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SYDNEY CENTRAL CITY PLANNING PANEL

COUNCIL ASSESSMENT REPORT

	Panel Reference
	PPSSCC-282

	DA Number
	DA/801/2021

	LGA
	City of Parramatta Council

	Proposed Development
	Demolition, tree removal, and construction of a two storey Police Station building, including expansion of the existing basement carpark, relocation of the vehicular access to Phillip Street and provision of signage. The application will be determined by the Sydney Central City Planning Panel.

	Street Address
	95 Marsden Street, Parramatta

	Applicant/Owner
	Police Property Group/ Her Most Gracious Majesty Queen Elizabeth the 2nd

	Date of DA lodgement
	1 September 2021

	Number of Submissions
	Two submissions

	Recommendation
	Approval subject to conditions

	Regional Development Criteria (Schedule 4A of the EP&A Act)
	Crown Development Over $5 Million
Cost of Construction proposed = $30,954,105.00

	List of all relevant s4.15(1)(a) matters

	· Environmental Planning and Assessment Act and Regulations 
· State Environmental Planning Policy (Sydney Harbour Catchment) 2005
· State Environmental Planning Policy 64 – Advertising and Signage
· State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017
· Parramatta Local Environmental Plan 2011
· Draft Parramatta Local Environmental Plan 2020
· Draft Parramatta CBD Planning Proposal
· Parramatta Development Control Plan 2011
· Environmental Planning and Assessment Regulation 2000

	Report prepared by
	Sohini Sen, Senior Development Assessment Officer

	Report date
	15 December 2021



	Summary of s4.15 matters
Have all recommendations in relation to relevant s4.15 matters been summarised in the Executive Summary of the assessment report?
	
Yes 

	Legislative clauses requiring consent authority satisfaction
Have relevant clauses in all applicable environmental planning instruments where the consent authority must be satisfied about a particular matter been listed, and relevant recommendations summarized, in the Executive Summary of the assessment report?
e.g., Clause 7 of SEPP 55 - Remediation of Land, Clause 4.6(4) of the relevant LEP
	
Yes

	Clause 4.6 Exceptions to development standards
If a written request for a contravention to a development standard (clause 4.6 of the LEP) has been received, has it been attached to the assessment report?
	
N/A

	Special Infrastructure Contributions
Does the DA require Special Infrastructure Contributions conditions (S94EF)?
Note: Certain DAs in the Western Sydney Growth Areas Special Contributions Area may require specific Special Infrastructure Contributions (SIC) conditions
	
Not Applicable

	Conditions
Have draft conditions been provided to the applicant for comment?
Note: in order to reduce delays in determinations, the Panel prefer that draft conditions, notwithstanding Council’s recommendation, be provided to the applicant to enable any comments to be considered as part of the assessment report
	
Yes



1. Executive Summary

This report considers a proposal for demolition, tree removal, and construction of a two storey Police Station building, including expansion of the existing basement carpark, relocation of the vehicular access to Phillip Street and provision of signage. The application will be determined by the Sydney Central City Planning Panel.
 
Assessment of the application against the relevant planning framework and consideration of matters by Council's technical departments has not identified any fundamental issues of concerns. The application is therefore satisfactory when evaluated against Section 4.15 of the Environmental Planning and Assessment Act 1979. 

This report recommends that the Panel:

· Grant development consent for development proposal subject of this application, subject to the recommended conditions.

2. The Site and Surrounds

The subject site is known as 95 Marsden Street, Parramatta (Lot 1 DP 1163104, Lot 2 DP 1169437, Lots 1-8 DP 978272, Lot 1 DP 1169437, and Lot 1169437) and comprises eleven allotments. The site comprises the Parramatta Police Station and the Parramatta Court House. The total site area is approximately 6,398m2. The site is generally flat and is irregular in shape. The site has frontages to Marsden Street (primary frontage) and Phillip Street (secondary frontage) as well as a boundary to Freemasons Arms Lane. The side adjoins the NSW Department of Justice Courthouse, Woolpack hotel and small scale commercial development to the south, and a commercial building and at-grade parking to the west.

The site currently contains the three storey Parramatta Police Station at the southern end of the site. The existing police station is built to the Marsden Street boundary. The main pedestrian access is located at the Marsden Street frontage. A loading area and vehicular access to the single level basement car park is currently located at the northern end of the existing building and connected to the at-grade car park area (37 spaces). The car park area currently accommodates an external waste storage area at the eastern end. 

The police station site is located within the existing Parramatta Justice Precinct, located at the western end of the Parramatta CBD commercial core. The site is predominantly surrounded by a number of medium-high density civic buildings with a number of low-medium density commercial developments. The site is approximately 850m north-east of the Parramatta Railway Station and is 125m south of the Parramatta River. 
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Figure 1: Aerial map (Nearmap)

3. Development History

Pre-lodgement Meeting

The proposal was considered by Council at a pre-lodgement meeting on 30 June 2021 (PL/64/2021).
The key issues raised by Council are outlined below.

Car Parking
It is noted that Figure 4.3.3.5.5 of the PDCP 2011 requires Marsden and Phillip Street to have above ground level carparking fully sleeved with active uses while Freemason Lane is to have active frontages at ground level with screened carparking above ground level. In accordance with Clause 4.3.3.5 C.14 of the PDCP 2011, the impact of any at-grade car parking must be minimised by locating parking on the side or rear of the lot away from the street frontage and /or by the provision of fencing or landscaping to screen the view of cars from adjacent streets and buildings. 

Where car parking is provided in basements, and semi-basements, development which will involve excavation shall incorporate the recommended site management procedures set out in the Parramatta Historical Archaeological Landscape Management Study. 

Substation
The impact of the substation should be minimised by locating it to the side or rear of the lot away from the street frontage and /or by the provision of fencing or landscaping to screen the view of the substation from adjacent streets and buildings. 

Aboriginal and Archaeological sensitivity
The site has High Aboriginal and Archaeological sensitivity. This is to be addressed at DA stage.  In this regard a Heritage Impact Statement (HIS) is to be submitted that addresses Clause 5.10 of the PLEP 2011. Further the Parramatta Historical Archaeological Landscape Management Study is to be addressed.

Consolidation of individual lots
All individual lots must be consolidated. A draft deposit plan must be prepared to show the lot consolidation proposal. All required easements as mentioned above to be shown on the draft consolidation plan. For example, it seems that the entrance to the Court car park is via the subject site. Relevant easement for access may need to be included in the consolidation plan. It should be noted that the proposed development must be fully within the proposed consolidated lot boundary. 

