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Item No: C10/23-404 

PLANNING PROPOSAL - 25 SOUTH PARADE, AUBURN 

Directorate: Environment and Planning  
Responsible Officer: Director Environment & Planning  
Community Strategic Plan Goal: Enhancing the Natural and Built Environment    
  

 

SUMMARY 

Council has received a planning proposal for 25 South Parade, Auburn, to amend 
Schedule 1 of Cumberland LEP 2021 to permit office premises and a medical centre 
as additional permitted uses (APUs) on the site, and to introduce a maximum building 
height of 11m on the site for these uses. The Proponent is also willing to consider 
entering into a Planning Agreement with Council for the provision of public benefit. 

The proposal was placed on early consultation and reported to the Cumberland Local 
Planning Panel in September 2023. The Panel supported the Council officer 
recommendation to proceed to a Gateway Determination, as outlined in this report.  

It is recommended that Council endorse the planning proposal and that this be 
forwarded to the Department of Planning and Environment for a Gateway 
Determination. It is also recommended that Council endorse that a Voluntary Planning 
Agreement be prepared to derive public benefit, should a Gateway Determination be 
received.  
 

RECOMMENDATION 

That Council: 

1. Endorse a planning proposal for 25 South Parade, Auburn, to amend the 
Cumberland Local Environmental Plan 2021 with a local provision for the 
proposal as follows: 

a. Identify medical centre and office premises as additional permitted 
uses on the site. 

b. Allow for the Height of Building control to be 11 metres for these 
additional permitted uses. 

2. Endorse that the planning proposal be prepared and forwarded to the 
Department of Planning and Environment for a Gateway Determination.  

3. Note that, subject to the receipt of a Gateway Determination by the 
Department of Planning and Environment, the planning proposal for 25 
South Parade, Auburn, will be exhibited. 

4. Endorse that a Voluntary Planning Agreement be prepared to derive 
public benefit, should a Gateway Determination be received. 
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REPORT 

Background 

In June 2022, the Proponent lodged an initial Planning Proposal Request for the site, 
seeking additional permitted uses for the purposes of health services facilities, office 
and business premises, and for a maximum height of 9m for these additional uses.  

In August 2023, the Proponent lodged a revised Planning Proposal Request for the 
site, seeking additional permitted uses for the purposes of medical centre and office 
premises, and for a maximum height of 11m for these additional uses.  

The status of the Planning Proposal Request is shown in Figure 1. 

 

 
Figure 1: Status of the Planning Proposal 

Subject Site and Context 

The Planning Proposal Request relates to 25 South Parade, Auburn, which is located 
approximately 200m from the Auburn Town Centre, and approximately 4km from the 
Parramatta CBD. 

The following consents have been issued by Council: 

• DA2000/249 - construction of an office building and associated car parking area.  

• DA2021/0104 - alterations to existing commercial building including installation 
of lift relocation of internal stairs and construction of a new fire stair. 

The site currently consists of an office building, occupied by ‘Western Sydney Eye 
Doctors’ ophthalmology clinic, with car parking spaces on the remainder of the site 
(Figure 3). 

Surrounding land uses include: 

• To the north and east – established residential neighbourhoods, dominated by 1-
2 storey detached dwellings. 

• To the south – St John’s Primary Catholic School, residential apartment buildings. 

• To the south-east – Auburn Railway Station and Auburn Town Centre. 
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• The west – Residential apartment buildings. 
 

 
Figure 2: The site in its regional context 

 
Figure 3: The site in its local context 

Objectives and Intended Outcomes 

The Planning Proposal Request seeks to amend Schedule 1 of Cumberland LEP 2021 
to permit office premises and a medical centre as additional permitted uses (APUs) on 
the site. It is intended that the site be redeveloped to facilitate a medical centre and 
office uses, and to introduce a maximum building height of 11m on the site for these 
uses. 

Explanation of Provisions 

To achieve the objectives and intended outcomes, the proposal seeks to amend 
Cumberland LEP 2021 as summarised in Table 1 below and shown in Figures 4 to 10. 

