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INNOVATIVE 
ITEM NUMBER 18.2 
SUBJECT FOR APPROVAL: Gateway Request: Planning Proposal at 8-

14 Great Western Highway, Parramatta 
REFERENCE RZ/6/2019 - D07392259 
REPORT OF Student Project Officer         
 
LANDOWNER  JM Malouf Investments Pty Ltd and The Owners Strata Plan 
    8700 
APPLICANT  GLN Planning Pty Ltd 
 
DEVELOPMENT APPLICATIONS CONSIDERED BY SYDNEY CENTRAL CITY 
PLANNING PANEL - NIL 
 
PURPOSE: 
To seek Council’s endorsement of a Planning Proposal which amends Parramatta 
Local Environment Plan 2011 by way of: 

x Increasing the height of building and floor space ratio controls; and 
x Inserting site-specific provisions relating to design excellence, high 

performing buildings, minimum commercial floor space, maximum additional 
commercial floor space and maximum car parking rates; 

for the purposes of requesting a Gateway Determination from the Department of 
Planning, Industry and Environment. 
 
RECOMMENDATION 
 
(a) That Council endorse the Planning Proposal at Attachment 2 for the purpose 

of requesting a Gateway Determination for land at 8-14 Great Western 
Highway, Parramatta, which seeks to amend Parramatta Local Environment 
Plan 2011 (PLEP 2011) by way of: 
i. Increasing the height of building control from 28 metres to 211 metres; 
ii. Amending the controls so that the FSR which is to apply to the site is 

composed of mapped components and bonuses as follows: 

a. Mapped FSR increased from 3.5:1 to 10:1 of which a minimum of 1:1 
FSR must be commercial uses; 

b. Design Excellence bonus (15% - 1.5:1); 
c. High Performing Buildings bonus (5% - 0.5:1); 
d. Opportunity Sites bonus (3:1);  
e. Unlimited commercial FSR above the 1:1 requirement; and  

 iii. Insert a site-specific provision applying maximum car parking rates per the 
Parramatta CBD Strategic Transport Study. 

 
(b) That the Planning Proposal be forwarded to the Department of Planning, 

Industry and Environment to request a Gateway Determination be issued.   
 
(c) That should a Gateway Determination be issued that structures the floor space 

ratio (FSR) and site specific clauses in an alternative way, that the Chief 
Executive Officer is authorised to make the necessary amendments to the 
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Planning Proposal for the purposes of public exhibition, only where the total 
proposed FSR is unchanged.  

 
(d) That should a Gateway Determination be issued, a site-specific Development 

Control Plan be prepared in accordance with the design principles contained 
within this report. 

 
(e) That should a Gateway Determination be issued, the Chief Executive Officer be 

authorised to negotiate a Planning Agreement in accordance with Council’s 
Planning Agreements Policy.  

 
(f) That the draft site-specific Development Control Plan and draft Planning 

Agreement be reported to Council for endorsement prior to being publicly 
exhibited concurrently with the Planning Proposal.  

 
(g) That Council request the Department of Planning, Industry and Environment to 

issue Council’s Chief Executive Officer plan-making delegations for this 
Planning Proposal. 

 
(h) That Council authorise the Chief Executive Officer to correct any minor 

anomalies of a non-policy and administrative nature that may arise during the 
plan-making process. 
 

(i) Further, that Council note that the Parramatta Local Planning Panel’s advice to 
Council (Attachment 1) is consistent with the recommendations of this report. 

 
 
PLANNING PROPOSAL TIMELINE 

 
 
SITE DESCRIPTION 
 
1. The subject site is comprises 8 Great Western Highway (Lot 10 DP1097949) 

and 10-14 Great Western Highway, Parramatta (SP8700) and is approximately 
2,386 square metres. The site has a single frontage on the Great Western 
Highway at its southern boundary. The site is bound by three to eight storey 
residential flat buildings along its western and northern boundaries and a 
single-storey commercial building on its eastern boundary (refer Figure 1).  
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2. The subject site is located immediately adjacent to the site of 87 Church Street 

and 6 Great Western Highway (refer Figure 1) for which a Planning Proposal 
has been endorsed and is currently with the Department of Planning, Industry 
and Environment for finalisation.  
 

3. There are also two State listed Heritage Items near the subject site shown in 
green in Figure 1 below. Item 00751 relates to ‘Lennox House’ and Item 648 
relates to ‘Masonic Centre’.  