Parramatta Bicycle Path
The site is affected by the future Parramatta Light Rail and potential future bicycle pathways. 
These are to be considered in the development and clearly shown on the development plans. These are also to be discussed within the SOEE accompanying the DA for the development.

The proposed development has taken into consideration these matters in the scheme submitted with this Development Application. It is noted that lot consolidation has not been pursued and there is no planning requirement for lot consolidation. 

4. The Proposal

The subject Development Application seeks development consent for demolition, tree removal, and construction of a 2 storey Police Station building, including expansion of the existing basement carpark, relocation of the vehicular access to Phillip Street and provision of signage.

This proposed development includes the following components: 
· Demolition of the existing, three storey Parramatta Police Station and removal of twelve existing trees and a number of shrubs. 
· Excavation of the site to accommodate the new building footprint and laterally extended the existing basement carpark. 
· Construction of a two storey police station with the appropriate fit-out works for police operations.
· Augmentation of existing services which are shared between the existing police station and adjacent local courthouse enable independent services for each building. 
· Landscaping at the subject site to integrate with the existing landscaping at the adjoining local courthouse.
· Installation of new business identification signage.
· Expansion of the existing basement carpark to provide 34 new parking spaces and provide three at grade car spaces. 
· Relocation of vehicular, driveway access to Phillip Street. 
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Figure 2: 3D perspective of proposed development as viewed from the corner of Marsden Street and Phillip Street (Group GSA)

The development has a total gross floor area of 3,037m2 and the proposed building height is 9.9m. 

Amended plans were received during the course of assessment of this application with the following changes:

Amended architectural plans were submitted with the following changes:
· Amended materials along the building façade.
· Adjustment of the maximum parapet height.
· Amended materials for the service doors to blend in with the ground floor façade.
· Amendment of proposed windows and louvres.
· Enclosure of the proposed substation to Phillip Street.
· Modification of the proposed pedestrian entry ramp to allow for additional planting. 
· Relocation of the fire hydrant, booster and water meter away from Marsden Street to the shared courtyard area.
· Amendments to the shared courtyard area to provide greater privacy for courtyard users.
· Additional planting provided along the Marsden Street frontage to enhance amenity of public domain.
· Relocation of cooling towers to the rooftop of the existing cells. 
· Relocation of the plant area and provision of landscaped screening to the plant area.  

Other amended documentation submitted includes:
· Revised Landscape Plans.
· Revised Stormwater Plans.
· Remediation Action Plan.
· Construction Access Plan.

The amended plans and documentation are the subject of this assessment.

5. Referrals

The following internal and external referrals were undertaken:

	Design Excellence Advisory Panel 
	The Design Excellence Advisory Panel makes the following comments in relation to the scheme:

· The Panel notes that the proposal is located within Parramatta’s civic context. It is located on the intersection of two of Parramatta’s key streets, it is adjacent to the Parramatta Courthouse (a recipient of significant architectural and urban design awards) and the heritage listed St Andrews Church and directly faces a raised public square. Although the context was reasonably well described at the meeting, it is not clear what has been gleaned from the locality’s civic and heritage significance and how it has informed the design response, in terms of scale and character, alignments, streetscape, landscape, architectural language, materiality and so on. A thorough context and site analysis is therefore required to establish key objectives to guide any future proposals for the site.

· It is the Panel’s view that the proposal’s response to the site has been largely driven by standardized design guidelines that may be unsuited to this key civic site. While the Panel understands the need for operational and functional performance, a new public building in the civic precinct must clearly demonstrate design excellence in terms of its urban design and architectural response. Unfortunately, this is not exhibited in the current proposal.

· Rather than adapt key built form principles established by the adjacent courthouse, including its street alignment, loggia, massing, height, composition, fenestration, etc., the new building reads as a metal and glazed prism, more familiar to a business park or industrial estate. Without any alignment with established street edges or existing datum lines (such as parapets or fenestration), the building has virtually no correspondence with its adjacent built form, streetscape or local heritage.

· Instead of extending the open loggia (as per the Courthouse) with generous entry ramp and stairs set back within the proposed volume, the Marsden street frontage relegates the entry to a highly constrained corner location with insufficient space to circulate, let alone pause to gather one’s thoughts. The tightness of this space is disappointing and fails to demonstrate the inclusiveness and generosity expected of a well-designed civic building – especially one that some members of the community will find challenging (if not intimidating) to approach. The type of generosity expected of such a building is very well demonstrated by the Courthouse’s entry garden.

· The actual wall facing Marsden Street does not even continue an established alignment, resulting in an awkward step; this appears accidental. 

· The Philip Street frontage is dominated by a large, open undercroft, which houses two parking spaces, a vehicular ramp and service/circulation spaces. A randomly cut back corner allows for a substation kiosk’s vertical clearances, its corner hangs precariously over the vehicular entry ramp. The expressed junction between upper cladding and concrete base – one of the building’s key features - fails to maintain a consistent horizontal datum along the façade, resulting in an awkward angled junction halfway along the façade. All these items create a sense that this is a mere service wing – not a well resolved facade on one of Parramatta’s oldest streets. As stated at the meeting, this arrangement adversely impacts on the physical and visual amenity of the public domain; as such, it would not be an acceptable outcome for an apartment building, let alone a new public building within the Civic precinct.

· The raised open space that separates the proposed Police Station and the existing Courthouse has been filled with sheds to house plant. Although the Panel understands that this plant serves both the Courthouse and the new police station, it is not clear if alternative uses for this open space were studied – such as an entry for example. This appears to be a lost opportunity.

· Rather than integrating the plant sheds into a single form or composing a refined street edge volume (high tech) – which could create an amenable secure courtyard – no consideration has been given to the form of the enclosure(s) at all, let alone the significant physical or visual impacts they may have on the streetscape, the garden or its future users. This is not an adequate design response.

· The Panel also notes that although the presentation included a comprehensive appreciation of the indigenous history, there was little reference to this in the design.  

Planning Comment
Amended plans have been submitted to address the panel’s comments where feasible. The following changes have been made in response:

· Amended materials along the building façade.
· Amended materials for the service doors to blend in with the ground floor façade.
· Amendment of proposed windows and louvres.
· Enclosure of the proposed substation to Phillip Street.
· Modification of the proposed pedestrian entry ramp to allow for additional planting. 
· Relocation of the fire hydrant, booster and water meter away from Marsden Street to the shared courtyard area.
· Amendments to the shared courtyard area to provide greater privacy for courtyard users.
· Additional planting provided along the Marsden Street frontage to enhance amenity of public domain.
· Relocation of cooling towers to the rooftop of the existing cells. 
· Relocation of the plant area and provision of landscaped screening to the plant area.  