Control Existing Proposed 

Land Zone E4 General Industrial No Change 
Height of Buildings Nil 11m 
Floor Space Ratio 1:1 No Change 
Minimum Lot Size 1500 m² No Change 

Additional Permitted Use Nil Medical Centre 
Office Premises 

Table 1: Proposed amendments to Cumberland LEP 2021 
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Figure 4: Existing Land Zoning (No change) 

 
Figure 5: Existing Height of Buildings Map 

 

 
Figure 6: Proposed Height of Buildings Map 
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Figure 7: Existing Floor Space Ratio (No change) 

 

 
Figure 8: Existing Lot Size Map (No change) 

 
Figure 9: Existing Additional Permitted Uses Map 

 

 
Figure 10: Proposed Additional Permitted Uses Map 
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Public Benefit Offer 

Through the application of the Cumberland Planning Agreements Policy and Guideline, 
Council seeks to ensure a fair and reasonable apportionment of the costs and benefits 
of development and deliver planning outcomes that contribute to a net public benefit 
for the community.  

The Proponent is willing to consider entering into a Voluntary Planning Agreement 
(VPA) with Council under Section 7.4 of the Environmental Planning and Assessment 
Act 1979 (EPA Act).  

Should the proposal proceed to a Council meeting and Gateway, Council is likely to 
enter into a Voluntary Planning Agreement and have further discussions with the 
proponent in the future. 

Early Consultation 

Council officers placed the Planning Proposal Request on preliminary consultation 
from 23 September 2022 to 17 October 2022, in accordance with policy requirements.  

Public Submissions 

Council received no submissions during this exhibition period. 

State Agencies 

Relevant State agencies were invited to provide comment on the proposal. Items 
covered in the submissions are outlined in Table 2. 

 
Agency Comments 

Transport for NSW Proposal will require consultation with Sydney Trains 
early in the design process (as part of pre-DA 
discussion). 
Consideration for how the future development site will 
be serviced. 
Requirement for adequate setbacks from Sydney 
Trains powerlines. 
Concerns for the impact of train noise and vibration 
on future health services facilities 

Environmental Protection 
Agency (EPA) 

No major concerns or objections raised. 

Heritage NSW No identified impacts on aboriginal objects or places 
and state listed items. 
Potential impact on locally listed item, Clyde 
Marshalling Yards. (It is noted by Council officers that 
the existing heritage curtilage of this item is proposed 
to be modified under the Cumberland Heritage 
Planning Proposal, which is currently in post-Gateway 
exhibition). 

Table 2: State Agencies Comment 
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Liaison with the Proponent 

The Proponent attended a pre-lodgement meeting on 23 February 2022, before the 
Planning Proposal Request was lodged with Council. Advice provided by Council 
officers at the pre-lodgement meeting was to consider the suitability of the proposed 
new uses in the context of: 

• The E4 General Industrial zone objectives (formerly IN1 General Industrial) 

• The Greater Sydney Commission’s ‘retain and manage’ policy position for 
industrial lands. 

• The location of the site – with respect to pedestrian and vehicular access. 

The initial Planning Proposal Request was submitted by the Proponent in June 2022, 
seeking additional permitted uses for health service facilities, office and business 
premises.  This proposal was placed on preliminary consultation in September and 
October 2022.  

Following a further review by Council officers of the proposal, Council officers provided 
feedback to the Proponent in March 2023 on their initial Planning Proposal Request, 
outlining various concerns and requesting additional information to allow for the 
proposal to be fully considered. Based on this feedback, further discussions were held 
with the Proponent, Council officers and the Department of Planning and Environment.  

In response to this feedback and further discussions, the Proponent submitted a 
revised Planning Proposal Request in August 2023. The revised proposal seeks to 
amend Schedule 1 of Cumberland LEP 2021 to permit the specific land uses of office 
premises and medical centre as additional permitted uses (APUs) on the site, and to 
introduce a maximum building height of 11m on the site for these uses. 