 

 
Figure 1: An aerial image of the site and surrounds (subject site outlined in red, adjacent 
planning proposal at 87 Church Street & 6 Great Western Highway outlined in orange, state 
heritage items in green).  
 
CURRENT CONTROLS 
 
4. Under the Parramatta Local Environment Plan 2011, the site is subject to the 

following controls:  
 

a. Land Use Zoning is B4 Mixed Use; 
b. The maximum Height of Buildings is 28 metres; 
c. The maximum Floor Space Ratio is 3.5:1; 
d. The site is located within proximity of identified State Heritage Items 

(refer Figure 1 above); and 
e. The site is not flood prone. 

 
5. Pages 5 to 6 of Attachment 1 contain further detail on the existing controls. 
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PLANNING PROPOSAL SUMMARY  
 
6. The Planning Proposal (refer to Attachment 2) seeks to amend the Parramatta 

Local Environmental Plan 2011 by:  
x Increasing the height of building control from 28 metres to 211 metres;  
x Amending the controls so that the FSR which is to apply to the site is 

composed of mapped components and bonuses as follows:  
 

a. Mapped FSR increased from 3.5:1 to 10:1 of which a minimum 
of 1:1 FSR must be commercial uses;  

b. Design Excellence bonus (15% - 1.5:1);  
c. High Performing Buildings bonus (5% - 0.5:1);  
d. Opportunity Sites bonus (3:1); and  
e. Unlimited additional commercial FSR (applicant’s Urban Design 

Report indicates that at least 1.42:1 will be provided). 
 

x Insert a site-specific provision applying maximum car parking rates per 
the Parramatta CBD Strategic Transport Study.  

 
7. A detailed explanation of the proposed amendments is provided in the Planning 

Proposal at Attachment 2. 
 

8. The reference design submitted by the applicant (refer Attachment 3 Urban 
Design report) indicates the proposed controls would facilitate the construction 
of a mixed use development comprising of approximately 399 dwellings and 
5,766 square metres of commercial gross floor area (GFA). 

 
KEY ASSESSMENT ISSUES 
 
9. The Planning Proposal is consistent with the Parramatta CBD Planning 

Proposal as outlined in Table 1 below.  
 

Table 1: Comparison of planning controls sought for the subject site compared to existing 
controls and the Parramatta CBD Planning Proposal  
Site Area  
2,386sqm 

Existing 
(Parramatta 
LEP 2011) 

Parramatta CBD Planning 
Proposal  

Site-specific Planning 
Proposal 

Zoning  B4 Mixed Use  B4 Mixed Use  B4 Mixed Use  
Height of 
Buildings 

28m (8 
storeys) 

211m (65 storeys) 211m (exclusive of Design 
Excellence bonus – 65 
storeys) - see further 
comments below 

Floor Space 
Ratio 

3.5:1 15:1 FSR (including the 
following). 
x 10:1 Mapped Incentive 

FSR (inclusive of 1:1 
commercial FSR) 

x 1.5:1 Design 
Excellence FSR 

x 0.5:1 High Performing 
Building FSR 

x 3:1 Opportunity Site 
FSR 

x With the potential for 
unlimited additional 
commercial FSR* 

15:1 FSR (including the 
following): 
x 10:1 Mapped Maximum 

FSR (inclusive of 1:1 
commercial FSR) 

x 1.5:1 Design Excellence 
FSR 

x 0.5:1 High Performing 
Building FSR 

x 3:1 Opportunity Site 
FSR 

x Unlimited additional 
commercial floor 
space1. 
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Total FSR of at least: 
16.42:1 

Parking  Car Parking 
rates per 
Parramatta 
LEP 2011 

Car parking rates as per 
Parramatta CBD Strategic 
Transport Study  

Car parking rates as per 
Parramatta CBD Strategic 
Transport Study 

Development2 104 residential 
units3. with 
some 
commercial 
GFA at ground 
level 

417 residential units3 and 
minimum of 2,386m2 plus 
unlimited additional 
commercial GFA permitted 
within height control 

399 residential units4 and 
minimum of 2,386m2 plus 
unlimited additional 
commercial GFA permitted 
within height control 

 
1. Above the required 1:1 minimum commercial provision but within the Height of Building control requirement 
2. Assumed Mixed Use redevelopment of site not completely commercial building 
3. Based on average unit size of 80m2 
4. Based on Reference Design submitted by applicant 

