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1.0 Executive Summary

Parramatta is the centre of the lands of the Burramattagal people. It is the oldest planned town in
Australia, having been laid out as an agricultural town located at the tide point of the Parramatta
River by Governor Philip in June 1790.

This is a study of the heritage impacts arising from the 2016 Planning Proposal to amend the
Parramatta Local Environmental Plan for the Parramatta CBD as it particularly relates to three areas
called the Interface Areas. The Planning Proposal seeks to meet the strategic directions and policy
settings prescribed by the NSW Government in A Plan for Growing Sydney. The Parramatta CBD is to
become significantly larger and will cover almost exactly all of the area of the original town

A summary of the history of the development of Parramatta is presented through a series of historic
maps (Section 3.2 Historical development of Parramatta). Some general remarks are then made
about the nature of heritage in the Parramatta CBD as a whole and the impact of the Planning
Proposal on that heritage. These relate to the overarching vision and strategies of the Planning
Proposal to make a substantially larger Parramatta CBD (Section 3.3 Parramatta’s Heritage, and
Section 4.0 Heritage Impact of the Planning Proposal).

The study then addresses the Interface areas which are to be bought into, or are situated next to the
proposed enlarged Parramatta CBD. These areas notionally comprise an interface between the
enlarged Parramatta CBD and areas which have long been protected as Heritage Conservation Areas,
along with individual properties protected as Items of Environmental Heritage (Section 5.0 Special
Interest Area Analysis).

For the purpose of analysis the three areas have been broken down further into thirteen Areas of
Special Interest having historical and urban integrity. Each of these areas has been described and
defined in typological terms and the impact of the Planning Proposal on their heritage has been
assessed.

The outcomes of the study are

e The identification of potential heritage impacts resulting from the Parramatta CBD Planning
Proposal as related to the Interface Areas (Section 4.0 Heritage Impact of the Planning
Proposal);

e Recommendations to ameliorate adverse impact on heritage through modifications to the
Planning Proposal (Section 4.0 Heritage Impact of the Planning Proposal, along with Sections
5.2, 5.4, and 5.6 Interface Area Recommendations)

e Recommendations to ameliorate adverse impact on heritage through proposed controls that
could sit within the development control plan (Section 4.0 Heritage Impact of the Planning
Proposal, along with Sections 5.2, 5.4, and 5.6 Interface Area Recommendations)

These recommendations if adopted should ensure new growth and developments occur in a manner
that protects and manages the city’s heritage assets and demonstrate consistency with Section 117
Direction 2.3 Heritage Conservation (Section 117(2) of the Environmental Planning and Assessment
Act 1979). The recommendations in this study relate only to the areas that have been examined, and
do not apply to the entire Parramatta CBD.
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2.0 Introduction

2.1 Project Brief

The following information has been summarised from the Project Brief - Parramatta CBD Heritage Study of Interface Areas
and DCP Heritage Controls, December 2016 prepared by City of Parramatta Council.

The Parramatta CBD is identified in the Greater Sydney Commission’s draft Central West District Plan
as Sydney’s Central City and is integral to the growth of the metropolitan area. In response the City of
Parramatta Council has undergone a review of the planning controls for the Parramatta CBD and has
proposed to expand the city centre boundary to allow Council to meet its growth targets for
additional dwellings and jobs.

On 11 April 2016 council adopted a draft Parramatta CBD Planning Proposal to provide for an
expanded and more intense commercial core to strengthen and facilitate the role of Parramatta as a
Sydney’s Central City and supported by a higher density mixed use. It is expected that the Planning
Proposal will provide capacity for an additional 48,475 jobs and 19,362 dwellings.

As part of the preparation of the Parramatta CBD Planning Proposal a Heritage Study was undertaken
by Urbis (December 2015) which investigated an analysis of the potential impact of these proposals
on the items / places of heritage significance located within and surrounding the Parramatta CBD.
The Study informed the preparation of new planning controls, including proposed floor space ratios
(FSRs), which if adopted would be compliant with s.117 Direction 2.3 Heritage Conservation.

The Council report of 14 December 2015 outlined a series of options, including a Council officer
recommended option, for a series of key policy areas, including height and FSR for areas affected by
heritage. Council resolved to adopt a series of alterative options in relation to the key policy areas.

Accordingly the heights and FSRs for the Interface Areas proposed in the Parramatta CBD Planning
Proposal are consistent with the Council Resolution from 14 December 2015, and do not reflect
those recommended by Urbis’ Heritage Study.

In summary this resolution requires that:

a) Heritage items within the Parramatta CBD are proposed to have an incentive FSR of 10:1 and
heritage items within the peripheral areas (i.e. Interface Areas) have an FSR of 6:1 except for the
following:

¢ Area directly to the north of Lancer Barracks, given this is an item of national heritage
significance (a proposed FSR of 2:1)

¢ Areas adjoining state heritage items within a significant landscape setting, including St
John’s Church (proposed FSR of 3:1) and St John’s Cemetery (with a proposed base FSR
1.5:1, and incentive FSR of 1.5:1 and 6:1).

b) The FSR for sites along Church Street and Harrisford House will all be set at 10:1. However the
maximum height for Harrisford House is proposed is 8 metres to reflect its heritage status and
encourage redevelopment with adjoining sites. Sites fronting Church Street (between the
Parramatta River and Macquarie Street) will have a maximum height control of 12 metres to
retain the character of this important street.
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¢) The Planning Proposal does not propose any amendments to the existing PLEP 2011 controls
relating to heritage under Clause 5.10.

In addition, Council has since received several site specific planning proposals within the Parramatta
CBD which accord with these proposed controls but have raised issue of heritage impact within the
Interface Areas. Council also has received advice from the Heritage Council of NSW in relation to the
Parramatta CBD Planning Proposal which raises concerns in relation to the approach taken in the
Planning Proposal for the Interface Areas.

Therefore Council required a Heritage Study to assess at a precinct scale the impact of the proposed
controls on heritage items and heritage conservation areas within and adjacent to the Interface
Areas, and to make recommendations which, if adopted, would ensure new growth and
developments occur in a manner that protects and manages the city’s heritage assets and
demonstrate consistency with Section 117 Direction 2.3 Heritage Conservation (Section 117(2) of the
Environmental Planning and Assessment Act 1979).

2.2 Project Aims

In January 2017, the City of Parramatta Council (CPC) engaged Hector Abrahams Architects (HAA) to
undertake a heritage study of the Parramatta CBD ‘Interface Areas’ to inform and support the
Parramatta CBD Planning Proposal.

Council’s aim for the heritage study is “to ensure Council appropriately considers the impacts of

redevelopment on heritage assets (including listed items and heritage conservation areas) in and
around the Interface Areas within the Parramatta CBD”. The brief specifically required a precinct
based approach to the examination of impact on heritage of the Planning Proposal.

The Study was to include recommendations to ensure new growth and developments occur in a
manner that protects and manages the city’s heritage assets and demonstrate consistency with
Section 117 Direction 2.3 Heritage Conservation (Section 117(2) of the Environmental Planning and
Assessment Act 1979). The recommendations in this study relate only to the areas that have been
examined, and do not apply to the entire Parramatta CBD.

This report is divided into two main parts:

Understanding Parramatta’s Heritage (Section 3)

This part of the study provides a general overview of the heritage of Parramatta CBD
Interface Areas, and the ways in which it will be affected by the Planning Proposal. General
recommendations are set forth.

Specific Analysis and Recommendations (Sections 4, 5, and 6)

Part two is the analysis of each area and the impact of the Planning Proposal specific to that
area, giving specific recommendations to be taken up in the PLEP and DCP. As part of this
analysis, 13 distinct areas have been identified. The heritage impacts are discussed for each
precinct as required by the brief. These areas have been studied by field survey work,
reference to historical development of the town plan, physical description, and the
production of typology statements. Appropriate modifications or additions to planning and
development controls are suggested, to address adverse impacts on heritage in the Interface
Areas and to guide future development of these areas so as to conserve heritage.
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This Study therefore makes recommendations to ensure the proposed growth and developments
within the interface areas occur in a manner that appropriately protects and manages the city’s
heritage assets and demonstrate consistency with Section 117 Direction 2.3 Heritage Conservation
(Section 117(2) of the Environmental Planning and Assessment Act 1979).

In particular, the recommendations should ensure satisfaction of the objective of the Direction to
“conserve items, areas, objects and places of environmental heritage significance and indigenous
heritage significance” as well as provisions that facilitate the conservation of:

1. (a) items, places, buildings, works, relics, moveable objects or precincts of environmental
heritage significance to an area, in relation to the historical, scientific, cultural, social,
archaeological, architectural, natural or aesthetic value of the item, area, object or place,
identified in a study of the environmental heritage of the area,

2. (b) Aboriginal objects or Aboriginal places that are protected under the National Parks and
Wildlife Act 1974, and

3. (c) Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an
Aboriginal heritage survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal
body or public authority and provided to the relevant planning authority, which identifies the
area, object, place or landscape as being of heritage significance to Aboriginal culture and
people.