Strategic Merit Assessment 

As the Planning Proposal Request seeks to permit additional land uses on industrial 
zoned land, a key strategic consideration has been ensuring that the proposal is not 
inconsistent with the strategic planning framework and policy context. The following 
context is provided in relation to the framework and the site: 

• Industrial lands in Cumberland LGA are identified as ‘review and manage’ under 
the Greater Sydney Region Plan and Central City District Plan (Figures 11 and 
12). This approach allows for consideration of alternate uses where land is 
located adjacent to town centres. The site of this planning proposal is located 
adjacent to the Auburn Town Centre.  

• The Cumberland Employment and Innovation Lands Strategy and Study includes 
the site as part of the strategic framework (Figure 13) for employment lands in 
the Cumberland LGA.  As part of this work, the following considerations are 
identified that are not inconsistent with the planning outcomes sought for the site 
under the planning proposal:  
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o The site is located within the Services and Innovation Precinct. The strategic 
focus of this precinct is to maintain support service capability and encourage 
new service, research and innovation activities. At the time of adoption of 
the Strategy in 2019, much of the land in this precinct was not being used.  
Since this time, significant development is underway on the precinct in 
alignment with the Strategy and Study. Outside of the railway land in the 
precinct, there are only two small residual sites not part of this development.  
One site is the Manildra operation on 1 The Crescent, Auburn. The other 
site is 25 South Parade, Auburn, which is the subject of this planning 
proposal. The proposed additional land uses for the site would not impact 
on the strategic focus identified for the precinct and not preclude the 
significant development underway for other parts of the precinct.  

o The Strategy and Study identifies allied health as a target industry sector.  
This sector includes a range of jobs, including optometrists and orthoptists, 
medical practitioners and general practice.  These jobs are covered under 
the medical centre land use proposed to be included as part of the planning 
proposal.  

• The site has historically been uses for office purposes and is currently used for 
office and medical related purposes. The proposed additional land uses identified 
in the revised planning proposal reflect these activities on the site, and does not 
seek to increase the range of activities defined under the ‘parent’ categorisation 
of these land uses.  

 
Based on this information, it is considered that the intent of the revised planning 
proposal is not inconsistent with the strategic planning framework and policy context, 
and can be further considered by Council. 

 

 
Figure 11: Review and Manage Framework for Industrial Land in Greater Sydney 
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Figure 12: Review and Manage Framework for Industrial Land in Central City District 
 

 
 

Figure 13: Cumberland Employment and Innovation Lands Strategic Framework 
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Further to the information provided above, the proposal is consistent with the strategic 
planning framework and policy context, as outlined below.  

Consistency with Greater Sydney Region Plan - A Metropolis of Three Cities 
 

 Consistency Comment 
Objective 1. Infrastructure supports the 
three cities 

Yes The local level detail that 
sets out how to achieve 
the Regional Plan is within 
the Cumberland 
Employment Innovation 
Strategy and Study 

Objective 4. Infrastructure use is 
optimised 

Yes The proposal can 
progress with the use of 
existing infrastructure 

Objective 6. Services and infrastructure 
meet communities’ changing needs 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Objective 14. A Metropolis of Three 
Cities – integrated land use and 
transport creates walkable and 30-
minute cities 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Objective 16. Freight and logistics 
network is competitive and efficient 

Not 
inconsistent 

The proposal does not 
impact on the freight and 
logistics network 

Objective 21. Internationally 
competitive health, education, 
research, and innovation precincts 

Yes The proposal supports 
health related uses on 
employment and 
innovation lands 

Objective 22. Investment and business 
activity in centres 

Yes The proposal supports 
investment and business 
activity close to the 
Auburn Town Centre  

Objective 23. Industrial and urban 
services land is planned, retained, and 
managed 

Yes The proposal does not 
impact on the planning 
framework for industrial 
and urban services land 