 
10. A more detailed assessment of the Planning Proposal is provided at pages 8 to 

16 at Attachment 1. Key aspects of the assessment are: 
x Whilst the application sought a height of 170 metres and additional 

commercial floor space of 1.42:1, Council Officers are recommending that 
the controls be aligned with the Parramatta CBD Planning Proposal and 
so a height of 211m (65 storeys), (243 metres (75 storeys) with design 
excellence) and unlimited commercial floor space above the minimum 1:1 
requirement.  

x The reference design provided allows for a 6m setback which will protect 
existing trees already located on the site. Preliminary consultation with 
Transport for NSW and Council Traffic Engineers suggests that potential 
road widening and/or a vehicle deceleration lane may be required given 
the sites location on the Great Western Highway. It is proposed that these 
issues will be investigated in more detail as part of the preparation of a 
site-specific Development Control Plan and Planning Agreement.  

x The Council’s Heritage Advisor raised no objection to the Planning 
Proposal, subject to more details regarding structural stability and design 
being submitted with the subsequent design competition and development 
application.  

 
ALTERNATIVE STRUCTURE OF FSR BONUSES 
 
11. The subject Planning Proposal, like two site-specific Planning Proposals within 

the Parramatta CBD at 2 O’Connell Street and 12 Hassall Street, is utilising the 
site specific FSR bonuses (including ‘opportunity site’ bonus) proposed under 
the Parramatta CBD Planning Proposal. 
 

12. The two site-specific Planning Proposals (2 O’Connell and 12 Hassall Streets) 
were drafted so that the design excellence and opportunity sites bonuses were 
included in the mapped FSR, rather than separate site-specific clauses. The 
reason for this is because the Department of Planning, Industry and 
Environment (DPIE) advised that Planning Proposals must be formatted so as 
not to pre-empt the outcomes of the Parramatta CBD Planning Proposal 
Gateway Determination, and to be structured more like the Parramatta LEP 
2011.  

 



Council 9 June 2020 Item 18.2 

- 6 - 

13. Now that the Parramatta CBD Planning Proposal is substantially more 
progressed and has received Gateway Determination (on 13 December 2018), 
Council Officers consider that the site-specific bonuses relating to FSR should 
be structured like the proposed FSR controls in the Parramatta CBD Planning 
Proposal. This will be achieved by inserting site specific clauses that apply to 
the subject site which apply the policy framework proposed for the CBD. This 
will ensure the bonuses are being applied more transparently and ensures that 
they can be better assessed on merit at Development Application stage.  
 

14. However, in the event that the DPIE requests that the floorspace be structured 
in an alternative way, Council may consider that the Chief Executive Officer be 
authorised to make any required amendments to the Planning Proposal for the 
purposes of public exhibition, as long as the total FSR amount (of at least 
16.42:1) remains unchanged. Granting this delegation will ensure that if the 
Department requires a different structure for the Planning Proposal that this can 
be dealt with efficiently and without the need for a further report to Council.  

 
DRAFT DEVELOPMENT CONTROL PLAN 
 
15. Should a Gateway Determination be issued, a site-specific Development 

Control Plan (DCP) will be prepared for the site and reported to Council prior to 
public exhibition. Principles to be addressed in the site-specific DCP are to 
include, but are not limited to, built form, building separation and setbacks, 
heritage interface, vehicle access points and deceleration lane requirements 
and landscaping.  

 
PARRAMATTA LOCAL PLANNING PANEL 
 
16. As per the Ministerial direction issued on 27 September 2018, Council is 

required to refer all Planning Proposals prepared after 1 June 2018 to the Local 
Planning Panel for advice before Council considers whether or not to forward it 
to the Department of Planning, Industry and Environment for a Gateway 
Determination.  
 

17. At its meeting on 19 May 2020, the Parramatta Local Planning Panel, in issuing 
its advice to Council, supported the Council Officer’s recommendations and 
advised Council to forward the Planning Proposal to the Department of 
Planning, Industry and Environment for the purposes of requesting a Gateway 
Determination (refer Attachment 1).  

 
PLAN-MAKING DELEGATIONS 
 
18. New delegations were announced by the then-Minister for Planning and 

Infrastructure in October 2012, allowing councils to make LEP amendments of 
local significance. On 26 November 2012, Council resolved to accept the 
delegation for plan-making functions and that these functions be delegated to 
the Chief Executive Officer. 
 