2.3 Methodology

The key steps of methodology for the heritage study are given below, with short comments in italics.

e Understanding the current situation — the extensive body of material preceding the Planning
Proposal has been studied and key understandings confirmed in precis (section 2.1)

e Walking the streets — all streets in the interface areas have been walked, photographed and
described in the field against twelve standard criteria (section 2.2)

e Describing — general and accurate descriptions have been made in words and photographs
of thirteen precincts (section 4.0) The definitions of the precincts was informed by a review of
the historical development of the Town of Parramatta (section 2.3)

e Developing typology statements — Typology statements have been made to provide an
objective measure of what exists in a precinct, against which heritage impact assessments
can be made(section 4.0)

e Locating key impacts —the proposed controls have been assessed precinct by precinct and
conclusions offered about impacts on heritage significance to be expected. (section 4.0)

e Reviewing — assessing our own experience, and the informed views of Council’s strategic
planning staff specific and general suggestions are made about ways to ameliorate impact on
heritage(section 3.2)

e Referencing to larger planning picture — linking our advice to the vision of the planning
overview for the Central CBD, general comments about the impact on heritage of the
planning scheme section 4.0)
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2.4 Review of Documentation

2.4.1 Parramatta Local Environmental Plan 2011 (LEP)

The heritage provisions in Clause 5.10 of the current LEP provide standard statutory protection of the
significance of both individual items and conservation areas in the Parramatta CBD. The LEP identifies
and protects the following

Interface Area Individual Items | Heritage Conservation Areas (HCA)

North Parramatta 30 Western half of Sorrell Street HCA
Southern quarter of North Parramatta HCA

South West Parramatta 26 Abuts the eastern edge of the South Parramatta
HCA

South East Parramatta 7 Abuts the north west edge and contains a small
portion of the Harris Park West HCA, and the
Tottenham Street HCA to the south

The LEP applies Floor Space Ratios and Height of Buildings to Items of Environmental Heritage and
Conservation Areas that match the adjacent areas.

2.4.2 Parramatta Development Control Plan 2011 (DCP)

Section 3.5.1 of the DCP contains general principles for the protection of heritage items and
conservation areas in one suite of clauses. It introduces criteria for design on places which are
protected, covering adjacent development, development on the site, and alterations of structures.
The first three principles relate to developments and give priority to preservation of Landform (C1),
Respect for the significance of the item (C2) and preservation of subdivision patterns that are historic
(C3).

2.4.3 A Plan for Growing Sydney

The Planning Proposal relates to the strategic directions and policy settings prescribed in the NSW
Government’s A Plan for Growing Sydney. In particular the proposal addresses the following goals of
the plan:

e Goal 1-Sydney’s competitive economy Direction 1.2 - Grow Greater Parramatta — Sydney’s
dual CBD, in response to which the Parramatta CBD is to be allowed significant increase in
area of developable floor space

e Goal 2 - Sydney’s housing choices Directions 2.1, 2.2. and 2.3 which increase the supply and
prescribe the nature of housing in the CBD, in response to which the Parramatta CBD will
grow to accommodate large amounts of urban housing.

e Goal 3 -Sydney’s great place to live Direction 3.4 Promote Sydney’s heritage, arts and
culture, in response to which the plan is required to preserve heritage

e Goal 4 - Sydney’s sustainable and resilient environment Direction 4.3 Manage the impacts
of Development on the environment in response to which the proposal addresses impact of
natural flooding

The Planning Proposal seeks to accommodate in the Parramatta CBD a significant enlargement of
developable floor space, for office and residential use (Goals 1 and 2). This is simply allowed for in
the plan by a quantitative uplift of the existing controls over floor space under certain conditions.
The proposal seeks to meet the third goal of A Plan for Growing Sydney to promote heritage simply
by retaining most but not all existing protections and by a process of allowing development returns
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to heritage properties by transfer of development rights to adjacent properties. The impact of this
Planning Proposal will be found at the level of the whole city as well as near to the items to be
preserved.

2.4.4 Existing Planning Strategy and Planning Proposal

On 11 April 2016 Parramatta City Council adopted the draft Planning Proposal for the Parramatta
CBD, seeking to amend the Parramatta Local Environmental Plan (PLEP) 2011. The proposed
amendments applied primarily to the Parramatta CBD area (Additional Local Provisions — Parramatta
City Centre) contained in Part 7 of the PLEP 2011

Aspects of the proposal that may have an effect on heritage include:

e Built from controls (Height and FSR)

e Built form controls (FSR sliding scale)

e  Built form controls (FSR ‘out clause’)

e Building Heights (Sun access protection)
e Community Infrastructure

e Design Excellence

o Opportunity Sites

In addition, a number of technical studies were undertaken to support the development of the
Planning Proposal, including a heritage study undertaken by Urbis. This study recommended a
number of matters relating to heritage within the CBD, including amendments to FSRs within the
Parramatta CBD boundary.

2.4.5 Existing Heritage Study

As part of the preparation of the Parramatta CBD Planning Proposal, the Parramatta CBD Heritage
Study was undertaken by Urbis (December 2015) which investigated an analysis of the potential
impact of these proposals on the items/ places of heritage significance located within and
surrounding the Parramatta CBD. The Study, the most recent and comprehensive study of the
Parramatta CBD as a whole, informed the preparation of new planning controls, including proposed
floor space ratios (FSRs), which if adopted would be compliant with s.117 Direction 2.3 Heritage
Conservation. It is noted that the FSRs adopted by Council do not reflect those recommended by
Urbis’ Heritage Study.

The focus of the study was on the statutory listings individually and its recommendations appear to
have led to the following key heritage strategies in the Planning Proposal:

e theincrease in existing FSR for heritage items to match the increase in adjacent allotments

e exceptions to increasing the FSR of land on and around Harrisford, Lancer Barracks, St John's
Cathedral and the buildings in Church street between Macquarie Street and the River

e the principle that FSR on heritage sites is transferable to adjacent sites

e augmentation of LEP and DCP provisions to preserve curtilages

e podium height controls along George and Church Streets (George Street exists in the current
DCP)

e the principle of stepping down of FSRs at the periphery of the Parramatta CBD (not taken up
in the Planning Proposal).
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The City of Parramatta Council issued a Council Resolution on 14 December 2015, in relation to
proposed heights and FSR’s in the interface areas. The Council report outlined a series of options,
including a Council officer recommended option, for a series of key policy areas, including height and
FSR for areas affected by heritage. In summary this resolution requires that:

d) Heritage items within the CBD are proposed to have an incentive FSR of 10:1 and heritage items
within the peripheral areas (i.e. Interface Areas) have an FSR of 6:1 except for the following:
I. Area directly to the north of Lancer Barracks, given this is an item of national heritage
significance (a proposed FSR of 2:1)
Il. Areas adjoining state heritage items within a significant landscape setting, including St
John’s Church (proposed FSR of 3:1) and St John’s Cemetery (with a proposed base FSR
1.5:1, and incentive FSR of 1.5:1 and 6:1).

e) The FSR for sites along Church Street and Harrisford House will all be set at 10:1. However the
maximum height for Harrisford House is proposed is 8 metres to reflect its heritage status and
encourage redevelopment with adjoining sites. Sites fronting Church Street (between the
Parramatta River and Macquarie Street) will have a maximum height control of 12 metres to
retain the character of this important street.

f) The Planning Proposal does not propose any amendments to the existing PLEP 2011 controls
relating to heritage under Clause 5.10.

Therefore the heights and FSRs for the Interface Areas proposed in the Parramatta CBD Planning
Proposal are consistent with the Council Resolution from 14 December 2015, but do not reflect those
recommended by Urbis’ Heritage Study.

2.4.6 Heritage Council of NSW and Gateway Reviews

The Heritage Council of NSW received a presentation of the Planning Proposal at their meeting of 7
September 2016 by City of Parramatta Council Officers. In their minutes of that meeting, the Council
noted it “has significant concerns with the apparent direction of the Planning Proposal related to
heritage impacts” and the “City of Parramatta decision appears to disregard the consideration of
heritage in the Parramatta CBD and has not responded to concerns raised in previous
correspondence as early as 2014.”

The notes also state that “during the Heritage Council discussion of the presentation concerns were
raised that the previous resolution of the Heritage Council has not been incorporated into the draft
Planning Proposal.”?

The Planning Proposal was again discussed at the Heritage Council meeting of 7 December 2016, and
members “were clear they did not support the proposal in its current form and reiterated that the
original proposal was far more sensitive to the area and history.”? The Heritage Council resolved that
the proposal “is not supported as it will result in significant impacts on heritage listed properties”?
and that for the proposal to proceed certain documentation must be included in the assessment to
enable a full assessment to be undertaken, including Draft DCP controls, draft Infrastructure Delivery
Plan, and a draft Development Guideline for the Parramatta CBD, along with archaeological,
landscape, aboriginal heritage, urban design and visual impact studies.

1 Minutes of Meeting 434, Heritage Council of NSW, 7 September 2016
2 Minutes of Meeting 437, Heritage Council of NSW, 7 December 2016
3 ibid
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The Heritage Division has provided individual responses to several individual planning proposals.
These concerns are outlined below:

142-154 Macquarie Street Parramatta

A development is proposed for an area with high archaeological significance. The site was occupied
by an industrial building with attached offices, several outbuildings and a large at grade car park.
Demolition has occurred. The site was previously occupied by the Cumberland Newspaper Group for
administration, printing and warehousing.

The proposal seeks to:
e increase the maximum permissible building height for the site to 157m,
e increase the maximum permissible floor space ratio to 7:1,
e ensure a minimum of 21% non-residential floor space, and
e ensure that consent is not granted without approval under the Federal Airports Act 1996.

