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REPORTS TO COUNCIL - FOR COUNCIL DECISION 

ITEM NUMBER 13.4 

SUBJECT Refusal of the Planning Proposal for land at 169 Pennant Hills 
Road, Carlingford 

REFERENCE F2022/00105 - D08698332 

REPORT OF Team Leader Land Use Planning         
 
 

CSP THEME:   Fair 
 
WORKSHOP/BRIEFING DATE:  5 October 2022 
 
PURPOSE: 
 
The purpose of this report is to seek Council’s approval to not proceed with the 
Planning Proposal for land at 169 Pennant Hills Road, Carlingford, thereby formally 
ending the Planning Proposal process. 
 
RECOMMENDATION 
 
(a) That Council refuse the Planning Proposal at 169 Pennant Hills Road, 

Carlingford for the following reasons:  
 

i. The Planning Proposal is inconsistent with the Local Strategic Planning 
Statement as the site is not within the identified Carlingford Growth 
Precinct and the form of development proposed is incompatible with the 
low density character of the area.  
 

ii. The Planning Proposal is inconsistent with the Local Housing Strategy as 
intensification of development along the Parramatta CBD to Epping 
Corridor is not required to meet existing housing targets until beyond 
2036.  
 

iii. The Planning Proposal is premature given that the investigation into the 
potential Epping to Parramatta Mass Transit/Train Link has not yet 
commenced and the likely timeframe for new housing delivery associated 
with this infrastructure is post 2036.  
 

iv. The proposed density and heights would result in an overdevelopment of 
the site, are inconsistent with the density and heights of nearby 
development, and are overbearing of nearby lower scale development. 
 

(b) Further, that the applicant be advised of Council’s decision.   
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PLANNING PROPOSAL TIMELINE 
 

 
 
OVERVIEW OF THE PLANNING PROPOSAL 
 
1. On 26 April 2022, a Planning Proposal was lodged with Council by Urbanism to 

amend the Parramatta (former The Hills) Local Environmental Plan 2012 for the 
land at 169 Pennant Hills Road, Carlingford, to:  

 
(a) Amend the Land Zoning Map from R2 Low Density Residential to R4 

High Density Residential; 
 

(b) Increase the maximum Height of Buildings (HOB) map from 9m to 20m 
(2-3 storeys to 6 storeys); and  
 

(c) Amend the Floor Space Ratio (FSR) map from no maximum FSR to 2:1 
FSR. 

 
2. The Planning Proposal is considered by Council officers to be inconsistent with 

the Local Strategic Planning Statement (LSPS) and the Local Housing Strategy 

(LHS). Further, the proposed density and heights would result in an 

overdevelopment of the site, inconsistent with the density and heights of 

existing nearby lower scale development within the locality. 

 
SITE DESCRIPTION 

 
3. The site is located on the northern side of Pennant Hills Road with a total site 

area of approximately 2,910m². The site is a vacant allotment and is shown in 
Figure 1. 

 
4. The site has a state-controlled road immediately adjacent to the south (Pennant 

Hills Road), which is zoned SP2 Infrastructure. Vehicular access into the site is 
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from Pennant Hills Road, with no slip lane provided. The site is approximately 
50m from the nearest bus stop along Pennant Hills Road and approximately 
1.2km from the Carlingford Light Rail station (refer to Figure 2). 

 

 
Figure 1: Aerial view of the subject site at 169 Pennant Hills Road, Carlingford. 
 

 
Figure 2: Aerial view of the subject site at 169 Pennant Hills Road, Carlingford 
(yellow) and the Carlingford Light Rail station (red). 
 
 
BACKGROUND 
 
5. On 11 August 2021, Council officers held an informal pre-lodgment meeting 

with the applicant. At this time, the applicant provided documents that proposed 
a building height of 22.5m (7 storeys) and floor space ratio of 2.4:1. No 
proposed zoning was suggested at the time of the meeting. During the meeting, 
the applicant was informed of Council officer’s concerns with the proposal, 
particularly the inconsistency of the proposal with the LSPS, LHS and existing 
character of the area, being predominantly low density residential. 
 

6. On 26 April 2022, a Planning Proposal was lodged with Council by Urbanism to 
amend the planning controls applicable to 169 Pennant Hills Road, Carlingford 
under the Parramatta (former The Hills) Local Environmental Plan 2012. An 
overview of the existing and proposed controls for the Planning Proposal are 
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detailed in Table 1 below and an indicative image of the potential development 
of the site is at Figure 3. 
 