Upon review of the amended plans, it is considered that the revisions made address the key concerns raised by the panel and provide an satisfactory design outcome for the site given the use as a police station.

	Catchment and Development Engineer
	Supported subject to recommended conditions of consent.

Stormwater system:

The applicant has submitted a report to justify why the OSD system will not provide any benefits for this area due to extensive flooding downstream. Hydrographs using the RAFTS model were generated and compared. Above this, considering the existing basement extent and flooding within the street, there is no proper location for an OSD tank that would provide enough head within the system. The proposed development will not increase imperviousness compared to the existing condition. Therefore, it was accepted that an OSR strategy will provide a better outcome. A large rainwater tank has been proposed which will reduce runoff for small rainfall events. 

Storm filters are proposed to meet water quality targets. An RFI was prepared which requested the applicant’s engineer to check the location of the storm filter chamber to ensure the system will not be drowned in smaller events (3 months storm) and there will be no backflow from the street into the system. The submitted revised plans did not address these issues and these issues have been raised to be addressed prior to CC. The SF chamber may need to be relocated or raised.

Flooding: 

The site is impacted by both fluvial and pluvial flooding. Fluvial Flood information was obtained from Council. The applicant’s engineer has assessed overland flooding and concluded that the upstream catchment is very small and assuming conservatively that the 100-year flood level from overland flow reaches top of kerb levels along Marsden and Phillip Street (within the vicinity of the proposed development), the overland flow levels were estimated from 10.15m AHD in the south-western corner of the site, to 8.77m AHD in the north-eastern corner of the site. 

An extensive flood risk assessment report was prepared by the applicant. In general, the type and number of users will not be changed by this DA compared to the existing condition. The new building will be much better protected against flooding by providing passive flood protection of the basement by providing a ramp up to 1% AEP + 500mm freeboard (which is 9.57m AHD in Philip street within the vicinity of the driveway), flood gates which will protect the basement up to PMF. The building FFL will be higher than FPL (1% AEP + 500mm freeboard). Additional freeboard will count for climate change. Extensive recommendations with regards to the flood warning system and required mitigation measures have been provided in the submitted flood report. In general, the development will not increase the associated risk of flooding. 

The building will be used as SIP so it should be designed to withstand flood forces up to PMF. 

Groundwater:
In the submitted RFI, it was requested that the basement should be a fully dry structure (Tanked). The applicant has provided a response that since the proposed basement will be connected to the existing court basement, such an approach is not feasible and may cause damage to the existing basement. Since the basement is just one level and already existing and considering the issues raised in the applicant’s response, a drained basement has been accepted. A condition has been added that the basement pump system must be designed based on expected groundwater inflow. The groundwater inflow must be treated prior to discharge to the Council system. Details must be provided prior to CC and approved by Council. 

	Tree and Landscape Officer 
	Supported subject to conditions of consent.

Twelve trees and some shrubs are proposed to be removed to accommodate the proposed site redevelopment. Due to the extent of proposed site coverage minimal new vegetation is proposed. Existing trees shall be retained within the road reserve and courtyard.

The proposed landscape plans are considered satisfactory for the development type.

	Traffic and Transport Engineer
	Supported subject to conditions of consent.

Neither the Parramatta DCP 2011 nor the RMS Guide to Traffic Generating Developments provide parking rates for a Police Station. It is noted that details of the internal fit-out and operations have been omitted from the Architectural Plans submitted with this DA for reasons of security.

	Urban Design (Public Domain)
	Supported subject to conditions of consent.

The existing courtyard open space between the Local Court building and the Police has been reduced by approximately 60% and has become a services courtyard.  No attempt has been made to house the services within the building.  The borrowed landscape impact of this courtyard on the public domain has been totally diminished with the removal of existing vegetation. 

Marsden Street on the western side is proposed to be part of the regional cycleway which will result in a new kerb alignment on the eastern side fronting the Police Station.  The existing brick paving will therefore remain until the kerb alignment changes.  Street trees should then be planted at the same time. 

Phillip Street exiting paving has the required concrete paver and the new kerb ramps at the corner traffic lights will be constructed in that concrete paver.

One street tree (Flindersia) is to be removed to accommodate a 12m wide driveway so that Police have the carpark entry plus 4 parking spaces on the site boundary.  There is no opportunity for another replacement tree given the required sight lines. 

Planning Comment
Amended plans have been submitted which include additional landscaping to the courtyard area to mitigate the impacts of the vegetation removal.

The existing paving is retained within the cycleway land reservation area. 

	Environmental Health (Acoustic)
	Supported subject to conditions of consent.


	Environmental Health Officer (Waste)
	Supported subject to conditions of consent.

	Environmental Health Officer (Contamination)
	Supported subject to conditions of consent.

	Transport for NSW
	Supported subject to conditions of consent.

	Endeavour Energy
	Supported subject to conditions of consent.




6. Assessment under Environmental Planning and Assessment Act 1979

The sections of this Act which require consideration are addressed below: 

Section 4.15: Evaluation

This section specifies the matters which a consent authority must consider when determining a development application, and these are addressed in the Table below: 

	   Provision 
	Comment

	Section 4.15(1)(a)(i) - Environmental planning instruments
	Refer to section 7. 

	Section 4.15 (1)(a)(ii) - Draft environmental planning instruments
	Refer to section 8. 

	Section 4.15 (1)(a)(iii) – Development control plans
	Refer to section 9.

	Section 4.15 (1)(a)(iiia) - Planning agreement
	Refer to section 10.

	Section 4.15 (1)(a)(iv) - The Regulations
	Refer to section 11.

	Section 4.15 (1)(b) – The likely impacts of the development
	Refer to section 12.

	Section 4.15 (1)(c) – The suitability of the site for development
	Refer to section 13.

	Section 4.15 (1)(d) – Any submissions
	Refer to section 14.

	Section 4.15 (1)(e) – The public interest
	Refer to section 15.



7. Environmental Planning Instruments

Overview

The instruments applicable to this application comprise:    

· State Environmental Planning Policy No. 55 – Remediation of Land.
· State Environmental Planning Policy No. 64 – Advertising and Signage.
· State Environmental Planning Policy (Sydney Harbour Catchment) 2005.
· State Environmental Planning Policy (Infrastructure) 2007. 
· State Environmental Planning Policy (State and Regional Development) 2011. 
· State Environmental Planning Policy No (Vegetation in Non-Rural Areas) 2017.  
· Parramatta Local Environmental Plan 2011.