In 2014 the Heritage Council responded to the proposal in detail. Parramatta Council was asked to
“assess the potential impacts of the proposed changes to building height controls and floor space
ratios for the site on the World, National and State Heritage Register listed items in the vicinity of the
site particularly Old Government House and the Domain. Council is also encouraged not to increase
the floor space ratios on the site to minimise the potential for significant impacts on the archaeology
of the site... further work is required to fully assess the impacts of the Planning Proposal on the State
significant archaeology on the site.”*

In later correspondence, the Heritage Council stated that “increasing the floor space ratio would
negatively affect the site’s ability to protect the remaining and State significant historical
archaeological resources which should be retained in situ... These State significant deposits are
associated with early convict historical development and occupation of Parramatta.” It was noted
that “if the Planning Proposal came to fruition in its current form these would need to be removed.”
Issues were also raised in terms of overshadowing, visual and streetscape impacts, and impacts on
Harrisford House and Hambledon Cottage.®

14-20 Parkes Street, Harris Park

A Gateway determination enabled a maximum FSR of 8:1 and a maximum HoB of 110m (plus design
excellence bonus). A review of that determination sought to increase the maximum FSR to 10:1 (plus
design excellence bonus) and increase the maximum building height to 122.5m. This was accepted.
The review noted that “this decision was based on site specific evidence with regard to built form,
overshadowing and views...in making this decision it is considered that it should not be viewed as
setting a precedent for allowing other adjacent sites within the heritage transition area to be
deemed suitable for controls enabling a similar density.” ® The review also noted that “the
Department considers that any proposed increases to height and FSR on land in the vicinity of the
heritage conservation area need to be considered on a precinct basis having regard to potential
cumulative impacts. Without this precinct approach the Department would have concerns regarding
the potential erosion of the opportunity to provide a meaningful transition between the Parramatta
CBD and the urban conservation area.”’

4 NSW Heritage Office Response, Planning Proposal Cumberland Newspaper Site No.142 Macquarie Street Parramatta, 6 January 2014 (File
No. EF 14/9794 SF 14/41128)

5 Heritage Council response re 142-154 Macquarie Street Parramatta, 7 October 2016 (File No EF14/9794)

6 Alteration of Gateway determination — 14 to 20 Parkes Street, Harris Park, Department of Planning and Environment, 29 November 2016
7 Alteration of Gateway determination — 14 to 20 Parkes Street, Harris Park, Department of Planning and Environment, 29 November 2016
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The review then makes specific recommendations relating to this study: “The assessment of this
Gateway review has highlighted the need for more detailed investigation of appropriate transitional
controls specific to individual heritage conservation areas, to support the Parramatta CBD Planning
Proposal. Such an investigation could clarify the purpose of the controls, provide a suitable evidence
based methodology and consider the potential cumulative impacts of development on the heritage
values of affected conservation areas.”®

122 Wigram Street, Harris Park

This proposal sought to increase the maximum FSR to 10:1 (with an appropriate funding mechanism)
and increase the maximum building height to 77m (plus design competition bonus). An alteration of
the Gateway Determination enabled a maximum FSR of 8:1.

Similar to the determination for 14-20 Parkes Street, “it is considered that this decision does not set
a precedent for adjacent sites within the heritage transitional area, given that this decision is
consistent with the transitional FSR’s indicated within Council’s heritage study prepared for the
Parramatta CBD Planning Proposal.”®

The review then makes specific recommendations relating to this study: “The assessment of this
Gateway review has highlighted the need for more detailed investigation of appropriate transitional
controls specific to individual heritage conservation areas, to support the Parramatta CBD Planning
Proposal. Such an investigation could clarify the purpose of the controls, provide a suitable evidence
based methodology and consider the potential cumulative impacts of development on the heritage
values of affected conservation areas.”*°

8 ibid
alteration of Gateway determination — 122 Wigram Street, Harris Park, Department of Planning and Environment, 29 November 2016
10 ibid
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Figure 1: City of Parramatta Cadastral plan showing Parramatta CBD Planning Boundary, Heritage
Conservation Areas and Individual Heritage Items
(Source: CPC with HAA overlay).
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3.0 Interface Areas: Planning & Heritage Context

Figure 3: Sorrell Street Conservation Area (Source: HAA)
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3.1 Description of Interface Areas

The plans below show the three given interface areas along with a short description of each.

3.1.1 North Parramatta

VA Heritage Conservation Area

Interface Area
Heritage fem

D CED Plannisg Froposzl Boundary

Figure 4: North Parramatta Interface area
(Source: CPC Cadastral Plan with HAA overlay)

North Parramatta Interface Area is centred the entire length of Church Street north of the river. This
main road follows the natural ridgeline of the area, which climbs north toward the Catholic
Cemetery. It is the main street of what is essentially a separate town, for it has its own churches,
schools, shops, parks, theatre, memorials, and housing. Views towards the city of Parramatta when
looking south down Church Street reinforce its close proximity to the Parramatta CBD, whilst
retaining a distinct separation. The two conservation areas and listed heritage items are to be found
in this area are at the sides, and are altogether residential, institutional and civic.
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3.1.2 South-West Parramatta

VA Heritage Conservation Area
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Figure 5: South West Parramatta Interface area
(Source: CPC Cadastral Plan with HAA overlay)

The South-West Parramatta Interface Area is centred on the southern section of Church Street,
known as Auto Alley due to the numerous caryards that line this section of the historic “Sydney
Road”. The area forms the southern edge of the built up Parramatta CBD and has the potential to
become its southern gateway. Either side of the narrow Auto Alley precinct are distinct areas of
housing, some of which are identified as conservation areas. While development of the central
corridor of this interface area is inevitable, the way in which it responds to neighbouring residential
areas with heritage significance will be important.

The Clay Cliff Creek, location of many recorded Aboriginal campsites, runs through the precinct
perpendicular to Church Street.
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3.1.3 South-East Parramatta
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Figure 6: South East Parramatta Interface area
(Source: CPC Cadastral Plan with HAA overlay)

The South-East Parramatta Interface Area is situated between the most built up part of the
Parramatta CBD and its eastern and southern edges. These edges have been in place since the early
twentieth century and are comprised of the river, Queens Wharf reserve, and Harris Park suburb.
Beyond the reserve to the east and across the river to the north are important colonial sites,
including Hambledon, Experiment Farm and Elizabeth Farm and more reserves.
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3.2 Historical development of Parramatta

The historical development of Parramatta is easily tracked by reference to plans made at the start of
each phase of its development. They are presented here in chronological sequence laid over the
current cadastral map of the Parramatta CBD. Under each plan some dot points give the features of
the developmental phase. This development sequence demonstrates the historic foundations of
each interface area in relation to the whole town.

1796 Plan of the Town of Rose Hill (Parramatta) by Governor Hunter (Source: SLNSW)
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Figure 7: 1796 Plan of the Town of Rose Hill (Parramatta) by Governor Hunter
(Source: SLNSW)

e An agricultural town located at the tide point of the Parramatta River, where a crossing is
possible. The town was laid out in June 1790 by Governor Phillip

e Establishment of George Street as the central street, connecting wharf with Government House

e Lay out of Church, Macquarie, and O’Connell streets

e Extension of Church Street to the Sydney Road, crossing Clay Cliff Creek

® Early boundaries for maize and cattle enclosures followed in later street and allotment
boundaries
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1814 Plan of Township of Parramatta by Governor Macquarie (Source: SLNSW)

)

Figure 8: 1814 Plan of Township of Parramatta by Governor Macquarie
(Source: SLNSW)

e A Township at the junction of three main roads that connect to the two main centres
of the colony, Sydney and Hawkesbury

e Extension of town grid on both north and south sides of river

e Names of streets established

e Parramatta River Bridged
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1840s Plans of the development of the estates of Samuel Marsden

Figure 9: 1840s Plans of the development of the estates of Samuel Marsden
(Source: SLNSW)

e  Civic nature of North Parramatta established by park reserve and school, coinciding with the
cessation of Convict Transportation, and the transformation of a government town to a civic
town

e  Growth of city in easterly direction along river and road

e  Subdivision of town size allotments
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1857 Plan of suburban subdivision

Figure 10: Plan of suburban subdivision
(Source: SLNSW)

e Subdivision of two large estates to south promoted by the construction of railway
between Sydney and Parramatta Junction (Granville) in 1855

e Creation of suburban allotments, up to half of one acre

e Alignment of new suburban grids to Clay Cliff Creek
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1880, 1890, 1921 Plans of Subdivision of the Harris Estate into Harris Park

Figure 11: 1880, 1890, 1921 Plans of Subdivision of the Harris Estate into Harris Park
(Source: SLNSW)

e The extension of the railway closer into and beyond Parramatta is followed by small
allotment town development of lands of the Harris Estate.

e The new grid of streets is aligned to the boundaries of the old Harris Estate

e Creation of Hassall and Park Streets, both backing onto the Clay Cliff Creek
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3.3 Parramatta’s Heritage

An assessment of the impact of the Planning Proposal in general begins with a discussion of the
significant heritage that is to be protected and its role in the future Parramatta CBD.

This section describes how heritage contributes importantly to the centre of cities, reviews heritage
in Parramatta, and outlines what the future of heritage may be, and attempts to define appropriate
attitudes to heritage.

3.3.1 Heritage in the Centre of Cities

All major historic CBDs in Australia have heritage sites that make up their built form, and yet have
dealt with this historic legacy in different ways, some positive and some negative. Whilst 1960s
development in Sydney and Melbourne led to the unnecessary destruction of many historic
buildings, both of these cities still retain many buildings, whole streets, and subdivision patterns that
embody the pattern of development from their earliest days.

In an age when commercial centres are developing rapidly, heritage is always cited as a major
component in the identity stakes of the future form of the city. Links to the past indeed influence the
future direction of a city and when treated with respect, heritage accords distinctiveness to a city.

3.3.2 Heritage in Parramatta

Parramatta is wealthy in heritage terms. It is named after, and has a well-researched history as the
centre of the lands of the Burramattagal people.

As the second town to be established on the continent, and the first to be planned, Parramatta has
roots in the earliest days of the European colony. It was a seat of government, the landing place for
convicts, and the centre of administration through the colonial period to 1840. The town grew into a
city in the mid nineteenth century, was fully developed in all its civic institutions. That it retains so
much of its heritage is evidenced in the listing of many heritage items at Local, State, National and
World Heritage levels, and these should be capitalised upon and strengthened in any future
development. The numbers of cities in the world that have items of World heritage significance are
few, and Parramatta finds itself in unique company on a global scale. Its heritage is unarguably one of
its key attributes.