19. Should Council resolve to proceed with the subject Planning Proposal, it is 
recommended that Council issue a request to the Department that it be able to 
exercise its plan-making delegations for the Planning Proposal. If the 
Department agrees to this request, this means that once the Planning Proposal 
has been to Gateway, undergone public exhibition and been adopted by 
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Council, Council Officers will liaise directly with the Parliamentary Counsel 
Office on the legal drafting and mapping of the LEP amendment. The LEP 
amendment would then be signed by Council’s Chief Executive Officer before 
being notified on the NSW Legislation website.   

 
CONCLUSION AND NEXT STEPS  
 
20. The Planning Proposal is consistent with the Parramatta CBD Planning 

Proposal and has planning merit to be endorsed for the purposes of seeking a 
Gateway Determination, consistent with the Local Planning Panel’s advice as of 
19 May 2020 (refer Attachment 1). If Council resolves to proceed with the 
Planning Proposal, it will be forwarded to the Department of Planning, Industry 
and Environment requesting a Gateway Determination. 

 
21. Should a Gateway Determination be issued, the Chief Executive Officer will 

commence negotiations of a Planning Agreement in accordance with Council’s 
Planning Agreements Policy. 

 
22. Should a Gateway Determination be issued, a site-specific Development 

Control Plan (DCP) will be prepared for the site, addressing the principles of 
built form, building separation and setbacks, heritage interface, vehicle access 
points and landscaping, and reported to Council prior to public exhibition. 

 
23. Should a Gateway Determination be issued, the Planning Proposal will be 

placed on public exhibition concurrently with the site-specific Development 
Control Plan and Planning Agreement for a minimum for 28 days.  A report on 
the outcomes of the public exhibition will be provided to the Local Planning 
Panel addressing any objections received. If no objections are received, the 
matter will be reported directly to Council seeking approval to finalise the 
Planning Proposal and the accompanying site-specific Development Control 
Plan and Planning Agreement. 

 
FINANCIAL IMPLICATION FOR COUNCIL 

 
24. The applicant has indicated their willingness to enter into a Planning Agreement 

in accordance with Council policy and the endorsed Council rates as of April 
2017. A draft Planning Agreement will be negotiated should a Gateway 
Determination be issued. Based on the maximum development potential 
currently proposed under this Planning Proposal and Council’s endorsed 
community infrastructure rates the amount payable would be $5,010,600. 
However, when negotiating the Planning Agreement a clause will be sought 
that requires the applicant to pay the community infrastructure contribution rate 
at the time of payment. If this is agreed and the contribution rate is increased 
Council would be paid the higher amount applicable at that time.  

 
Grace Haydon 
Student Project Officer 
 
Marko Rubcic 
Project Officer, Land Use Planning 
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Bianca Lewis 
Team Leader Land Use Planning 
 
Robert Cologna 
Land Use Planning Manager 
 
David Birds 
Group Manager, City Planning 
 
Alistair Cochrane 
Chief Financial Officer 
 
Jennifer Concato 
Executive Director City Strategy & Development 
 
Brett Newman 
Chief Executive Officer 
 
  
 
ATTACHMENTS: 
1  Local Planning Panel Report and Minute 19 Pages  
2  Planning Proposal - 8-14 Great Western Highway Parramatta 34 Pages  
3  Urban Design Report - 8-14 Great Western Highway Parramatta 33 Pages  
  
 
REFERENCE MATERIAL 
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MINUTES OF THE MEETING OF CITY OF PARRAMATTA COUNCIL HELD IN THE 
CLOISTER FUNCTION ROOMS, ST PATRICK’S CATHEDRAL 1 MARIST PLACE, 
PARRAMATTA ON TUESDAY, 9 JUNE 2020 AT 6.30PM 
 
PRESENT 
 
The Lord Mayor, Councillor Bob Dwyer and Councillors Benjamin Barrak, Phil 
Bradley, Donna Davis, Pierre Esber, Michelle Garrard (Deputy Lord Mayor), Andrew 
Jefferies, Sameer Pandey, Dr Patricia Prociv, Bill Tyrrell, Andrew Wilson, Lorraine 
Wearne and Martin Zaiter. 
 
1. OPENING MEETING 
 
The Lord Mayor, Councillor Bob Dwyer, opened the meeting at 6.28PM. 
 
2. ACKNOWLEDGEMENT OF THE TRADITIONAL LAND OWNERS  
 
The Lord Mayor, Councillor Dwyer, acknowledged the Burramattagal people of The 
Darug Nation as the traditional custodians of this land, and paid respect to their 
ancient culture and their elders past and present. 
 