Objective 24. Economic sectors are 
targeted for success 

Yes The proposal provides for 
land uses that align with 
target industry sectors in 
the Cumberland 
Employment and 
Innovation Lands Strategy 
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Consistency with the Central City District Plan 
 

 Consistency Comment 
Planning Priority C1 Planning for a city 
supported by infrastructure 

Yes The local level detail that 
sets out how to achieve 
the District Plan is within 
the Cumberland 
Employment Innovation 
Strategy and Study 

Planning Priority C3 Providing services 
and social infrastructure to meet 
people’s changing needs 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Planning Priority C7 Growing a stronger 
and more competitive Greater 
Parramatta 

Yes The proposal supports the 
needs of Greater 
Parramatta 

Planning Priority C9 Delivering 
integrated land use and transport 
planning and a 30-minute city 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Planning Priority C10 Growing 
investment, business opportunities and 
jobs in strategic centres 

Yes The proposal supports 
investment and business 
activity close to the 
Auburn Town Centre 

Planning Priority C11 Maximising 
opportunities to attract advanced 
manufacturing and innovation 
in industrial and urban services land 

Yes The proposal supports 
health related uses on 
employment and 
innovation lands 

Planning Priority C12 Supporting 
growth of targeted industry sectors 

Yes The proposal provides for 
land uses that align with 
target industry sectors in 
the Cumberland 
Employment and 
Innovation Lands Strategy 

 
Consistency with Cumberland 2030: Our Local Strategic Planning Statement (LSPS) 
 

 Consistency Comment 
Planning Priority 3: Aligning local 
infrastructure delivery with planned 
growth 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Planning Priority 10: Supporting a 
strong and diverse local economy 
across town centres and employment 
hubs 

Yes The proposal supports 
investment and business 
activity close to the 
Auburn Town Centre 



Council Meeting 
 18 October 2023 

Page 306 

Planning Priority 11: Promoting access 
to local jobs, education opportunities 
and care services 

Yes The proposal provides 
services and employment 
in close proximity to 
residential land and public 
transport 

Planning Priority 12: Facilitating the 
evolution of employment and innovation 
lands to meet future needs 

Yes The proposal provides for 
land uses that align with 
target industry sectors in 
the Cumberland 
Employment and 
Innovation Lands Strategy 

 
Consistency with the Cumberland Employment and Innovation Lands Strategy and 
Study 
 

 Consistency Comment 
Elevating the strategic importance of 
Cumberland’s employment and 
innovation lands within the context of 
strategic planning for Greater Sydney 
and the Central City District and identify 
their role and function 

Not 
inconsistent 

The proposal will provide 
for additional employment 
generating land uses in 
proximity to the Auburn 
town centre and 
established residential 
areas 

Recognising the importance of the 
freight network in supporting the 
ongoing viability of employment and 
innovation lands to ensure the major 
freight routes and facilities are not 
unnecessarily constrained by 
residential growth in the vicinity 

Not 
inconsistent 

The proposed use of the 
site will not impede the 
operation or importance of 
the freight network in the 
area 

Seeking new ways of facilitating the 
growth of innovative businesses 
through the use of planning 
mechanisms and policies  

Yes The proposal will enable 
the site to provide 
additional employment 
generating land uses that 
provide services and 
facilities that cater to the 
existing and future needs 
of workers and residents 
in the area 

Ensuring the land use planning 
framework for employment and 
innovation lands promotes innovation 
and target industries 

Yes The proposal will allow for 
the co-location of a 
medical centre in close 
proximity to existing health 
services in the area 

Promoting the health of employment 
and innovation lands in response to 
population growth, land use change and 
infrastructure provision 

Yes The proposal will facilitate 
uses that provide 
employment opportunities 
in proximity to the Auburn 
town centre and 
residential areas 
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Site Specific Considerations 

A range of site specific considerations have also been considered for the planning 
proposal.  Further details of these considerations are outlined below.  