Compliance with these instruments is addressed below. 

STATE ENVIRONMENTAL PLANNING POLICY 55 – REMEDIATION OF LAND

Clause 7 of this Policy requires that the consent authority must consider if land is contaminated and, if so, whether it is suitable, or can be made suitable, for a proposed use. 
In considering this matter it is noted:

· The site is not identified in Council's records as being contaminated. The site does have a history of commercial and law enforcement uses. The existing police station was constructed during the 1970s.
· The applicant has submitted a preliminary site investigation and detailed site investigation as part of the Development Application which concludes that the site holds fill material containing Petroleum hydrocarbon TRH F1, TRH F1 and F2, groundwater containing TRH, BTEX and naphthalene, copper, lead, and zinc, which requires remediation. It is noted that the report also concludes that the site can be made suitable for the proposed development subject to the recommendations within the report. 
· A Remediation Action Plan was also submitted with the Development Application. 
· Council’s Environmental Health Officer has reviewed the application and conditions of consent are recommended including the preparation of a site audit statement by a suitable qualified professional. 

Therefore, in accordance with Clause 7 of the State Environmental Planning Policy No 55—Remediation of Land, the land is suitable for the proposed development being a public administration building. 

STATE ENVIRONMENTAL PLANNING POLICY NO. 64 – ADVERTISING AND SIGNAGE 2004 

The development proposal includes signage which is subject to the provisions of State Environmental Planning Policy No. 64 – Advertising and Signage (SEPP 64). Signage is proposed as follows:

	Sign
	Dimensions and Type
	Location
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	Illuminated, two-sided steel pole mount sign. 1250mm x 1250mm.
	Located at the main entry of the building, visible from Marsden Street and corner of Phillip Street.
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	Cast aluminium crest. 1319mm high
	Next to building entry on Marsden Street (western building elevation).
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	Wall mounted sign. 500mm aluminium lettering.
	Next to building entry on Marsden Street (western building elevation).



The proposed signage is classified as business identification signage. An assessment of the proposed signage against schedule 1 of the SEPP 64 is provided below.

SEPP 64 – ASSESSMENT AGAINST SCHEDULE 1

	Criteria
	Comment

	1  Character of the area

· Is the proposal compatible with the existing or desired future character of the area or locality in which it is proposed to be located?

· Is the proposal consistent with a particular theme for outdoor advertising in the area or locality?
	

The proposed business identification signage is compatible with the existing and desired future character area of the Parramatta Justice Precinct. 

The content of the proposed signage is consistent with the character of the signage consistent with the NSW Police and is compatible with existing business identification along Marsden Street, Phillip Street and the area.

	2   Special areas

· Does the proposal detract from the amenity or visual quality of any environmentally sensitive areas, heritage areas, natural or other conservation areas, open space areas, waterways, rural landscapes or residential areas?
	

The proposal does not detract from the visual quality of any environmental sensitive, heritage areas, or other conservation areas and residential areas.

	 3   Views and vistas

· Does the proposal obscure or compromise important views?

· Does the proposal dominate the skyline and reduce the quality of vistas?

· Does the proposal respect the viewing rights of other advertisers?
	

The proposal does not obscure any views.


The proposal does not dominate the skyline or reduce the quality of vistas.


The proposal respects the viewing rights of other advertisers.

	4   Streetscape, setting or landscape

· Is the scale, proportion and form of the proposal appropriate for the streetscape, setting or landscape?


· Does the proposal contribute to the visual interest of the streetscape, setting or landscape?

· Does the proposal reduce clutter by rationalising and simplifying existing advertising?

· Does the proposal screen unsightliness?

· Does the proposal protrude above buildings, structures or tree canopies in the area or locality?

· Does the proposal require ongoing vegetation management?
	


The scale, proportion and form of the proposal are appropriate for the streetscape and setting and is consistent with that of similar public buildings.

The proposed signage serves to identify the police station and contributes to the visual interest of the streetscape.

The proposal is acceptable to adequately identify the police station.


The proposal does not screen unsightliness.


The proposal does not protrude above buildings, structures or tree canopies in the locality.


The proposal does not require ongoing vegetation management.

	5   Site and building

· Is the proposal compatible with the scale, proportion and other characteristics of the site or building, or both, on which the proposed signage is to be located?

· Does the proposal respect important features of the site or building, or both?

· Does the proposal show innovation and imagination in its relationship to the site or building, or both?
	

The proposal is compatible with the scale, proportion and other characteristics of the building on which it is to be located.




The proposal is compatible with the features of the existing building.


The proposal is appropriate in terms of innovation and imagination in its relationship to the existing building.

	6   Associated devices and logos with advertisements and advertising structures

· Have any safety devices, platforms, lighting devices or logos been designed as an integral part of the signage or structure on which it is to be displayed?
	



No safety devices, platform, lighting devices or logos are proposed.

	7   Illumination

· Would illumination result in unacceptable glare?

· Would illumination affect safety for pedestrians, vehicles or aircraft?

· Would illumination detract from the amenity of any residence or other form of accommodation?

· Can the intensity of the illumination be adjusted, if necessary?

· Is the illumination subject to a curfew?
	

The proposed illumination would not result in unacceptable glare.

The proposed illumination would not affect safety for pedestrians, vehicle or aircraft.

The site is not located near any residential areas.


The intensity of the illumination cannot be adjusted.


The illumination is not subject to a curfew. This is considered acceptable as the signage is located within an industrial area.

	8   Safety

· Would the proposal reduce the safety for any public road?

· Would the proposal reduce the safety for pedestrians or bicyclists?

· Would the proposal reduce the safety for pedestrians, particularly children, by obscuring sightlines from public areas?
	

The proposal would not reduce the safety for any public road.

The proposal would not reduce the safety for pedestrians or bicyclists.


The proposal would not reduce the safety for pedestrians by obscuring sightlines.



SYDNEY REGIONAL ENVIRONMENTAL PLAN (SYDNEY HARBOUR CATCHMENT) 2005 (DEEMED SEPP) 

The site is not located on the foreshore or adjacent to a waterway and therefore, with the exception of the objective of improved water quality, the objectives of the SREP are not applicable to the proposed development. 

The development is consistent with the controls contained within the deemed SEPP. 

STATE ENVIRONMENTAL PLANNING POLICY (INFRASTRUCTURE) 2007

The provisions of SEPP (Infrastructure) 2007 have been considered in the assessment of the development application.