Parramatta’s heritage is distinguishable in three main ways:

Parramatta has been a civic town from the start

Unlike Sydney, which developed rapidly out of a camp, Parramatta was a town planned as a whole
from the earliest days of its settlement. The city was defined in a landscape, given a defined grid both
North and South of the River, and a suite of civic buildings and institutional precincts within and
without the grid. This civic vision is important in any future planning in and around the Parramatta
CBD.

Parramatta has cultural/planning boundaries, rather than geographical ones.

The established boundaries of Parramatta are not wholly limited by natural features. The city has
since its earliest times extended north of the river and to the west now extends into an almost
unbroken corridor of development to Sydney. The accepted boundaries of the Parramatta CBD at the
present relate to early land grants and land held by the crown.
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Parramatta’s built heritage comprises mostly houses

With a number of important exceptions, including peripheral institutional precincts and landscapes,
the vast majority of Parramatta’s heritage buildings are houses, some dating to the earliest days of
Colonial settlement in Australia. This includes the two earliest houses in Australia, Old Government
House and Elizabeth Farm

R

Figure 12: St John’s Cathedral, Town Hall and Church Street. Parramata was a town with all its civic
functions planned from the start. (Source: Parramatta Heritage Centre, LSP0381)

3.3.3 Heritage Listings in Parramatta

The chronology of planning protection for heritage in the Parramatta CBD is briefly described as
follows:

e Parramatta Local Environmental Plan 1996 (Heritage and Conservation) was gazetted
in 1997. Amendment 1 introduced potential heritage items and conservation areas.

e Amendment 2 to Parramatta LEP 1996 (Heritage and Conservation) was gazetted in
2001 resulted in amendment to heritage items within the city centre.

e Sydney Regional Environmental Plan No 28 (applied to the city centre and
surrounding primary area) was gazetted in 1999 and included a schedule of heritage
items.

e Parramatta City Centre LEP was gazetted in 2007 and included relevant heritage
items from Sydney Regional Environmental Plan No 28.
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e Parramatta City Centre LEP 2007 amalgamated with Parramatta LEP 2011 in
December 2015.
From a development point of view, heritage listings have gone through an economic cycle in
Parramatta and are generally no longer contested - the market has adjusted and therefore
compensation for heritage ownership is not warranted.

3.3.4 The Future of Parramatta’s Heritage

Parramatta is distinctive among Australia’s large cities in that it has undergone only two major cycles
of development over two centuries— the original growth of the city including early development in
the nineteenth century, and a phase of major office building in the 1980s. The next phase of
Parramatta’s history will see it move to a large scale high-rise CBD.

A key challenge for Parramatta in the immediate future is to retain the authenticity and setting of its
heritage amidst very large scale development. The best and highest result is that heritage in
Parramatta be not sidelined, isolated, swamped or ignored, but rather integrated with the new
fabric of a bustling city environment.

Parramatta’s schedule of individual items and conservation areas is in fact a collection or “network”
of historic urban set outs, buildings and places that form the basis of the city’s fabric.
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Figure 13: 50 Albert Road, South Melbourne — tower overhanging terrace house. An example of s:delmmg
and swamping heritage, the impact of which extends across the city
(Source: http://www.peterclarke.com.au/project/fifty-albert/?last=true)
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3.3.5 A way to measure impact: Heritage Relationships
The objective of all heritage planning is to conserve the heritage significance of an item or place.

The brief requires the assessment of impact of proposals on heritage on the basis of precincts. Our
approach to assessing impact in precinct terms is to address the nature of the relationship with the
heritage item or area with its context in each precinct. The conservation of heritage values in a
precinct will involve identifying, conserving or creating these relationships in a way that retains the
heritage significance of a place.

Relationships with heritage items with their urban context are considered to operate primarily in
four ways:

- Urban relationships such as mode of address to the street, and relation to historic
designated subdivision pattern

- Historic relationships such as historic space around the item, its relationship to the natural
landscape and names of items and places

- Scale relationships, usually assessed in terms of height and bulk

- Visual Relationships, comprising views to and from the heritage item
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4.0 Heritage Impact of the Planning Proposal

4.1 Positive Heritage Impacts arising from the Planning Proposal

The Planning Proposal for the Parramatta CBD seeks to amend the Parramatta Local Environmental
Plan (PLEP) 2011 in a number of ways that may have an effect on heritage. A number of aspects of
the current proposal offer positive heritage outcomes and provide sensible departure points for
heritage protection at the DCP level.

4.1.1 Protection of Heritage

Uniform approach

A planned uniform approach to heritage as part of the planning scheme, relating to standard
procedures as opposed to a case by case basis, is necessary to “normalise” the approach to heritage.
Heritage incentives may form part of this approach, but not at the exclusion of other heritage
outcomes.

Fine grained approach in some areas

While a uniform basis to heritage has been adopted, certain areas within Parramatta have been
approached in a more site-specific way. In the Planning Proposal, locations such as Church Street,
George Street, and significant areas of Open Space a more detailed analysis and approach that
consider their unique qualities is required.

4.1.2 Protection of Landscape

Implied connection of creeks and parks

Clay Cliff Creek provides an important historic marker within the city and its historic allotment
boundaries that also has a significant environmental impact in terms of flooding and wind. The
Planning Proposal implicitly makes a connection of existing parks and streets along this creek
corridor. This has the potential to be of significant heritage benefit.

4.1.3 Community Benefits

Active street fronts

Although possibly viewed more as an urban design outcome, provisions in the Planning Proposal to
make active street fronts should be seen positively in heritage terms for two reasons. Firstly this is a
historic town designed to operate with active streets as its primary urban operation. Secondly, active
streets promote an active network in which isolated heritage items which are located throughout the
Parramatta CBD are linked in experience.
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4.2 Negative Heritage Impacts arising from the Planning Proposal

This study has found the Planning Proposal will give rise to serious adverse impacts on heritage in
thirteen special interest areas in different ways, however these can be addressed through the
recommendations put forward in this study. This section is a discussion of issues of concern across
the Parramatta CBD that is based on lessons learned from the interface areas. The following
discussion addresses general issues that affect all of the Interface Areas and makes
recommendations in light of them.

4.2.1 Statement of Aims in the PLEP
An aim of the current PLEP under clause 1.2(c) to be retained is:

to identify, conserve and promote Parramatta’s natural and cultural heritage as the
framework for its identity, prosperity, liveability and social development,..

The objectives of the one of the two predominant zones for the Parramatta CBD, B3 Commercial
Core, includes:

To protect and enhance the unique qualities and character of special areas and heritage values
within the Parramatta City Centre.

The other predominate zone proposed for the Parramatta CBD, B4 Mixed Use has a similar objective
but does not include the words “and heritage values” but which are recommended to be added.

RECOMMENDATION:
e Include the words “and heritage values” in the objectives for B4 Mixed Use Zoning

4.2.2 Identifying Heritage Impact

The Planning Proposal on a number of occasions makes a requirement for development that involves
a heritage item or conservation area to consider the impact of that development. For example, the
Planning Proposal for the Parramatta CBD (at p29) states that:

4. The incentive maximum height control: ...
b. Where maximum building heights apply, it generally increases the building
heights from the base height control to correspond with the incentive FSR
control, except where impacted by heritage.

Heritage impact can be determined using the well-defined methodology published by the NSW
Heritage Office, however the phrase “impacted by heritage” is likely to be vague in practice. What is
probably meant in the incentive height control is “except where impacted by obligations not to
impact negatively on heritage.”

The nature of an impact upon heritage is influenced by many factors, including the type, scale, and
context of the proposal. A more helpful way to consider the impact of a new development upon
heritage is to consider the relationship that will exist between them.
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New development can and must be accommodated alongside existing heritage in a way that is
respectful and appropriate, responding to the building, the street, and the wider area. Where a poor
relationship exists, this can lead to poor heritage outcomes in terms of isolation, overshadowing, or
disturbance of existing street patterns and rhythms.

Assessment should require:
e the area of context of items and conservation areas, in which the applicant is obliged to
assess impact, is large enough to capture all potential impacts; and
e the assessment of impact is to have regard for relationships identified as important to
Parramatta CBD Special Interest Areas.

The Planning Proposal and proposed LEP provisions that require impact to be considered would be
improved by the inclusion of specific heads of consideration. The following specific heads of
consideration for Parramatta CBD development should be included in the standard heritage
provisions to give guidance to what constitutes an impact (that is, what is the relationship between
the existing and the proposed).

Assessing relationship to development within the Parramatta CBD:

Immediate Relationship

This is impact upon the built fabric or within or adjacent to the lot of that
heritage item, or impact upon a property located within a conservation
area.

Street Relationship

This includes development that is visible from the street elevation. If the
site is a corner location (or adjacent to a corner) then the impact upon
both streets must be considered.

Area Relationship

Where a development is of a certain height and is adjacent to a
conservation area or cluster of individually listed heritage items, then the
impact of that development upon the significance of the conservation
area must be considered.
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RECOMMENDATIONS:

e Specific heads of consideration for Parramatta CBD development should be included
in the standard heritage provisions of the LEP to give guidance to what constitutes an
impact.

e A Heritage Impact Statement should be prepared for any development potentially
having any adverse impact upon an individually listed heritage item or conservation
area. A key method of assessing the impact of a development upon a heritage item
or conservation area is to consider the relationship between that new development
and the item or area.

e Forany lot amalgamation including or adjacent to a heritage item a Conservation
Management Plan must be prepared and lodged with council for comment prior to
the lodgement of a development application for the subdivision.

e Revise the wording in the PP from “impacted by heritage” to “except where impacted
by obligations not to impact negatively on heritage.”

