
 
 
 
 
 
 

NOTICE OF COUNCIL MEETING 
PUBLIC AGENDA 
 
An Ordinary Meeting of City of Parramatta Council will be held in the 
Cloister Function Rooms, St Patricks Cathedral 1 Marist Place, Parramatta 
on Tuesday, 8 October 2019 at 6:30pm. 
 
 
 
 
Brett Newman 
CHIEF EXECUTIVE OFFICER 
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INNOVATIVE 

ITEM NUMBER 18.8 

SUBJECT FOR APPROVAL:  Gateway Request: Planning Proposal at 70 
Pemberton Street, 260 & 260A Victoria Road, 178-184 & 190-
200 James Ruse Drive and 15-19 Collet Parade, Parramatta 
(WSU Northern Parramatta Campus) 

REFERENCE RZ/22/2017 - D07017926 

REPORT OF Project Officer Land Use         
 
LANDOWNER Western Sydney University 
 
APPLICANT AECOM 
 
PURPOSE: 
 
To seek Council’s endorsement of a Planning Proposal at 70 Pemberton Street, 260 
& 260A Victoria Road, 178-184 & 190-200 James Ruse Drive and 15-19 Collet 
Parade, Parramatta (WSU Northern Parramatta Campus) for the purposes of 
requesting a Gateway Determination from the Department of Planning, Industry and 
Environment. 
 
 

RECOMMENDATION 
 
(a) That Council resolve to proceed with the Planning Proposal for land at 70 

Pemberton Street, 260 & 260A Victoria Road, 178-184 & 190-200 James Ruse 
Drive and 15-19 Collet Parade, Parramatta (provided at Attachment 1), which 
seeks the following amendments to Parramatta Local Environmental Plan 
(PLEP) 2011:  
1. Rezone the land from part SP2 (Educational Establishment), part R3 

Medium Density Residential and part R4 High Density Residential to part 
R4 High Density Residential, part B4 Mixed Use and part RE1 Public 
Recreation; 

2. Increase the maximum height of buildings from part 11m (3 storeys) and 
part no height control (SP2 land) to part 28m (8 storeys) and part 50m (15 
storeys); and 

3. Increase the floor space ratio from part 0.6:1, part 0.8:1 and part no FSR 
control (SP2 land) to 1.4:1. 

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

Industry and Environment for a Gateway Determination. 
 
(c) That the applicant be required to amend the supporting documentation to the 

Planning Proposal (i.e. Urban Design Report and Traffic Impact Assessment) to 
reflect Council’s position prior to public exhibition, should a Gateway 
Determination be issued. 

 
(d) That the applicant be required to prepare a Green Travel Plan (GTP), to 

promote the uptake of active transport options, should a Gateway 
Determination be issued. 
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(e) That the applicant be required to prepare an Existing Tree Management Plan, 
to ensure that tree protection measures are considered within future 
development, should a Gateway Determination be issued.  

 
(f) That the applicant consult with the Transport for NSW (TfNSW) and Roads and 

Maritime Services (RMS) in response to the identified traffic concerns 
(Attachment 4) and undertake additional investigations, modelling and a 
detailed traffic and transport assessment post-Gateway to the satisfaction of 
TfNSW and RMS. 

 
(g) That a site-specific Development Control Plan (DCP) be prepared and reported 

to Council prior to exhibition of the Planning Proposal addressing detailed 
design requirements for the site, including, but not limited to: 
1. Stormwater detention 
2. Proposed street network and public domain design guidelines 
3. Open space provision and landscaping design 
4. Interface with Victoria Road and James Ruse Drive 
5. Built form 
6. Contamination 

 
(h) That the CEO be authorised to negotiate a Voluntary Planning Agreement 

(VPA) on behalf of Council in addition to any development contributions 
payable, and that the outcome of negotiations be reported back to Council prior 
to its concurrent exhibition with the draft site specific DCP and Planning 
Proposal. 

 
(i) That Council advises the Department of Planning, Industry and Environment 

that the CEO will be exercising the plan-making delegations for this Planning 
Proposal as authorised by Council on 26 November 2012. 

 
(j) That Council authorise the CEO to correct any minor policy inconsistencies and 

any anomalies of an administrative nature relating to the Planning Proposal that 
may arise during the amendment process. 

 
(k) Further, that Council note the advice of the Local Planning Panel (LPP), 

provided at Attachment 1, is in part consistent with the Council Officer’s 
recommendation to support the proposal. 