The proposed redevelopment includes the relocation of existing energy infrastructure. A new substation is proposed for the Police Station as recommended by Endeavour Energy. The application is subject to clause 45 of the SEPP. Endeavour Energy has reviewed the application and raises no objection to the development proposal subject to recommended conditions of consent.

The application is not subject to Clause 101 of the SEPP as the site does not have a frontage to a classified road.

The application is not subject to Clause 102 of the SEPP as the average daily traffic volume of Marsden Street and Phillip Street is less than 20,000 vehicles and the development does not include a residential component. 

STATE ENVIRONMENTAL PLANNING POLICY (STATE AND REGIONAL DEVELOPMENT) 2011

As this proposal has a Capital Investment Value of more than $5 million and is a Crown development, Part 4 of this Policy provides that the Sydney Central City Planning Panel is the consent authority for this application.

STATE ENVIRONMENTAL PLANNING POLICY (VEGETATION IN NON-RURAL AREAS) 2017

The application has been assessed against the requirements of State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017.  This Policy seeks to protect the biodiversity values of trees and other vegetation in non-rural areas of the State, and to preserve the amenity of non-rural areas of the State through the preservation of trees and other vegetation.

The application proposes the removal of twelve (12) trees from the site. Council’s Tree and Landscape Officer has reviewed the application and raises no objections to the proposed tree removal subject to recommended conditions of consent. Replacement planting is proposed within the courtyard area. 

PARRAMATTA LOCAL ENVIRONMENTAL PLAN 2011

The relevant matters to be considered under Parramatta Local Environmental Plan 2011 for the proposed development are outlined below. 

Zoning and Permissibility

The site is located in the B4 Mixed Use Zone pursuant to the Parramatta Local Environmental Plan 2011 (LEP 2011). 

Under the LEP, a police station is defined as a type of ‘public administration building’. The use is also defined as a ‘police station’ under State Environmental Planning Instruments.

Public administration building means a building used as offices or for administrative or other like purposes by the Crown, a statutory body, a council or an organisation established for public purposes, and includes a courthouse or a police station. (LEP 2011). 

Police station means a building or place that is used in connection with the provision of police services to the public by the NSW Police Force and may include custodial facilities or premises used for a local area command function. (Infrastructure SEPP 2007). 

Public administration buildings are not explicitly prohibited within the B4 Mixed Use under Clause 2.3 of LEP 2011. The use is therefore permissible with development consent.

	Development Standard
	Compliance

	Clause 2.3 Zone objectives and land use table
	The site is zoned B4 Mixed Use. The proposed development is defined as a public administration building and is permissible with development consent. The proposal meets the objectives of the B4 Mixed Use zone as the development:
· Provides a mixture of compatible land uses.
· Integrates suitable business, office, residential, retail and other development in accessible locations so as to maximise public transport patronage and encourage walking and cycling.
· Contributes to an active, vibrant and sustainable neighbourhood.
· Creates opportunities to improve the public domain and pedestrian links.
· Supports the higher order Zone B3 Commercial Core while providing for the daily commercial needs of the locality.
· Protects and enhances the unique qualities and character of special areas within the Parramatta City Centre.

	Clause 2.7 Demolition requires development consent
	Yes. Consent is sought for the demolition of existing structures on the site.

	Clause 4.3 Height of Buildings
Allowable = 28m
Proposed = 9.9m
	Yes.


	Clause 4.4 Floor Space Ratio
Allowable:
4:1 
Proposed: 
1.35:1 (3,037m2)
	Yes.

	Clause 4.5 Calculation of floor space ratio and site area
	The Floor Space Ratio and Site Area has been calculated in accordance with this clause.

	Clause 4.6 Exceptions to development standards
	N/A.

	Clause 5.1A Development on land intended to be acquired for public purposes
	N/A. There is no land identified for acquisition under this LEP. It is noted that part of the site is identified for a regional cycleway under the draft Parramatta CBD Planning Proposal. This is discussed further in this report. 

	Clause 5.6 Architectural roof features
	An architectural roof feature is not proposed.

	Clause 5.7 Development below mean high water mark 
	The proposal is not for the development of land that is covered by tidal waters.

	Clause 5.10 Heritage Conservation
	Yes. The site does not contain a heritage item and is not located within a Heritage Conservation Area. The site is in the vicinity of a number of local heritage items across Freemasons Arms Lane. 

The proposed development is two storeys in height and responds to the scale of nearby heritage items. The development has acceptable impacts to these items, and it is considered that no views towards heritage items will be substantially impacted by the proposed works. 

	Aboriginal Places of Heritage significance
	Yes. The site is identified as High Aboriginal Heritage Sensitivity. An Aboriginal Due Diligence Assessment was undertaken and is submitted with the Development Application. Based on the recommendations of the Due Diligence Assessment report, an Aboriginal Cultural Heritage Assessment Report (ACHAR) is currently being prepared with the appropriate Aboriginal community consultation and test excavations. This submission of this report is included as a condition of consent. Should the conclusions of this report require an Aboriginal Heritage Impact Permit, this will be applied for and issued by Heritage NSW separately. 

	Clause 5.11 Bush fire hazard reduction
	N/A. The site is not identified as bushfire prone land.

	Clause 5.21 Flood planning
	Yes. The site is identified by Council as being flood prone. Council’s Catchment and Development Engineer has reviewed the proposal and raises no objections to the proposed development subject to recommended conditions of consent.

	Clause 6.1 Acid Sulfate Soils
	Yes. The site is classified as containing Class 4 Acid Sulfate Soils. The development includes works more than 2m below the natural ground surface (basement car parking). It is also noted that the site contains an existing basement at this level. An Environmental Site Investigation report has been submitted with the Development Application which concludes that an Acid Sulfate Soils Management Plan is required to be submitted however does not conclude whether the works are likely to lower the water table. A condition of consent requiring the submission of an Acid Sulfate Soils Management Plan prior to the commencement of any works is recommended.

	Clause 6.2 Earthworks

	Yes. Council’s Development Engineer has reviewed the application and considers that the proposed earthworks are satisfactory.

	Clause 6.4 Biodiversity protection
	N/A. The site is not identified on this map.

	Clause 6.5 Water protection
	N/A. The site is not identified on this map.

	Clause 6.6 Development on landslide risk land
	N/A. The site is not identified on this map.

	Clause 6.7 Affected by a Foreshore Building Line
	N/A. The site is not located in the foreshore area. 