Table 1: Existing and proposed controls under the Planning Proposal 

 Parramatta (former The 
Hills) Local 
Environment Plan 2012 

Applicant’s Planning 
Proposal 

Zoning R2 Low Density 
Residential  

R4 High Density 
Residential 

Maximum Height 
of Building 

Maximum Height of 
Buildings of 9m (2-3 
storeys) 

20m (6 storeys) 

Maximum Floor 
Space Ratio (FSR) 

No Maximum Floor 
Space Ratio 

2.0:1 

 

 
Figure 3: Indicative Photomontage from Indicative Concept Plans 
 

7. Council officers met with the applicant and owners to advise on the outcome of 
the assessment and that the Planning Proposal would not be supported by 
Council officers. The applicant was provided with the opportunity to withdraw 
the Planning Proposal ahead of reporting the matter to the Local Planning 
Panel (LPP). 

 
8. On 29 July 2022 Council received notification from the applicant that a rezoning 

review had been submitted to the Department of Planning and Environment 
(DPE). At the time of writing this report, the fee associated with the rezoning 
review had not been paid to progress the assessment with DPE.  

 
PLANNING PROPOSAL ASSESSMENT 
 
9. Council officer assessment of the Planning Proposal (see Attachment 2 to 

Local Planning Panel report at Attachment 1) and supporting documents 
identified inconsistencies with the LSPS and the LHS, including that the site is 
located outside of the Carlingford Growth Area Precinct and has not been 
identified as being within a future growth precinct. 
 



Council 10 October 2022 Item 13.4 

- 773 - 

10. The site is located within the potential Parramatta CBD to Epping Mass 
Transit/Train Link Corridor which is identified in the LSPS to be preserved from 
intensification of development pending the future investigation of the potential 
future upgraded public transport corridor for potential higher density 
development. 

 
11. The LSPS and LHS are both aligned with the key objective of requiring the 

delivery of State and local infrastructure to support the intensification of 
development along potential corridors. In this instance a program for 
investigating the potential for higher density development in this corridor area 
has not yet been established. Additional housing, such as that proposed in this 
Planning Proposal, is not needed before 2036 in order to meet agreed City of 
Parramatta housing delivery targets. More details on how Council is meeting its 
dwelling targets under the Central City District Plan are provided in paragraphs 
17-20 of the Local Planning Panel report at Attachment 1.  

 
12. The proposed density and heights have been assessed as resulting in an 

overdevelopment of the site, inconsistent with the density and heights of nearby 
development and overbearing of existing nearby lower scale development 
within the locality. This would result in an unacceptable conflict with the existing 
character of the area and would unduly impact on the amenity of surrounding 
residences.  

 
PARRAMATTA LOCAL PLANNING PANEL 
 
13. On 20 September 2022, Council officers reported the Planning Proposal to the 

Local Planning Panel for advice (Attachment 1). The Panel unanimously 

agreed with the Council officer recommendation to refuse the Planning 

Proposal. 

 
CONSULTATION & TIMING 
 
Stakeholder Consultation 
 
14. There has been no consultation carried out with the community with regards to 

this Planning Proposal. Public consultation will take place if the Planning 

Proposal proceeds and obtains a Gateway determination from DPE. 

 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

Nil     

 
Councillor Consultation 
 
15. In accordance with normal Council practice, a briefing will be held before the 

Council meeting to brief Councillors on the proposal. 

Date Stakeholder Stakeholder 
Comment 

Council Officer 
Response 

Responsibility 

5 October 
2022 

 

Councillors Report finalised 
before this 
briefing  

Report finalised 
before this briefing 

City Planning 
and Design 
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FINANCIAL IMPLICATIONS FOR COUNCIL 
 
16. There are no direct financial implications for Council as a result of the 

recommendations in this report.   
 

 FY 21/22 FY 22/23 FY 23/24 FY 24/25 

Revenue     

Internal Revenue     

External Revenue     

Total Revenue     

     

Funding Source N/A    

     

Operating Result      

External Costs      

Internal Costs      

Depreciation      

Other      

Total Operating Result  NIL    

     

Funding Source  N/A    

     

CAPEX      

CAPEX      

External      

Internal      

Other     

Total CAPEX  N/A    

 
 
LEGAL IMPLICATIONS FOR COUNCIL 
 
17. There are no legal implications for Council associated with this report.  
 
Belinda Borg 
Team Leader Land Use Planning 
 
David Birds 
Group Manager, Major Projects and Precincts 
 
Jennifer Concato 
Executive Director City Planning and Design 
 
Amit Sharma 
Financial Planning and Analysis Manager 
 
Bryan Hynes 
Acting Chief Executive Officer  
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Hills Road Carlingford 
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