Urban Design and Built Form 

An Urban Design and Massing Study has been prepared in support of the proposal, 
which undertakes an assessment of the urban design impacts of the proposal and 
potential massing scenarios to inform the best fit maximum building height for the site, 
based on the relevant provisions of the Cumberland LEP and DCP applying to the site.  

It is proposed that any development on the site be in keeping with the height and bulk 
of the majority of existing and potential future developments on surrounding sites.  It is 
noted that the current height control on the residential area to the southwest is 9 metres 
and that the existing medium density residential development immediately west of the 
site surpasses this by around two metres.  

Two massing scenarios were examined as part of the study – 9 metre height and 11 
metre height.  The analysis of the scenarios found that the height control of 11 metres 
produces a building envelope with significantly superior architectural outcomes in 
terms of daylighting and natural ventilation, occupant experience, sustainability, 
constructability and civil engineering impacts. The 11 metre massing scenario site plan 
and elevation is shown in Figure 14. 

 
 

Figure 14: 11 Metre Massing Scenario Site Plan and Elevation 
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The massing scenarios demonstrate that the proposed additional uses of medical 
centre and office premises may be accommodated on the site to the full floor space 
allowance in the Cumberland LEP, and in compliance with existing Cumberland LEP 
and DCP controls.  Despite challenges accommodating the minimum car parking 
requirements of the Cumberland DCP for the proposed additional uses within the site’s 
narrow, tapering geometry, a satisfactory urban design outcome can be achieved by 
providing deep soil soft landscaping above the minimum required by the Cumberland 
DCP within the front setback zone.  

As a result, the proposal seeks to amend the Cumberland LEP to include a maximum 
building height control of 11 metres for the proposed additional permitted uses on the 
site. 

Traffic and Access 

A Traffic and Parking Assessment has been prepared in support of the proposal.  The 
assessment includes a review of the following: 

• Background and existing traffic and parking conditions of the site 

• Assessment of the public transport network within the vicinity of the site 

• Adequacy of car, bicycle and motorcycle parking provision 

• Projected traffic generation of the proposed use of the site 

• Transport impact of the proposed use of the site on the surrounding road network 

In regard to pedestrian access, there are no existing pedestrian crossings on South 
Parade at the signalised intersection of South Parade and Alice Street directly outside 
of the subject site. In order to provide pedestrian safety and to encourage public 
transport use associated with the proposed future uses of the site, it is recommended 
that a pedestrian crossing on the western approach of South Parade is provided. This 
can be further considered at the development application stage should the proposal 
proceed to Gateway and finalisation.  

In regard to traffic, an assessment was undertaken for the nearby intersections and 
road network. The assessment concluded that the existing intersections and 
surrounding road network in proximity to the site are currently operating at a good 
condition and has sufficient capacity to accommodate additional traffic associated with 
the proposed future uses onsite.  

In regard to parking, an assessment was undertaken on current and future 
requirements. The site currently has 22 at grade car parking spaces. Based on the 
proposed future uses and the existing floor space of the building, the car parking 
requirements of the Cumberland DCP can be met.  This can be further considered at 
the development application stage should the proposal proceed to Gateway and 
finalisation.  
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Acoustics 

An Acoustics Assessment has been prepared in support of the proposal. The 
assessment concludes that the proposal does not present an issue from an acoustics 
perspective and is likely to improve acoustic amenity for neighbouring land uses. This 
includes the following considerations: 

• Commercial buildings of this nature have substantially less potential for noise 
breakout compared to an industrial facility.  Commercial activities associated with 
office and medical centres and their associated noise are typically well contained 
within the building’s external envelope.  

• Office premises will typically have more limited hours of operation and the 
building would rarely be used during early morning hours.  This eliminates a major 
source of potential noise complaints, being early morning noise generation.  

• The subject site is located on a major railway corridor and main road.  Due to the 
more stringent internal noise criteria associated with external noise intrusion for 
commercial spaces as opposed to industrial, the building may require additional 
noise attenuation measures.  This can be further considered at the development 
application stage should the proposal proceed to Gateway and finalisation.  