	Clause 7.3 Car Parking
	N/A. Public administration buildings are not a land use specified under this clause. Notwithstanding, the development proposal includes a total 44 car parking spaces which is considered acceptable on merit.

	Clause 7.4 Sun Access
	Yes. The proposed development will not result in any additional overshadowing on Parramatta Square, the Lancer Barracks or Jubilee Park.

	Clause 7.10 Design Excellence
	N/A. The development is not subject to this clause as the building height proposed is less than 55 metres.



8. Draft Environmental Planning Instruments

DRAFT PARRAMATTA LOCAL ENVIRONMENTAL PLAN 2020

Draft Parramatta Local Environmental Plan 2020 was placed on public exhibition on the 31 August 2020, with exhibition closing on the 12 October 2020. The draft LEP will replace the five existing LEPs that apply within the Local Government Area and will be the primary legal planning document for guiding development and land use decisions made by Council. 

	LEP
	Zoning
	Height
	FSR

	LEP 2011
	B4
	28m
	4:1

	Draft LEP 2020
	B4
	28m
	4:1



Whilst the draft LEP must be considered when assessing this application, under cl4.15(1)(a)(ii) of the Environmental Planning & Assessment Act, the LEP is neither imminent or certain and therefore limited weight has been placed on it. 

Notwithstanding, the proposed development is consistent with the objectives of the Draft LEP.

DRAFT CBD PLANNING PROPOSAL

Draft Parramatta CBD Planning Proposal was submitted to the Department of Planning, Industry and Environment for finalisation on 1 July 2021. The provisions of the draft planning proposal are applicable to the site and surrounds. An assessment of the proposal against the relevant provisions is undertaken below.

	Control
	Draft Provisions
	Comment

	Zoning
	B4 Mixed Use
	No change is proposed to the existing zoning for the site.

	Height of Building
	28m. 
Additional building height is provided as an incentive if design excellence is achieved.
	No change is proposed the building height for the site and the proposed development is within the 28m height limit. No incentive is sought.

	Floor Space Ratio
	4:1.
If design excellence is demonstrated, the mapped incentive FSR of 10:1 may apply.
	No change is proposed the Floor Space Ratio for the site and the proposed development is within the 4:1 FSR applicable for the site. No incentive is sought.

	Airspace Restrictions
	The airspace controls are no longer confined to the areas identified on the Special Provisions Area Map and they apply to the entire Parramatta City Centre. 
	The proposed development is under 28m and will not affected by the airspace restrictions.

	Minimum Commercial FSR
	The site is mapped as being subject to the minimum commercial provisions. 

The CBD Planning Proposal requires that the minimum floor space ratio for any commercial premises floor space of any development is 1:1. 


	The intent of this clause is to encourage additional commercial space on B4 zoned land and activate land on the edge of the B3 Commercial Core zone.

The proposed development does not meet the minimum 1:1 commercial floor space required under this clause. A variation is considered acceptable for the following reasons:

· The proposal will facilitate essential employment space in support of the growing CBD population. 
· The proposal provides an essential community service to be provided at the edge of the commercial core.
· The proposal does not include any residential uses and does not rely on any FSR or height incentives to maximum the building envelope.
· The proposal allows for the development of surrounding sites for future commercial uses.

	Opportunity Site
	The site is mapped as being an opportunity site.  

As the entire site is mapped as an Opportunity Site, the following bonuses are applicable to the site under the proposed subclause 3: 

(3) A building on land to which this clause applies is eligible for an amount of additional residential floor space (above that already permitted elsewhere under this Plan) equivalent to that which may be achieved by applying a floor space ratio of up to 3:1 to that part of the land to which the development is situated that meets the minimum site dimension requirements specified in subclause (4) (a) (ii) below 

 

	The adjoining site at No. 9 Phillip Street is included with the subject site as an opportunity site. 

The proposed police station development does not seek to achieve the bonus residential FSR as provided by this clause. 

The proposed development is consistent with the objectives of this proposed clause as:
· The proposed use serves a vital function as an essential community use.
· The remaining allotments within the opportunity site are privately owned and not part of the Crown land site.
· The size of the remaining allotments mean that they would not otherwise benefit from the incentive height and FSR controls available for large sites. As such their anticipated development potential is based on the existing height and FSR provisions which will not be impacted by the proposed development. 

	Active Frontages
	The site is mapped as requiring active frontages at both Marsden Street and Phillip Street 

The following applies to the site: 
(3) Development consent must not be granted to the erection of a building, or a change of use of a building, on land to which this clause applies unless the consent authority is satisfied that the building will have an active frontage after its erection or change of use. 

(4) Despite subclause (3) and subject to the consent authority being satisfied, an active frontage is not required for any part of a building that is used for any of the following: 
(a) entrances and lobbies (including as part of mixed use development), 
(b) access for fire services, 
(c) electrical services, 
(d) vehicular access. 

(5) In this clause, a building has an active frontage if all premises on the ground floor of the building facing the street and any public spaces are used for the purposes of business premises, community facilities, entertainment facilities or retail premises. 
	The land use for the proposed police station is a public administration building however the use can also be considered a community use. The proposed development satisfies the intent of the provisions under this clause. 

Notwithstanding the constraints of the proposed use as a police station with specific security and privacy requirements, windows to offices and working spaces are provided where possible to provide an outlook onto Marsden Street and Phillip Street. The building entrance is proposed near the corner of these two streets in a prominent location to improve the current street interface.

	Land Reservation Acquisition – Regional Cycleway
	The western edge of the site, adjoining Marsden Street, is identified within the CBD Planning Proposal as nominated for a regional cycleway along Marsden Street.

The edge of the site is to be reserved for future acquisition by the relevant state authority for the purposes of a regional cycleway. 

A 2m wide parcel of land is identified as the land reservation area for this cycleway. 
	The proposed building has been designed to accommodate the 2m wide land reservation area along Marsden Street, along the western site boundary on the ground floor to facilitate the proposed cycleway. 

It is noted that the existing basement structure encroaches within the 2m wide land reservation area however the proposed basement extension provides an adequate setback.

The inclusion of the existing basement within this zone does not restrict the ability to provide street trees along Marsden Street. 



9.  	Development Control Plans 

Parramatta Development Control Plan 2011

The relevant matters to be considered under Parramatta Development Control Plan 2011 for the proposed development are outlined below. 

	Development Control
	Compliance

	Part 2 – Site Planning

	2.4.1 Views and Vistas

	Yes. There are no significant views to or from the site identified within the DCP. 