4.2.3 Potential negative impact arising from FSRs and Height Limits

Incentive Height and FSR

Under the current PLEP 2011, the majority of sites in Parramatta have one height control and one
FSR control. In the Planning Proposal an additional FSR and Height control are proposed so that most
sites in the Parramatta CBD will maintain the existing controls as “Base FSR” and “Base Height”, and
allow a second “Incentive FSR” and “Incentive Height”.

In general, the Incentive FSR for the Interface areas is 6:1, with Incentive Heights being unlimited.
Auto Alley will be an exception, with varied height limits. This represents a substantial increase in
bulk and height in most Interface Areas. In terms of potential impact on heritage, it is the Incentive
FSR and Height that is assessed.

Heritage Impact of Incentive FSR and Height Limits

In planning terms, the proposed Incentive FSRs with no height limit is a dominant single tool to
derive urban form and amenity. Amalgamation is necessary to achieve the potential held out in the
proposal. The final form of the interface areas will be the result of a negotiation on sites which, so as
to access the incentives, will undergo an individual design excellence process progressively. Because
the outcomes of this Planning Proposal are very abstract heritage impacts are not predictable. Some
specific vulnerabilities are discussed below.

Incentives to Heritage Items

The impact of increased FSR and Height will be most keenly felt on heritage items and conservation
areas. It is not rational to have a blanket FSR and unlimited height controls in any area dominated by
heritage items or within a conservation area, simply because the purpose of listing individual items
and the forming of conservation areas is to protect them from development. To add an expectation
of development potential to these places would have a negative impact locally and be setting a
precedent, across the State.
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Isolation of Heritage Items

A part of the city composed of a predominately uniform collection of buildings or subdivision
allotment can be gradually eroded in a piecemeal fashion, until the heritage qualities of a place are
seen to rest on a building that, in isolation, may be of little heritage value. Isolated heritage sites
make for permanent negative landmarks.

Figure 14: The qualities of a precinct may be gradually eroded.
(Source: HAA)

Design Excellence

Under the Planning Proposal, a development involving or directly adjoining a heritage item seeking to
achieve a FSR of 3:1 or greater is to be subject to a competitive design process, the result of which
may increase height and bulk adjacent to a heritage item. The impacts of this increased FSR and
Height on the adjacent heritage item(s) must be assessed as part of any Design Excellence review.

The holding of a Design Excellence competition should not be seen as a guarantee that negative
heritage impacts can be addressed or mitigated. In some cases, all proposed options for a site may in
fact be inappropriate, with some sites simply unable to accommodate a proposal of a certain size.
Further amalgamation may be required to provide an appropriate setting for a heritage item.

RECOMMENDATIONS:

e Incentive height and FSR provisions should not be applied to conservation areas

e Heritage items should not be isolated as a result of development

e Heritage controls must be included as part of any Design Excellence assessment
involving or directly adjoining a heritage item.

e A heritage expert should form part of any Design Excellence jury for a proposal
affecting a heritage item or heritage conservation area
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4.2.4 Potential negative impact on Parramatta’s Heritage Houses

Use

The best way of conserving a heritage building in a CBD is for it to have a viable use. Many houses
within the Interface Areas have been sensitively adapted for commercial uses where residential
occupation is no longer an option. Any use that can be accommodated with minor alteration to
historic fabric (both internally and externally) should be encouraged over uses that require major
alteration.

Where a viable use is not able to be found, it is preferable for a building to be “mothballed”
temporarily rather than have drastic alterations carried out that result in significant loss of original
fabric.

Setting and Space

The setting of a house is in most cases an important element of its significance, and may involve a
street or river frontage, a particular view, a garden, or its visual relationship to neighbouring
properties. The majority of houses in the interface areas are detached dwellings, and their elevations
on all sides should be preserved by appropriate setbacks to preserve this historic setting. Particularly
important for conserving context is the space to the rear of a house. At a minimum an area of deep
soil landscape able to accommodate a tree should be retained at the rear of a property.
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Figure 15: A building of greater height but which preserves a more appropriate setting to a house (left) is

preferable to a building of greater bulk that reduces the setting (right).
(Source: HAA)

Rhythm of the street and Subdivision pattern

The subdivision pattern of a street is reflected in its buildings. The surviving houses of the interface
areas reflect the subdivision pattern of an area, and establish the pervading setback, scale and
character of their streets. New developments that may involve amalgamation of lots should seek to
retain this pattern of development in their detailing. Therefore developments with long, linear
podiums are not an appropriate response to their setting, as they conceal existing street patterns
and visually join together historic houses or buildings which were historically separate items.

R .

Figure 16: New developments should avoid long linear podiums that conceal street rhythm (left) and instead
should conserve the existing pattern and rhythm of a street (right).
(Source: HAA)
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Setback patterns

Figure 17: Inappropriate setbacks may affect the character and rhythm of a street (left). New developments
can return character and setting to a street and reconnect isolated heritage items with their context (right)
(Source: HAA)

An important element in the continuity of a streetscape and which provides an appropriate setting
for a house is the setback pattern of a street. This is a very real threat to historic buildings in
commercial areas, with increased pressure to both maximise floor space and to provide a street
address to a development. New developments should seek to conserve historic setback patterns
where they exist, and to restore them where they have been eroded by previous development.

Mode of Address to Street

New developments should be provided with positive and direct access that is in keeping with the
existing mode of address of a building to a street. In the case of a corner site it may be appropriate
for the building to address two streets, but it may not.
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Figure 18: Existing historic direct mode of address to the street (left) can be lost through amalgamation and
radical building siting (middle). New developments should maintain historic modes of street address (right)
(Source: HAA)

Recovery of setting

Figure 19: New developments may be provided with incentives or conditions to remove intrusive elements
and guide the restoration of a historic building as a condition of consent. (Source: HAA)
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Some historic houses in the Parramatta CBD have been subject to insensitive alterations to their
fabric, which may have resulted in an altered building form, colour, or street presence. In many
cases, the actual historic nature of the building may be totally disguised. The recovery of the
authentic building is to be given a priority in assessing development proposals in the Parramatta CBD.

Isolation

Parramatta’s heritage is unique in that it is comprised in the most part of freestanding small houses,
as opposed to commercial or government buildings. These houses are of a scale that makes their
significance particularly vulnerable to adjacent large scale development and changes in context. In
some cases, houses have become isolated heritage items simply as a result of poorly sited adjacent
development. New developments should seek to respond to these isolated items in a way that
recognizes them as vital parts of a rich urban fabric.

Figure 20: Developments without a buffer to new development, and which ignore historic subdivision
patterns have a detrimental effect upon the setting of historic houses, and can result in further isolation
(Marion Street, at left). Where trees have been retained, a setting for the historic house remains (Albert
Street, at right). (Source: HAA)

RECOMMENDATIONS:

e All of the setting of a house that contributes to its significance must be conserved.

e In all cases retain an area of deep soil landscape to the rear of an historic house large
enough to plant an appropriate tree in order to retain the detached nature of the
dwelling and the presence of a garden setting.

e Conserve historic setback patterns where they exist, and restore them where they
have been concealed by later development.

e Interpret the historic subdivision pattern of a street in new developments that
involve amalgamation of lots through careful architectural detailing.

e New developments are to retain the historic mode of address to the street in the
vicinity of the development

e Where a heritage item has been negatively impacted by past development, new
development must include the reversal of the negative impact to the heritage item.

e Give priority to uses for heritage items that involve less change to significant fabric
than uses that require more change.

e The retention of an entire building in a way that isolates it completely from its
context is not acceptable.
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4.2.5 Potential negative impact on Parramatta’s Balanced Streets

The majority of streets in the Parramatta interface areas have a balance, with buildings of a similar
scale on either side, or unifying elements such as consistent setbacks and street trees. There are
exceptions to this rule, but at present the difference in scale and bulk is generally well resolved
through the urban principal of a balanced street.

Some streets, by virtue of their historic subdivision patterns and building alignments, anticipate
changes in scale and balance. These may occur at T intersections, at streets with side fences only, or
adjacent to parks.
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Figure 21: Some historic building alignments and subdivision patterns anticipate change in balance
(Source: HAA)

Increased densities will have the potential impact of creating unbalanced streets. New development
should seek to achieve a greater balance to a street.
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Figure 22: The existing balanced nature of a street (left) can be eroded as a result of mismatched
development resulting in a poor relationship (right). (Source: HAA)

RECOMMENDATIONS:

e The existing balance of a street is to be preserved, particularly within and adjacent to
conservation areas.

e Preserve street trees and building setbacks, and balance of building heights, which
contribute to the balance of a street
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4.2.6 Impact of the PLEP concept of Transition

Appropriate Transitions
The Draft LEP states that

7.15 Community Infrastructure

(1) The objective of this clause is to allow greater residential densities and height
in the Parramatta City Centre where community infrastructure is also
provided.

(2) The consent authority may approve development with a height and floor
space ratio that does not exceed the increased building height and floor space
ratio identified on the Incentive Height of Buildings Map and the Incentive
Floor Space Ratio Map, but only if:

(a) the development is able to demonstrate an appropriate transition to any
heritage items or conservation areas; and

(b) the development includes community infrastructure to the satisfaction of
the consent authority, whether or not provided on the development site or
an alternative site nominated by the consent authority.

7.16 Opportunity Sites

(b) the development demonstrates an appropriate transition to any heritage items; and
(7) requires a DCP to be prepared which includes "(iii) any heritage issues and streetscape
constraints,"

Definitions of an “appropriate transition” are difficult to apply, as what is appropriate in one heritage
context may not necessarily be appropriate in another. The question is less one of appropriate
transition and more one about the relationship with a heritage item or conservation area. Developing
a clear methodology by which this can be demonstrated or tested in an assessment will require very
pointed but widely applicable assessment criteria. Specific heads of consideration for Parramatta
CBD development should be included in the standard heritage provisions to give guidance to what
constitutes an “appropriate transition” (that is, what is the relationship between the existing and the
proposed).