 

PLANNING PROPOSAL TIMELINE 
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THE SITE 

1. The site at 70 Pemberton Street, 260 & 260A Victoria Road, 178-184 & 190-
200 James Ruse Drive and 15-19 Collet Parade, Parramatta is subject to the 
Parramatta LEP 2011, comprises sixteen (16) parcels of land with a total area 
of approximately 60,370m2 (6.37ha) and contains university student 
accommodation, predominantly decommissioned educational buildings and 
overflow student car parking. The site is shown below in Figure 1.  
 

 
Figure 1 – WSU Northern Campus subject to the Planning Proposal 

2. The site is located approximately 2km north-east of the Parramatta CBD and 
800m north-west of the Rydalmere Railway Station and future light rail stop. To 
the north and west the site is directly adjoined by lower density residential 
development. Three lots are located adjacent to the site fronting the eastern 
boundary, known as 186 – 186A James Ruse Drive (Dual Occupancy) and 188 
James Ruse Drive (Dwelling Home).   
 

3. The site is adjacent to the Property NSW site (approx. 19.4 Ha) along the 
eastern boundary of James Ruse Drive, which was issued with a Gateway 
determination on 12 September 2017 at a recommended FSR of 1.5:1 (266 
Victoria Road and 26 Kissing Point Road, Rydalmere).  

 
BACKGROUND 

4. Over the last two years, Council officers have worked with the proponent to 
address a number of concerns with the Proposal, particularly those relating to 
the proposed site density and the minimal provision of public open space. 
Through these discussions it was advised that building heights between 4-15 
storeys were considered more suitable to allow an appropriate transition to 
adjoining properties to the north and west, which currently have heights of 3-4 
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storeys. This along with the sites location in relation to the Parramatta Light Rail 
Stage 1 route to the east led to the officer recommended floor space ratio of 
1.4:1.  

5. The proposal was revised by the applicant on two occasions with the first 
reducing the FSR to 1.61:1 (submitted 12 February 2019) and the final scheme 
on 31 May 2019, comprising the following development metrics:  
 

 Reduce the FSR to 1.59:1 (1,110 new dwellings); 

 Changes to building envelopes, frontages, no change to height 28m (8 
storeys) - 84m (25 storeys), street network and site access; and   

 Improvements to open space provision and deep soil zones, with an 
increase from 6,500m2 (10.2% of the site) to 9,901m2 (16.4% of the site). 

 
6. However, Council officers continued to raise concern in relation to the proposed 

FSR of 1.59:1, maintaining that the lower and recommended FSR of 1.4:1 is 
more appropriate for the site. Further detail is provided in Attachment 1. 
 

PLANNING PROPOSAL 

7. A comparison between the Applicant’s Planning Proposal and the Council 
officer recommendation is shown below in Table 1. 
  

Parramatta LEP 2011 Applicant’s planning 
proposal 

Council officer’s preferred 
scheme 

Zoning  R4 High Density Residential & 
B4 Mixed Use 

R4 High Density Residential, 
B4 Mixed Use & RE1 Public 
Recreation 

Maximum HOB Part 28m & Part 84m Part 28m & Part 50m 

Maximum FSR 1.59:1 1.4:1 

Maximum GFA Residential: 94,123m2                                      
Commercial: 6,160m2                                      
Community: 1,000m2                                                      
Total: 101,283m2 

Residential: 82,020m2                                      
Commercial: 6,160m2                                      
Community: 1,000m2                                                      
Total: 89,180m2 

Maximum Dwelling yield Council 
Calculation= (Maximum GFA / 
85sqm for high density dwellings) 

1,110 Dwellings 965 Dwellings 

Open Space Provision 9,901m2 (16.4%) 13,377m2 (21%) 
Table 1: Development Scheme Comparison – WSU Northern Parramatta Campus 

 
ISSUES 

8. The report to the LPP recommended that the site can be rezoned, but at a 
lower FSR and height limit than what the Applicant requested. These concerns 
were based on the interface with surrounding lower density development, bulk 
and scale, site isolation, open space provision, traffic and public transport 
accessibility and site permeability. A full assessment of the Planning Proposal 
is detailed in the LPP report provided at Attachment 1. 

 
LOCAL PLANNING PANEL ADVICE TO COUNCIL 

9. The Local Planning Panel considered a detailed assessment report on 17 
September 2019 included at Attachment 1. The Panel's advice to Council in 
relation to the Planning Proposal is noted below:  
 

i. Incorporate a minimum of 20 percent of the site as open space which 
should be consolidated rather than dispersed. 
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ii. Transition the maximum height of buildings from the west from part 11m 
(3 storeys) and part no height control (SP2 land) to part 28m (8 storeys) 
and part 50m (15 storeys) as recommended by Council officers; and 

iii. Increase the floor space ratio from part 0.6:1, part 0.8:1 and part no FSR 
control (SP2 land) to 1.4:1 and potentially up to 1.5:1 subject to a 
Comprehensive Traffic Management Plan that demonstrates that this 
higher FSR is acceptable. 