	2.4.2 Water Management

	2.4.2.1  Flooding
	Yes. Council’s Catchment and Development Engineer has reviewed the application and supports the development proposal subject to recommended conditions of consent.

	2.4.2.2  Protection of Waterways
	Yes. The proposal complies.

	2.4.2.3  Protection of Groundwater
	Yes. The proposal complies.

	2.3.3 Soil Management 

	2.4.3.1 Sedimentation

	Yes. An Erosion and Sediment Control Plan was submitted with the Development Application and conditions of consent ensuring minimisation of soil erosion are recommended.

	2.4.3.2 Acid Sulfate Soils.
	Yes. Refer to LEP table.

	2.4.3.3 Salinity
	Yes. The proposal complies.

	2.4.4 Land Contamination
	Yes. Refer to body of report.

	2.4.5 Air Quality 
	Yes. The proposal complies. Relevant conditions for air quality are recommended to ensure no adverse air quality impacts are generated from the development during demolition, construction and ongoing use.

	2.4.6 Development on Sloping Land
	Yes. The proposal complies and the design of the development responds to the site topography.

	2.4.7 Biodiversity
	Yes. The proposal complies.

	2.4.8 Public Domain
	Yes. The proposal satisfactorily addresses the public domain. The police station provides an outlook to the street where possible and the public entrance to the building is located on a prominent corner. 

	Part 3 – Development Principles 

	3.1 Preliminary Building Envelope

	3.1.1 Height
	Yes.

	3.1.3 Preliminary Building Envelope Tables

	Minimum Site Frontage Control
	Refer to Part 4 of this table.

	Front Setback Control
	Refer to Part 4 of this table.

	Side Setback Control
	Refer to Part 4 of this table.

	Rear Setback Control
	Refer to Part 4 of this table.

	Deep Soil and Landscaped Area: Assessed on merit
	The level of landscaping proposed is considered satisfactory given the site constraints.

	3.2 Building Elements

	3.2.1 Building Form and Massing

Buildings are to be of a height that responds to the topography and the shape of the site. 


The proportion and massing of buildings is to relate favourably to the form, proportions and massing of existing and proposed buildings patterns in the street. 

Building height and mass should not result in unreasonable loss of amenity to adjacent properties, open space or the public domain. 

The form and massing of buildings is to provide a transition between adjoining land use zones and building types. 
	Yes. 

The proposed building height is compliant with the maximum LEP building height permitted and responds to the site topography.

The proposed massing of the building relates to existing development along Marsden and Phillip Streets.


Yes. The proposal complies.




Yes. The proposal complies.

	3.2.2 Building Facades and Articulation
	Yes. The building is appropriately articulated through the use of materials, louvres and fenestration.

	3.2.3 Roof Design
	Yes. The proposed roof design is compatible with the prevailing roof form in the street.

	3.2.4 Energy Efficient Design
	Yes. The proposal is able to comply.

	3.2.5 Streetscape
	Yes. The proposal responds to the existing and desired future streetscape.

	3.3 Environmental Amenity

	3.3.1 Landscaping
	Yes. The proposed landscaping is suitable for the type of development proposed.

	3.3.3 Visual Privacy
	Yes. The proposal does not result in adverse overlooking impacts to adjoining properties. 

	3.3.4 Acoustic Privacy
	Yes. An acoustic report was submitted with the Development Application. Council’s Environmental Health Officer has reviewed the proposal and raises no objections to the proposed acoustic measures recommended within the acoustic report and recommended conditions of consent.

	3.3.5 Solar Access and Ventilation
	Yes. The proposal results in overshadowing to a number of properties however the submitted shadow diagrams indicate that adjoining properties are able to receive the minimum 3 hours of solar access required under the DCP.

	3.3.6 Water Sensitive Urban Design

	Yes. The proposed development complies with the DCP controls relating to stormwater management. Refer to referral comments provided by Council’s Development Engineer.

	3.3.7 Waste Management
	Yes. The submitted Waste Management Plan details the types, volumes and methods of waste disposal for the development during the demolition and construction phase. Council’s Environmental Health Officer has reviewed the proposal and raises no objections with the proposed waste management measures subject to recommended conditions of consent.

	3.5 Heritage
	Yes. The site does not contain a heritage item and is not located within a Heritage Conservation Area. The site is in the vicinity of a number of local heritage items across Freemasons Arms Lane. 

The proposed development is two storeys in height and responds to the scale of nearby heritage items. The development has acceptable impacts to these items, and it is considered that no views towards heritage items will be substantially impacted by the proposed works.

	3.6 Movement and Circulation

	3.6.2 Parking and Vehicular Access
	Yes. There are no parking rates specified for a police station. Council’s Traffic and Transport Engineer has reviewed the application and raises no objections to the proposed development.

	3.6.3 Movement and Circulation
	Yes. The proposal is able to comply.

	Part 4 – Strategic Precincts – Parramatta City Centre

	The site is located within the Parramatta City Centre identified within the DCP.

	Building Form 
Street alignment and setbacks 
Required: 0m minimum setbacks at Marsden Street and Phillip Street

Proposed: 0m – 2m (along Marsden Street to accommodate future cycleway).
	Yes. The proposal complies.

	Building Form
Street frontage heights and upper-level setbacks 
Required: 4 storeys (street wall) / 14m (podium) 
	Yes. The proposed development is 2 storeys and is consistent with the street wall requirement. The proposal complies.

	Building Separation
Side and Rear: 0m

Proposed: 0m (no upper level setback is required as the development is 2 storeys).
	Yes. The proposal complies.

	Public Domain and Active Frontages
	Yes. While the proposal does not comply with the active frontage requirements of the DCP due to the secure nature of the proposed use, windows to offices and working spaces are provided where possible to provide an outlook onto Marsden Street and Phillip Street. The building entrance is proposed near the corner of this intersection in a prominent location to improve the current street interface.

	Access and Parking 

One vehicle access point only (including the access for service vehicles and parking for non-residential uses within mixed use developments) will be generally permitted. 

Where practicable, vehicle access is to be from lanes and minor streets rather than primary street fronts or streets with major pedestrian activity.
	Yes. The proposed development has one vehicle access point from Phillip Street. Vehicular access from Freemasons Arms Lane is not available. 


	Access and Parking – Onsite Parking 

Where car parking is provided in basements, and semi-basements, development which will involve excavation shall incorporate the recommended site management procedures set out in the Parramatta Historical Archaeological Landscape Management Study. 

Provide 1-2% readily accessible parking spaces, designed and appropriately signed for use by people with disabilities. 