RECOMMENDATION:

e Specific heads of consideration for Parramatta CBD development should be included
in the standard heritage provisions to give guidance to what constitutes an
appropriate transition to a heritage item or conservation area
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4.2.7 Potential negative impact arising from Amalgamation of lots

Sliding Scale and Heritage Items

Under the existing provisions of the PLEP 2011, where a site area is less than that stated in the
instrument, an FSR sliding scale control limits the maximum FSR that can be achieved on a site
proportional to the site area. In order to achieve the maximum FSR, site amalgamation is thus
promoted, the stated aim of which is to “prevent overdevelopment and inappropriate built forms on
small sites”.

Whether a heritage item is adjoining or part of a site, a test should be made as to whether the
proposed development can be suitably accommodated on that site. Simply because an
amalgamation has occurred, it does not mean that a development of a certain size would be an
appropriate outcome.

Development Adjacent to a Heritage Item

The Planning Proposal resolved to allow similar FSRs/heights for heritage items to those of adjoining
properties. This was valued because it allows for flexibility and simplification of planning controls,
and enabled developers to determine the value of the adjoining heritage item to their development.
Because a heritage item may not be developed however, its FSR value could effectively be added to
an adjacent site through a process of amalgamation. This increase in FSR and height immediately
adjacent to a heritage item may have a negative impact upon the very setting that is sought to be
protected through heritage listing.

Any development that involves such a proposal must be made to ensure that some benefit from the
development is bestowed upon the heritage item as a condition of consent. This may take the form
of restoration of the building or its setting (eg: removal of later intrusive additions, provision of
appropriate landscaping) or the establishment of a properly funded maintenance plan.

Figure 23: The effect of floor space transfer adjacent to a heritage item (Source: HAA)

With a “blanket” FSR across much of the Interface Areas as part of the Planning Proposal, this will
lead to double the amount of permissible floor area adjacent to heritage items compared to other
adjacent sites. In some cases this will have a negative impact and in other cases the impact may be
able to be addressed through Design Excellence. There will be some sites where the impact is only
addressable by the amalgamation of more sites and locating resultant floor area further away from
the heritage item.
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Amalgamation Direction
The direction in which amalgamations occur will have a determinative effect on the future urban
form. Some streets may go up, whilst others stay low. Developments must respect the primary street

address of a development site and conserve the legibility of a subdivision pattern in attempting
amalgamation.

Street hierarchy

The Parramatta CBD is characterised by relatively small lots, a historical pattern which should be
reflected in any redevelopment but nonetheless often required to be amalgamated to appropriately
accommodate buildings of the scale anticipated for this CBD.

Subdivision patterns reflect the hierarchy of streets, with main streets and side streets readily
distinguishable. New development should preserve this pattern of street networks. Side streets
should not be made to dominate in any new development where this will disrupt existing urban
patterns and the legibility of street hierarchy.
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Figure 24: The hierarchy of streets must be retained
(Source: HAA)

Retention of Facades
New developments may be located “behind” existing heritage listed properties, but in fact may have
their own street address. It is vital that a form of heritage “facadism” does not occur as a result of

new development born out of lot amalgamation. Fagade retention is not an acceptable development
option for a heritage item.

Overhanging of Heritage Items

Retention of a historic building should be considered one of the primary motivating factors in a
development, and not as an afterthought. To that end, development that “overhangs” a heritage
item is deemed to reduce the significance of that item and is unacceptable and should not be

permitted. A connection to the sky is an important element of a historic building and this must be
preserved.
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Figure 25: Development that overhangs a heritage item is not permitted
(Source: HAA)

RECOMMENDATIONS:

e Preserve the historic hierarchy of streets

e Amalgamation alone is not the only criteria as to whether a development may be
suitably accommodated on a site.

e Some sites may require further amalgamation before a development may become
appropriate in heritage terms.

e Facade retention is not an acceptable development option for a heritage item.

e Any development that involves amalgamation with a heritage item must bestow
some of the benefit of that development upon the heritage item.

e Development that overhanging the space above a heritage item is not permitted.

Isolation of Heritage Items and Widowing of Sites
General FSR provisions apply to heritage items, which provide additional value to an item despite the
expectation that any redevelopment of the land containing the item will be constrained by the need

to conserve its significance.

In terms of site amalgamations, the presence of a significant FSR may provide an incentive to include
an item in a redevelopment proposal so as to utilise its development potential on another part of the
amalgamated site. This provides good opportunities to ensure that the relationship of the new
development to the item is exhibits design excellence and that the item be suitably restored and

conserved with a purposeful use.
-llv

Figure 26: Buildings allow subdivisions to be understood. Amalgamations should preserve this intrinsic
character of the city. (Source: HAA)
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However, inclusion of a heritage item may provide a disincentive if the FSR obtained (through
purchase of the site) cannot be utilised within the development or that a satisfactory relationship
between the development and the item is not able to be achieved.

This underscores the need to ensure that planning requirements such as heritage conservation
considerations and design excellence are applied equally whether a redevelopment parcel either
contains or adjoins a heritage item.

However, a prevailing concern remains that amalgamations required to implement the Parramatta
CBD Planning Proposal may result in poor urban and heritage conservation outcomes in that small
sites or heritage items may be isolated (or “widowed”) whereby suitable redevelopment of remnant
areas could be significantly compromised.

Similarly, some amalgamations have the potential to significantly prejudice the potential for an
appropriate relationship between new development and a heritage item despite design excellence
processes and the like, simply because of an unsuitable site shape, dimension and/or configuration
that cannot be overcome by design solutions.

Figure 27: Individual heritage items can have a positive relationship to each other (left) or become isolated
(right) as a result of new development. (Source: HAA)
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Figure 28: In the context of a row of detached houses, the significance may be better preserved by retaining a
gap, than by attempting to ensure a consistent setback to the street. (Source: HAA)

RECOMMENDATIONS:

e Prioritise heritage conservation considerations in assessing developments that
amalgamate heritage sites.

e Ensure that heritage places do not become isolated due to a development.
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4.2.8 Potential negative impact from treatment of Corner Sites

In a CBD formed of a grid of streets, corner sites are the most important to urban form, legibility,
amenity, and views. Some corners may be occupied by buildings, some not. In areas such as Sorrell
Street, connections between that street (precinct) and Church Street (a separate precinct) are

important and understood at corners. Amalgamation of lots should not disrupt the pattern of a
street corner.

Figure 29: Setbacks at corner sites can be important indicators of street hierarchy and subdivision patterns,
and should be maintained.

(Source: HAA)

RECOMMENDATIONS:
e Retain the existing setbacks for all lots adjacent to a corner lot in any amalgamation
proposal.

e Recognise the important role that corner sites play in terms of street address, street
hierarchy, and connection points. In some instances a building of greater height and

bulk will require a larger setback than existing to preserve the character of both
streets.

4.2.9 Potential negative impact arising from treatment of Setbacks

Setbacks are of vital importance in the retention of settings of significance to heritage items and in
conservation areas. Setbacks can influence street balance, streetscape character, prevent isolation of
heritage items, maintain views and permit sunlight penetration.

Street Setbacks

—— i

Figure 30: Setbacks have been gradually
eroded along High Street, and this has
affected the balance and quality of the
street. (Source: Google Maps with HAA
overlay)
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Retention of setbacks is of vital importance to the character of a street. Encroachment by one
development can have a drastic impact upon all neighbouring properties, leading to a general
degradation of the character and streetscape of a place.

House Setbacks

Setbacks exist on all sides of a property, not just to the street, and detached houses are particularly
vulnerable to becoming isolated if these setbacks are not maintained. At a minimum, a deep soil
zone that is able to accommodate a suitable size tree should be provided at the rear of any house
within an interface area to provide a buffer to any new development.

Shop Setbacks
Streets with shops are particularly susceptible to changes in setback. Efforts should be made to

ensure that a consistent address to the street is retained. Leaving a “gap” in a row of commercial
premises that have been designed as a continuous wall to the street is not acceptable.

Figure 31: Commercial streets should retain their mode of address to the street (left) and not create “gaps”
as a result of new development (right) (Source: HAA)

Increasing Setbacks

In some situations where a heritage item is of high significance and/or has a particularly strong form
of urban address, it may be desirable to increase the setback of a building in order to preserve its
context and significance. Examples of this within the Sydney CBD include the open spaces adjacent
to 31 Bligh Street (pictured below) and 165 Castlereagh Street.

Figure 32: Sometimes a setback can be of benefit in providing a setting for a historic building within a CBD
context (Source: Ray White Real Estate listing for 25 Bligh Street, Sydney?')

11 https://jagonal.com.au/office/rent/NSW/Sydney/Sydney-CBD/CBD-Core/Bligh-Chambers/7992#summary
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RECOMMENDATIONS:

e Generally preserve existing street setbacks in new developments to conserve street
balance and character

e Always retain a setback of deep soil zone to the rear of a heritage house sufficient for
a tree to prevent its isolation as a result of any development.

e Recover historic street setbacks to regain streetscape qualities where these have
been eroded

e Increase setbacks adjacent to heritage items where historic setbacks are not
recoverable

4.2.10 Potential negative impact arising from treatment of Subdivision patterns
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Figure 33: The podium of Regent Place reproduces subdivision patterns in George Street, Sydney
(Source: HAA)

The essential human scale of the Parramatta CBD is a result of historic subdivision patterns. The
amalgamation of lots for tower construction (an inevitable outcome of the Planning Proposal) has
the potential to make tower podiums of a monumental scale in the Parramatta CBD. If podiums are
not correctly articulated to reflect subdivision and setback patterns they can have a negative impact
upon this finer-grain scale. Examples of this erosion of urban scale within the Interface Areas are
many.