3. WEBCASTING ANNOUNCEMENT 
 
The Lord Mayor, Councillor Dwyer, advised that this public meeting is being 
recorded and streamed live on the internet. The recording will also be archived and 
made available on Council’s website. 
 
4. OTHER RECORDING OF MEETING ANOUNCEMENT 
 
As per Council’s Code of Meeting Practice, the recording of the Council Meeting by 
the public using any device, audio or video, is only permitted with Council 
permission. Recording a Council Meeting without permission may result in the 
individual being expelled from the Meeting. 
 
5. INNOVATIVE 
 
 
18.2 SUBJECT FOR APPROVAL: Gateway Request: Planning Proposal 

at 8-14 Great Western Highway, Parramatta 
 
REFERENCE RZ/6/2019 - D07392259 
 
REPORT OF Student Project Officer 
 

 MOTION (Tyrrell/Esber) 
 
(a) That Council endorse the Planning Proposal at Attachment 2 for 

the purpose of requesting a Gateway Determination for land at 8-
14 Great Western Highway, Parramatta, which seeks to amend 
Parramatta Local Environment Plan 2011 (PLEP 2011) by way of: 
i. Increasing the height of building control from 28 metres to 

211 metres; 
ii. Amending the controls so that the FSR which is to apply to 

the site is composed of mapped components and bonuses as 
follows: 



- 2 - 

a. Mapped FSR increased from 3.5:1 to 10:1 of which a 
minimum of 1:1 FSR must be commercial uses; 

b. Design Excellence bonus (15% - 1.5:1); 
c. High Performing Buildings bonus (5% - 0.5:1); 
d. Opportunity Sites bonus (3:1);  
e. Unlimited commercial FSR above the 1:1 requirement; and  

 iii. Insert a site-specific provision applying maximum car parking 
rates per the Parramatta CBD Strategic Transport Study. 

 
(b) That the Planning Proposal be forwarded to the Department of 

Planning, Industry and Environment to request a Gateway 
Determination be issued.   

 
(c) That should a Gateway Determination be issued that structures the 

floor space ratio (FSR) and site specific clauses in an alternative 
way, that the Chief Executive Officer is authorised to make the 
necessary amendments to the Planning Proposal for the purposes 
of public exhibition, only where the total proposed FSR is 
unchanged.  

 
(d) That should a Gateway Determination be issued, a site-specific 

Development Control Plan be prepared in accordance with the 
design principles contained within this report. 

 
(e) That should a Gateway Determination be issued, the Chief 

Executive Officer be authorised to negotiate a Planning Agreement 
in accordance with Council’s Planning Agreements Policy.  

 
(f) That the draft site-specific Development Control Plan and draft 

Planning Agreement be reported to Council for endorsement prior 
to being publicly exhibited concurrently with the Planning Proposal.  

 
(g) That Council request the Department of Planning, Industry and 

Environment to issue Council’s Chief Executive Officer plan-
making delegations for this Planning Proposal. 

 
(h) That Council authorise the Chief Executive Officer to correct any 

minor anomalies of a non-policy and administrative nature that may 
arise during the plan-making process. 
 

(i) Further, that Council note that the Parramatta Local Planning 
Panel’s advice to Council (Attachment 1) is consistent with the 
recommendations of this report. 

 
 AMENDMENT (Barrak/Bradley) 

 
That Council defers consideration of the current motion until Council 
reviews its policies with a view to examining the efficacy of expanding its 
CBD core in order to preserve its function as a major NSW CBD. 
 
The amendment moved by Councillor Barrak and seconded by 
Councillor Bradley on being put was declared CARRIED. 
 
DIVISION The result being:- 
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AYES:  Clrs Barrak, Bradley, Davis, Pandey, Prociv, Wearne 
and Wilson 

 
NOES:  Clrs Dwyer, Esber, Garrard, Jefferies, Tyrrell and Zaiter 
 
The amendment then became the motion. 
 
The motion moved by Councillor Barrak and seconded by Councillor 
Bradley on being put was declared CARRIED. 
 
DIVISION The result being:- 
 
AYES:  Clrs Barrak, Bradley, Davis, Pandey, Prociv, Wearne 

and Wilson 
 
NOES:  Clrs Dwyer, Esber, Garrard, Jefferies, Tyrrell and Zaiter 
 

2747 RESOLVED (Barrak/Bradley) 
 
That Council defers consideration of the current motion until Council 
reviews its policies with a view to examining the efficacy of expanding its 
CBD core in order to preserve its function as a major NSW CBD. 
 

 