Heritage 

The site is in close proximity to the existing heritage item for the Clyde Marshalling 
Yards.  Given this, a Heritage Assessment has been prepared.  The assessment states 
that the proposal is restricted to the provision of new permitted uses under the current 
zoning on the site. No physical intervention, including sub-surface disruption, is 
proposed and concludes that the planning proposal is supportable from this 
perspective.  

Environmental 

The planning proposal seeks to facilitate the future use of the site for the purposes of 
office and medical centre uses. The future uses of the site will be located on an existing 
disturbed site and will not require the removal of any existing vegetation in the area 
and therefore will not have any adverse ecological impacts on the site or surrounding 
area.  

Social 

A Social Impact Comment has been prepared as part of the planning proposal. The 
analysis found that the proposal is likely to benefit both community cohesion and 
development by supporting local access to potential employment and services. In 
addition, the proposal is likely to have very limited impacts on ways of life in terms of 
noise and traffic. 

Economic 

An Economic Impact Assessment has been undertaken as part of the planning 
proposal. The assessment found that the proposal for office and medical centre uses 
will not result in any adverse economic impacts on the area or nearby Auburn town 
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centre and will facilitate the use of the site for purposes that recognise the highest and 
best use of the site. The proposal will also provide ancillary land uses that positively 
contribute to the Auburn town centre and existing health service facilities that are 
located in close proximity to the site. 

Cumberland Local Planning Panel 

The proposal was reported to the Cumberland Local Planning Panel on 13 September 
2023, with a recommendation to Council that the proposal be endorsed and forwarded 
to the Department of Planning and Environment for a Gateway Determination. The 
Panel supported the recommendation of Council officers.  

Next Steps 

Following review of the planning proposal by Council officers and advice provided by 
the Cumberland Local Planning Panel, the planning proposal is provided for 
consideration by Council. It is recommended that Council endorse the planning 
proposal and that this be forwarded to the Department of Planning and Environment 
for a Gateway Determination. It is also recommended that Council endorse that a 
Voluntary Planning Agreement be prepared to derive public benefit, should a Gateway 
Determination be received.  

Should Council support the proposal and a Gateway Determination is provided by the 
Department of Planning and Environment, the planning proposal will be exhibited.  A 
further report will then be provided to Council. 

COMMUNITY ENGAGEMENT 

Council officers have carried out early consultation on the proposal, as outlined in this 
report. Further statutory consultation will be carried out by Council officers if the 
proposal proceeds past Gateway. 

POLICY IMPLICATIONS 

Policy implications are outlined in the main body of this report. 

RISK IMPLICATIONS 

There are no risk implications for Council associated with this report. 

FINANCIAL IMPLICATIONS 

Financial implications for Council are outlined in this report. 

CONCLUSION 

The planning proposal for 25 South Parade, Auburn, is consistent with the strategic 
planning framework and policy context and will provide a medical centre and office 
premises to meet the needs of the community. It is recommended that the planning 
proposal is endorsed, and that the planning proposal is forwarded to the Department 
of Planning and Environment for a Gateway Determination. It is also recommended 
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that a Voluntary Planning Agreement be prepared to derive public benefit, should a 
Gateway Determination be received.  
 

ATTACHMENTS 

1. Planning Proposal Request ⇩  
2. Urban Design and Massing Study Report ⇩  
3. Traffic and Parking Impact Assessment ⇩  
4. Social Impact Comment ⇩  
5. Economic Impact Assessment ⇩  
6. Heritage Assessment ⇩  
7. Preliminary Site Investigation ⇩  
8. Acoustic Letter ⇩  
9. Existing Site Plans ⇩  
10. Preliminary Consultation Report ⇩  
11. TfNSW Submission ⇩  
12. EPA Submission ⇩  
13. Letter of Offer ⇩  
14. Cumberland Local Planning Panel Advice ⇩   
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