A recent development in George Street Sydney (illustrated above) opposite St Andrew’s Cathedral
and Sydney Town Hall has employed a podium base and retained an existing historic building, and a
pattern of building and property alignment has been employed to the benefit of the street and the
surrounding context.
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RECOMMENDATION:

e Give expression to historic subdivision patterns in all new development.

e Recovery of historic subdivision and setback patterns in the fabric of new
developments.

4.2.11 Potential negative impact arising from Overlooking and Alienation

Obijective principles for creating an appropriate buffer

A number of recent developments have had the unintended effect of creating a “wall” to a street
that has raised the height significantly to which sky becomes visible. A previously dynamic skyline can
quickly become uniform, while streets that once appeared open can become overlooked.

|II

Street width, planting, topography, and orientation can all affect the impact that new development
can have on existing street character. Increased height for certain developments may in some cases
be a better outcome than a dominating, lower-scale building of greater visual bulk.

Figure 34: Apartments overlooking Jubilee Park, but with no connection to the place.
(Source: HAA)

Particularly vulnerable are the edges of the interface areas, where they abut areas outside of the
Parramatta CBD Planning Proposal. A new high-rise development in one street may look over the
back gardens of several existing properties whose lot boundaries run perpendicular (such as happens
in Inkerman Street, South-West Interface area).
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A number of possible locations for developments that have an alienating effect on neighbouring
properties or public places exist in the interface areas. Detrimental outcomes could include:

e Overshadowing

e Overlooking

e Asense of “looming” for exceptionally tall properties

e De-activation of streets with the loss of smaller shopfronts

e Abrupt transitions of scale

Figure 35: The modulation of a building facade can have a dramatic effect on its bulk.
(Source: HAA)

Baas

Figure 36: New developments must be assessed from multiple angles to prevent the creation of a “wall” of
development.
(Source: HAA)

RECOMMENDATIONS:

e Modulate building form to prevent creation of a “wall” effect

e setback higher levels of tall development adjacent to public space to reduce bulk

e Tall buildings not to front directly on to public reserves but to be separated by
creation of an active street or path

e Creation of active frontages to developments on multiple sides where appropriate

e Preserve sky visibility between and around tall developments.

e Consideration of street width in any new development proposal to avoid creation of
canyons
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4.2.12 Potential negative impact arising from Overshadowing of outer Conservation Areas
(solar access)

Under the Planning Proposal Parramatta CBD will acquire very tall buildings.

A major impact will fall on the surrounding residential districts which are HCAs if shadows from the
new high rise buildings extend onto them in any way.

Areas of potential heritage impact arising from solar access include:

e Parramatta riverfront, which should maintain north-south street connections that
allow sun penetration to the riverbanks and foreshore walking paths.

e Prince Alfred Square will be highly compromised by adjacent tall development on
Victoria Road. The proposed solar access zone, while technically achieving a 51%
area of sunlight to the park, does not address the reality that due to the historic
planting of the park the “sunny” portion of the place will in fact be shaded by existing
mature trees.

e The section of Harris Park West Conservation Area bounded by Station Street East
and Wigram Street is particularly susceptible to overshadowing.

Experiment Farm Cottage

Experiment Farm Cottage is of National Significance as the site of the first land grant in Australia,
made in 1789 by Governor Phillip to the former convict, James Ruse. By 1791 Ruse had successfully
farmed the 30 acre site as an experiment in self-sufficiency, proving that a new settler could feed and
shelter his family with relatively little assistance to get started. The Indian-style bungalow there
today was built by Surgeon John Harris, c1835. It is one of Australia’s oldest standing properties and
features in an 1837 sketch and subsequent watercolour by Conrad Martens.?

Figure 7: Experiment Farm Cottage
(Source: HAA)

12 https://www.nationaltrust.org.au/places/experiment-farm-cottage/
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Experiment Farm Cottage was the first house purchased by the National Trust (NSW) in 1961. In 2000
the former Parramatta City Council acquired and demolished suburban dwellings that encroached
onto the cottage, restoring long lost vistas.

It is vital that new development in the Parramatta CBD does not overshadow this place. It is
important to retain a sense of separation from the Parramatta CBD, and any shadow directly as a
result of a tower development would compromise this separation from the Parramatta CBD.

e Building and garden of Experiment Farm Cottage as outlined below should have no additional

overshadowing as a result of Parramatta CBD development. This applies throughout the day
and is not limited by any time restrictions.

No overshadowing
as a result of CBD
development within
this zone

Figure 38: Experiment Farm Cottag solar access curtilag
(Source: HAA)

e

13 http://www.discoverparramatta.com/places/heritage_and_historic_sites/experiment_farm_cottage
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Elizabeth Farm

Elizabeth Farm is associated with major figures who were prominent in the 19th century
development of the colony, including John and Elizabeth Macarthur, and the Swann family in the
20th century. There is a large surviving collection of documentary evidence connected to the house,
which contains part of the oldest surviving European construction in Australia. The garden contains
some of the earliest European plantings in Australia. It is an example of early colonial architecture
and early agricultural experiments.

The property forms the core of a major historic farm estate which was highly influential in the
development of the wool industry in Australia, the introduction and acclimatisation of plants and
economic crops such as olives and vines. By its size, location and history of subdivision the property
was influential on the development of the town of Parramatta.

The property is also significant in the history of conservation in NSW, being the first to be preserved
by direct acquisition by the State Government, and the second property to have a permanent
conservation order placed over it under the Heritage Act 1977.%4

Figure 39: The residence of John McArthur Esqre. near Parramatta, New South Wales by Joseph Lycett, 1825.
(Source: Sydney Living Museums)

It is vital that new development in the Parramatta CBD does not overshadow this place. It is
important to retain a sense of separation from the Parramatta CBD, and any shadow directly as a
result of a tower development would compromise this separation from the Parramatta CBD.

e Building and garden of Elizabeth Farm as outlined below should have no additional
overshadowing as a result of Parramatta CBD development. This applies throughout the day
and is not limited by any time restrictions.

e Some additional overshadowing of the grounds (bounded by Alice, Arthur and Alfred Streets
and the Clay Cliff Creek) by development of the adjacent school site may be permitted
between 12pm and 6pm.

14 Read, S. (2003) Statement of Significance for Elizabeth Farm, NSW State Heritage Register listing, accessed May 2017
(http://www.environment.nsw.gov.au/heritageapp/ViewHeritageltemDetails.aspx?ID=5051394)
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No overshadowing
as a result of CBD
development within
this zone
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Figure 40: Elizabeth Farm Cottage solar access curtilage. The core of the site including the cottage and
garden must not be subjected to any additional overshadowing.
(Source: HAA)

Hambledon Cottage

Hambledon Cottage was built by John Macarthur in 1824 as a second house on his Elizabeth Farm
Estate. The Statement of Significance for the house describes it as a fine and rare example of an
1820s domestic building and is expressive of the taste, aspirations and needs of its several owners.
Its landscape includes plantings dating from its earliest construction and are now some of Australia's
oldest surviving European tree plantings. The Hambledon Cottage site is an important component of
an estate (Elizabeth Farm) that became a prototype of Australian land management. It also has
strong associations with a number of individuals and families important in the development of
Parramatta.’

It is acknowledged that the historic plantings provide a high level of shade to this house, however it is
vital that new development in the Parramatta CBD does not overshadow this place. It is important to
retain a sense of separation from the Parramatta CBD, and any shadow directly as a result of a tower
development would compromise this separation from the Parramatta CBD.
e The building and garden of Hambledon Cottage as outlined should have no additional
overshadowing as a result of Parramatta CBD development. This applies throughout the day
and is not limited by any time restrictions.

15 Statement of Significance for Hambledon Cottage, NSW State Heritage Register listing, accessed June 2017
(http://www.environment.nsw.gov.au/heritageapp/ViewHeritageltemDetails.aspx?1D=5052762)
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Figure 41: Hambledon Cottage solar access curtilage.
(Source: HAA)

RECOMMENDATIONS:

e There must be no additional overshadowing of Experiment Farm as a result of Parramatta
CBD development.

e There must be no additional overshadowing of the Elizabeth Farm site as a result of
Parramatta CBD development.

e There must be no additional overshadowing of the Hambledon Cottage site as a result of
Parramatta CBD development.

e Incidental overshadowing of the Elizabeth Farm greater precinct as a result of
development of the adjacent school may be permitted.

e The Parramatta CBD Planning Proposal Incentive FSR and Heights will be impacted by the
above recommendations. Further testing is required by Council to ascertain the extent of
solar access plane which would apply to the Parramatta CBD Planning Proposal to ensure
protection of solar access to Elizabeth Farm, Experiment Farm and Hambledon Cottage.

e The amount of solar access to Prince Alfred Square should be maximised as far as possible.

e The amount of solar access to the Parramatta River should be maximised as far as possible.
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4.2.13 Potential negative impact arising from allocation of Active Streetfronts

Active street frontages should be carefully considered in terms of heritage benefit due to the positive
contribution they can make to the amenity of a place and the potential linkages they can create
between significant items or areas.

The current proposal makes policy for creating a number of active street front areas in the North
Parramatta Interface Area along Church Street, but the possibility exists to extend some of these
active frontages down the side streets where commercial activity already exists, such as Palmer Ross,
Grose and Fennell Streets.

RECOMMENDATIONS:

e The location of defined Active street frontages should be extended to connect a
network of heritage items and places throughout the interface areas.

e Pedestrian activity should be encouraged, particularly in the streets that intersect
with northern Church Street and the riverbank.

4.2.14 Potential negative impact arising from treatment of Views

Important views have been identified as part of this study in the interface areas. Views may relate
not only to spires and towers, but also to reflections in the river.