Provide separate parking for motorcycles for an area equal to 1 car parking space, as a minimum, for every 50 car parking spaces provided, or part thereof. 

Motorcycle parking does not contribute to the number of parking spaces for the purpose of complying with the maximum number of parking spaces permitted. 
	

The appropriate Historical Archaeological has been prepared and provide an archaeological assessment of the potential Aboriginal and European archaeological artefacts and the recommended management procedures. 



One accessible parking space is provided. 



A separate area for motorcycle parking will be provided with space for 6 spaces. 






10. Planning Agreements 

The proposal is not subject of a planning agreement. 

11. The Regulations  
[bookmark: _Toc265247110][bookmark: _Toc268099911][bookmark: _Toc268608717]
Conditions have been recommended to ensure the following provisions of the Regulation will be satisfied: 

· Clause 98 - Building works are to satisfy the Building Code of Australia.

12. The likely impacts of the development

Context and setting

The Land and Environment Court planning principle on “compatibility with context” as established in Project Venture Developments v Pittwater Council provides the following test to determine whether a proposal is compatible with its context: 

Are the proposal’s physical impacts on surrounding development acceptable? The physical impacts include constraints on the development potential of surrounding sites?
Response

This proposal will not result in unacceptable adverse physical impacts as:
 
· The design and location of the building will not preclude surrounding land from being developed in accordance with planning controls. 
· The proposal will not generate noise or diminish views that would be detrimental to adjacent and surrounding sites. 
· The design of the proposed building does not detract from any nearby heritage items. 

Is the proposal’s appearance in harmony with the buildings around it and the character of the street?

Response

This proposal will have a satisfactory relationship with its context for the following reasons: 

· The scale, form and presentation of the building is consistent with planning controls, and the design and site planning are acceptable. 
· The built form does not result in any significant adverse impacts for adjacent sites.

13. Site suitability

Subject to the conditions provided within the recommendation to this report the site is suitable for this development given:

· It is an appropriate “fit” for the locality given the preceding analysis which demonstrates a lack of adverse built form and operational impacts; and
· The site attributes are conducive noting natural constraints/hazards; ecological and heritage impacts are able to be properly managed.  

14. Submissions 

The application was notified and advertised in accordance with Council’s notification policy for a 21 day period between 9 September and 30 September 2021. During this time, two individual unique submissions were received, including one submission in support of the development. The issues raised within those submissions are addressed below. Issues have been grouped to avoid repetition.

	Issue
	Response

	Potential for boundary adjustment with adjoining site to create a regular shaped allotment
	The subject site is Crown owned. No boundary adjustment is proposed.

	Position of windows less than 3m from site boundary and impacts on future development on adjoining site
	No development application has been submitted for the adjoining site and therefore potential future impacts cannot be adequately considered. There are no building separation requirements for the proposed police station.

	Relocation of plant and acoustic impacts on future development on adjoining site
	The proposed generator has not been relocated in the amended plans submitted. The location is considered to be acceptable. No development application has been submitted for the adjoining site and therefore potential future impacts cannot be adequately considered.



Amended Plans Yes.

Summary of amendments

Amended architectural plans were submitted with the following changes:
· Amended materials along the building façade.
· Adjustment of the maximum parapet height.
· Amended materials for the service doors to blend in with the ground floor façade.
· Amendment of proposed windows and louvres.
· Enclosure of the proposed substation to Phillip Street.
· Modification of the proposed pedestrian entry ramp to allow for additional planting. 
· Relocation of the fire hydrant, booster and water meter away from Marsden Street to the shared courtyard area.
· Amendments to the shared courtyard area to provide greater privacy for courtyard users.
· Additional planting provided along the Marsden Street frontage to enhance amenity of public domain.
· Relocation of cooling towers to the rooftop of the existing cells. 
· Relocation of the plant area and provision of landscaped screening to the plant area.  

Other amended documentation submitted includes:
· Revised Landscape Plans.
· Revised Stormwater Plans.
· Remediation Action Plan.
· Construction Access Plan.


In accordance with Council’s notification procedures the application did not require re-notification as the amended application is considered to be substantially the same development and does not result in a greater environmental impact.

CONCILIATION CONFERENCE

On 11 December 2017, Council resolved that:

“If more than 7 unique submissions are received over the whole LGA in the form of an objection relating to a development application during a formal notification period, Council will host a conciliation conference at Council offices.”

Council’s Crisis Management Team suspended all Conciliation Meetings from 25 March 2020, for the foreseeable future, due to COVID19 and maintaining social distancing requirements. Therefore, a conciliation meeting in accordance with Council’s resolution was not required to be held for this application. It is to be noted that only one submission objecting to the development was received and a conciliation conference would not have been required. 

15. Public interest 

Subject to resolution of the issues of concern as addressed by the recommendation of this report, no circumstances have been identified to indicate this proposal would be contrary to the public interest. 

Parramatta S7.11 Contributions Plan (Outside CBD) (Amendment No. 5)

As the proposed development is a Crown development and as such, no contributions are applicable in line with Circular No. D6 issued by the Department of Planning. 
   
Summary and conclusion

After consideration of the development against Section 4.15 of the Environmental Planning and Assessment Act 1979, and the relevant statutory and policy provisions, the proposal is suitable for the site and is in the public interest. The proposal is recommended for approval subject to conditions for the following reasons:

1. The development is permissible in the B4 zone and satisfies the requirements of all the applicable planning controls.
2. The development will be compatible with the emerging and planned future character of the area.
3. For the reasons above, approval of the application is in the public interest.

Recommendation

a) That the Sydney Central City Planning Panel as the consent authority grant consent to Development Application No. DA/801/2021 for demolition, tree removal, and construction of a two storey Police Station building, including expansion of the existing basement carpark, relocation of the vehicular access to Phillip Street and provision of signage, at 95 Marsden Street, Parramatta for a period of five (5) years for physical commencement to occur from the date on the Notice of Determination subject to the conditions in Attachment 1. The reasons for the conditions imposed on this application are as follows:

i. To facilitate the orderly implementation of the objectives of the Environmental Planning and Assessment Act 1979 and the aims and objectives of the relevant Council Planning Instruments.
ii. To ensure that local amenity is maintained and is not adversely affected and that adequate safeguards are incorporated into the development.
iii. To ensure that the development does not hinder the proper and orderly development of the subject land and its surrounds.
iv. To ensure that the relevant matters for consideration under Section 4.15 of the Environmental Planning and Assessment Act 1979 are maintained.

b) That submitters are advised of the decision.  
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