 
REASONS FOR THE DECISION  
  

The Panel’s decision is based on strong justification provided in the planning 
proposal for the increased density on the site.  

  
Furthermore, due regard has been given to the Property NSW planning 
proposal to the east as the Panel believes that it establishes appropriate 
guidelines to be followed.  

 
10. Under the Council Officer Scheme over 20% of the site (21%) is provided as 

consolidated public open space in accordance with the LPP recommendation. It 
is also noted that the Panel endorsed the maximum building height of the 
Council Officer preferred scheme. 
  

11. Notwithstanding the advice of the Panel, Council officers maintain that the site 
should be redeveloped at a maximum floor space ratio (FSR) of 1.4:1, given 
that the Officer’s preferred urban design scheme has not been tested at a 
higher density of 1.5:1. It is anticipated that if the heights of these building 
envelopes are retained with a greater floor space provision, it would increase 
the bulk of the development and could result in further disparity with smaller 
scale buildings that surround the site.  

 
12. In addition, at an FSR of 1.5:1 the subject site would have the same number of 

dwellings per hectare as the Property NSW site, despite being further from the 
future light rail stop and not as well serviced by this future transport 
infrastructure. An analysis of the dwellings per hectare that would result from 
each development scenario is shown in Table 2 below.  

 
Control Applicant’s 

planning 
proposal (WSU) 

Property NSW 
Gateway 
Determination 

LPP 
Recommended 
FSR (WSU) 

Council officer’s 
preferred 
scheme (WSU) 

Proposed Maximum 
FSR 

1.59:1 1.5:1 1.5:1 1.4:1 

Maximum Residential 
Gross Floor Area 
(GFA) 

94,123m2                                       216,281m2 88,390m2 82,020m2                                       

Maximum Dwelling 
yield Council 
Calculation= 
(Maximum residential 
GFA / 85sqm for high 
density dwellings) 

1,110 Dwellings 2,544 Dwellings 1,040 Dwellings 965 Dwellings 

Dwellings per 
Hectare 

174 per ha. 163 per ha. 163 per ha. 151 per ha.  

Table 2: Dwellings per hectare comparison – WSU Site and PNSW 
Note: Calculations exclude non-residential floor space. 
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VOLUNTARY PLANNING AGREEMENT 

13. The applicant has indicated a willingness to enter into a Voluntary Planning 
Agreement (VPA) with Council and submitted a formal Letter of Offer with the 
May 2019 iteration of the Planning Proposal. Details of the Applicant’s initial 
items for inclusion are outlined in the LPP report provided at Attachment 1. 

 
CONSULTATION & TIMING 

14. Community consultation is yet to be undertaken for the Planning Proposal. 
Should Council resolve to endorse this planning proposal with the 
recommended changes and the DPIE issue a Gateway Determination, the 
Planning Proposal will be placed on public exhibition in conjunction with the 
draft site-specific DCP, draft VPA and any additional studies. The draft site-
specific DCP and draft VPA will be reported separately to Council prior to public 
exhibition.  

 
FINANCIAL IMPLICATION FOR COUNCIL 

15. Should Council resolve to proceed with the planning proposal, the planning 
proposal will be placed on public exhibition in conjunction with the site-specific 
DCP and VPA. These costs are covered by the fees associated with the 
submission of the planning proposal request. 

16. Separate reports on the site-specific DCP and the VPA will include financial 
implications specific to those documents.  

 

CONCLUSION 

17. There is strategic merit in the rezoning of the subject site. However, Council 
officers consider a lower FSR of 1.4:1 and 8-15 storey height limit to be more 
appropriate than the planning controls requested by the applicant. The 
remaining issues can be resolved as part of the design process during the 
preparation of the site-specific DCP for this site, which will be reported to 
Council separately. 

 
Ferdinando Macri 
Project Officer Land Use Planning 
 
Kevin Kuo 
Team Leader Land Use Planning 
 
Michael Rogers 
Land Use Planning Manager 
 
Jennifer Concato 
Executive Director – City Strategy and Development 
 
 

ATTACHMENTS: 
1⇩   LPP Minutes and Report & Report for WSU Northern Campus 302 Pages  
  
 
Note: Copies of the applicant’s technical reports are available on request.  
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