Ave heritage conservation area and heritage items (subject sites 
outlined in orange) 

  

 
15. This Planning Proposal proposes amendments to Hornsby LEP 2013 in respect 

of properties at 2 – 8 Rosebank Avenue and 1 – 7 Rosebank Avenue, Epping 
as follows.  

 Rezone the sites from R2 Low Density Residential to R4 High Density 
Residential (refer Figure 4); 

 Remove the Heritage Conservation Area notation (refer Figure 5);  

 Amend the permitted height of buildings from 8.5 metres to 11 metres 
(to allow for apartment building development no greater than three 
storeys on the sites) (refer Figure 6); and 

 Introduce a maximum floor space ratio of 0.8:1 (refer Figure 7). 
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Figure 4: Proposed zoning showing the R4 High Density Residential Zone over the land (subject sites 
outlined in blue) 

 
 
Figure 5: Proposed removal of the Rosebank Heritage Conservation Area over the land (subject sites 
outlined in blue) 
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Figure 6: Proposed maximum height of buildings of 11 metres over the land (subject sites outlined in 
blue) 

 
 
Figure 7: Proposed maximum floor space rato of 0.8:1 over the land (subject sites outlined in blue) 

 
 
16. It is noted that the Council resolved to apply a R3 Medium Density Residential 

zoning to the planning proposal, however Council officers recommend a R4 
High Density Residential zoning. Although the R3 Medium Density Residential 
zone in the Hornsby LEP 2013 currently permits residential flat buildings with 
development consent, it is the intention of City of Parramatta Council through 
the harmonisation of its planning controls, to restrict residential flat buildings to 
the R4 High Density Residential zone. A R4 High Density Residential zone in 
this location would ensure a straight forward translation of land use zone upon 
a newly consolidated Parramatta LEP whilst achieving the intended purpose of 
allowing residential flat buildings.  

 
17. Whilst the Hornsby Local Environmental Plan 2013 does not generally apply a 

standard maximum floor space ratio to residential areas including properties in 
Rosebank Avenue.  As part of Council’s harmonisation of planning controls, an 
application of a floor space ratio of 0.8:1 is recommended for the subject 
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properties.  This will ensure an appropriate scale and intensity of development. 
Further the proposed maximum building height control of 11 metres will allow 
for apartment development no greater than three storeys.  The application of 
both a maximum height and FSR is consistent with City of Parramatta’s 
intention for a newly consolidated Parramatta LEP and application of these 
controls would ensure a straight forward translation. 

 
AMENDMENTS TO HORNSBY DEVELOPMENT CONTROL PLAN 2013 
 
18. It is proposed that draft amendments be prepared to Hornsby Development 

Control Plan 2013 Section 3.3 Residential Flat Buildings (three storeys) to 
ensure a sympathetic transition to the adjoining heritage items and heritage 
conservation area. Proposed controls include building setbacks, landscaping 
and tree retention. Further an amendment to Section 9.3.14 Rosebank Avenue 
(Epping) Heritage Conservation Area – Character Statement will be required to 
reflect proposed amendments to the HCA. 

 
19. The draft DCP amendments will be required to be endorsed by Council prior to 

exhibition alongside this planning proposal.  
 
PLAN-MAKING DELEGATIONS 

20. Delegations were announced by the Minister for Planning in October 2012, 
allowing councils to make LEPs of local significance. On 26 November 2012 
Council resolved to accept the delegation for plan making functions. Council 
also resolved that these functions be delegated to the Chief Executive Officer 
(CEO). 

 
21. Should Council resolve to proceed with this planning proposal, Council should 

exercise its plan-making delegations. This means that after the planning 
proposal has been to Gateway, undergone public exhibition and been adopted 
by Council, Council officers will deal directly with the Parliamentary Counsel 
Office in the drafting of the LEP amendment, which is then signed by the CEO 
before being notified on the NSW Legislation web-site. 

 
NEXT STEPS 
 
22. Council officers recommend that Council: 

a. progress the Planning Proposal described in this report, and included at 
Attachment 1; and 

b. prepare draft amendments to Hornsby DCP 2013, as outlined in this 
report, and report them to Council for endorsement prior to public 
exhibition with the Planning Proposal. 

23. As part of the public exhibition of the Planning Proposal, effected landowners 
and surrounding residents and key stakeholders including Council’s Heritage 
Committee and Epping Civic Trust will be notified.  

 
24. Pending Council endorsement, the next step would be to send the Planning 

Proposal to the Department of Planning, Industry and Environment with a 
request for a Gateway Determination. 
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Bianca Lewis 
Senior Project Officer – Land Use Planning 
 
Robert Cologna  
Team Leader – Land Use Planning 
 
Jonathon Carle 
Land Use Planning Manager 
 
Jennifer Concato 
Executive Director City Strategy and Development 
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