Views along main streets of sky
Views at the termination of a street within an interface area should not end abruptly with a tower,
instead an open sky view should be maintained.

Views along the Parramatta River

The Parramatta River affords a unique series of views as it bends throughout the Parramatta CBD.
The view of the river itself, and also the views along it are important within the context of the
Parramatta CBD, in particular the views from and towards the historic Lennox Bridge. The still nature
of the river makes it particularly susceptible to reflections from adjacent tall buildings, and these may
have the unintentional effect of reducing clear sky reflections along this important view corridor.

Views from historic properties

A number of historic properties exist in the interface areas. Much consideration is given in planning
in an attempt to consider views towards these properties, but equal consideration should be given to
views from the site, particularly in the context of housing. The setting of a property can be
significantly diminished by inappropriate adjacent development. The examples below of views both
to and from the “Judge’s House” in Kent Street Sydney show this effect clearly.
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—

Figure 42: Views to and from the Judges House, 531 Kent Street Sydney.
(Source: http://sydney-eye.blogspot.com.au and HAA))
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RECOMMENDATIONS:
e Compile a Parramatta CBD register of views that must be preserved.
e Views both to and from any adjacent heritage item must be considered as part of any

development

4.2.15 Potential negative impact on Clay Cliff Creek
A specific study of the Clay Cliff Creek should be made in order to save and fully interpret this creek
basin within the newly-developed Parramatta CBD.

The basin of the Clay Cliff Creek is
e The basis of the alignment of street grids historically along its entire length
e A conduit of water under, on and above ground
e A conduit of ventilation through the Parramatta CBD
e The only natural landscape feature of the core of the southern Parramatta CBD
e The obvious pedestrian cross route from Parramatta west to the Parramatta River
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Figure 43: Clay Cliff Creek is of major historic value within the interface areas.
(Source: Parramatta Heritage Centre, Clay Cliff Creek, Historic Sites, LSPO0433,
http://arc.parracity.nsw.gov.au/the-river-foreshore-parramatta/)

RECOMMENDATIONS:

e Clay Cliff Creek should not be built over

e The alignment of Clay Cliff Creek should be fully expressed in new adjacent
development, regardless of height or scale

e Clay Cliff Creek should be made a publically accessible corridor of land adjacent to
the creek, with a view towards using the creek as a connecting element between
existing green spaces in the city.

HECTOR ABRAHAMS

ARCHITECTS

=] 54



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

5.0 Special Interest Area Analysis

Based on field work and understanding of the historic development of the City, the following thirteen
special interest areas are defined. Each is mapped and described, and a statement made about what
type of area it is. There follows a discussion of the impacts on heritage in and adjacent to the
precinct. Recommendations to address that impact in the Planning Proposal are collected at the end
of each interface area.

5.1 North Parramatta Interface Area
[ £ 4 B

z Heritage Conservation Area

Interface Area
Heritage Item

D Parramatta Planning Proposal CBD Boundary
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North Parramatta Interface - Existing Height
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North Parramatta Interface - Base Height
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North Parramatta Interface - Incentive Height
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North Parramatta Interface Special Interest Areas
b % ¥ s
\ ; :

Figure 44: North Parramatta Special Interest Areas

(Source: HAA)

Special Interest Area 1: The linear nature of a ridge road and commercial street
Special Interest Area 2: Public Square at an important intersection and meeting place
Special Interest Area 3: An institutional precinct

Special Interest Area 4: The banks of a river

Special Interest Area 5: A tree lined street of suburban character

Special Interest Area 6: The grounds of a church and an historic marker
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Special Interest Area 1: Church Street North

Figure 45: Special Interest Area 1, Church Street North
(Source: HAA)

The Main Street Special Interest Area links the two parks at each end of Church Street. The character
of the street extends into the surrounding side streets.
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Figure 46: Church Street North (Source: HAA)

a) Boundaries
Church Street, between Victoria Road and Pennant Hills Road

b) Description
A car-dominated commercial centre for North Parramatta, with a variety of building types and
sizes unified only by a major roadway and bookended by two historic parks. There is a mixture of
historic single or two storey masonry shops, with some 1990s commercial developments. Earlier
development steps up the hill. Each end of the precinct has recently been transformed
(bookended) by high rise residential towers. Varying street width (4-6 lanes) and footpath
dimensions change the character of the road as it rises to the north. Some trees line the verges.
The road has a wide character due to the predominantly low buildings on each side and
occasional plantings of mature Eucalyptus trees. It is buffered to the east and west by distinct
conservation areas.

c) Typology Statement
A ridge road, a Main Street in a town linked but distinct from the Parramatta (southern) CBD and
the summit of all surrounding streets. It is a main street with a series of crossroads.

d) Proposed Planning Controls (2016)
Proposed controls for the precinct involve an incentive uniform FSR of 6.0 and unlimited height.
These proposals are likely to lead to very tall buildings in the middle of the precinct, notably
around the cluster of heritage items between Fennell and Grose Streets. Development in these
areas should be considered more sensitively, with redevelopment of the Fennel Street carpark
also likely to impact the setting of heritage listed items to the south.
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e) Heritage Priorities
This area includes six individual listed items, but contains a large number of old (if modified)
buildings. It retains its street alignment, subdivision patterns and some sandstone kerbing. Some
heritage items are close by in side streets.
The Planning Proposal creates tall commercial and residential buildings forming a built-up CBD in
this area. It is important for the new tall developments not to create a walled canyon to Church
Street that narrows it and disengages it from its surrounding residential streets and the parks at
the top and bottom.
Some heritage items have been compromised by later intrusive additions that have impacted
upon their street presence. The removal of these intrusive additions should be encouraged in any
future development.

The heritage priorities for this area include:
e Recover the grain of the original subdivision patterns
e Preserve in built form the incline or ascent of Church Street
e Bring height towards the centre of the precinct, close to Church Street, rather than
towards its edges that abut conservation areas
e Prioritise corner relationships with the ridge road, permitting long views at each corner
towards heritage conservation areas at the next corner

Figure 47: Some heritage- items retain their street prominence (left), while others have been
compromised by later intrusive additions (right) (Source: HAA)

f) Impacts on Heritage

Subdivision Patterns

Amalgamation of lots is an inevitable outcome of the Planning Proposal. These developments
threaten the essential historic grain or scale of the Precinct by eroding the subdivision patterns
in Special Interest Area 1.

While tower podiums may reduce the impact of a development on an adjacent heritage
building, the building of a long, linear podium can have a jarring effect on the sense of rhythm in
the street. Linear podiums also reduce the sense of a gradual incline that is an important
element of this street.

Direction of Amalgamation of lots

The direction in which amalgamations occur will have a strong potential impact on heritage.
Corner sites play an important role in this precinct, as they connect a busy, ridge road with more
suburban side streets. Amalgamation of lots should not “widow” or “sandwich” heritage items,
and corner lots should not be “surrounded” as a result of amalgamation.
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Figure 48: Subdivision patterns and the sense of an incline within the street are often not reflected when
sites are amalgamated (Source: HAA)

Height
The taller development should be located along Church Street. This will lessen the impact of form
on the side streets that lead to conservation areas.

Views

The two Important views at the North and South of the precinct that focus on the cemetery and
Prince Alfred Square should be preserved. They are at risk of being obscured or reduced at the
point where Church Street bends. They can be preserved merely by being careful with building
set back.

Views from Church Street down side streets, particularly Grose and Fennel Streets, should be
preserved by limiting the height of building at the corners. Existing setbacks should be enforced.

Figure 49: The view from Church Street towards Conservation Areas should be considered (Source: HAA)
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Overshadowing
Limit overshadowing of adjacent conservation areas.

Balanced Streets

Church Street is at present a balanced street in terms of building heights and setbacks, although
some recent developments and the presence of some large undeveloped lots has reduced this
impact in certain sections of the precinct. Whilst respecting existing heritage listed buildings, the
location of new towers should consider the street balance in terms of height on opposite sides of
Church Street.

Isolated Heritage Items

Special Interest Area 1 contains six isolated heritage items, three of which are located on corner
sites. Appropriate measures should be taken in any future amalgamations and the design of
developments to return the character and setting to a street and reconnect isolated heritage
items with their context.

Large sites
A number of large sites (currently used as carparks) exist within Special Interest Area 1, all of

which represent potential areas of large scale development. Any development should place the
bulk of its height near the ridge road to help the buffering effect on adjacent conservation areas.

Active Street fronts

Active street frontages should be extended into the side streets. This is particularly warranted in

the more southern areas of the precinct where commercial tenancies extend down these streets.
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Figure 50: Parramatta CBD Planning Proposal Active Street Frontages Map with HAA overlay showing
proposed additional active street frontages in yellow. (Source: CPC with HAA overlay)
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Special Interest Area 2: Prince Alfred Square
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Figure 51: Special Interest Area 2, Prince Alfred Square
(Source: HAA)

Prince Alfred Square has a major civic role at the junction of Church Street and Victoria Road.
Diagonal pathways through the park mean that it has four distinct street frontages. It is of high
heritage significance and has recently been considered for listing on the State Heritage Register.

z Heritage Conservation Area
# § Special Interest Area
Heritage Item

D Parramatta Planning Proposal CBD Boundary

HECTOR ABRAHAMS

ARCHITECTS

[2] 65



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

Figure 52: Prince Alfred Square
(Source: HAA)

a)

b)

d)

Boundaries
Victoria Road, Church Street, Marist Place and Market Street

Description

Located on the site of Parramatta’s first gaol (1797), second gaol (1804), first female factory
(1804) and a village green or square from 1837 onward, the square is a rare example of the early
Public Parks Movement in NSW dating from c.1888 and planted in a formal style, it provides a
meeting point between the commercial centres of Parramatta and North Parramatta.'®

An intact representative example of a square or public park layout from the Victorian era,
embellished in the Edwardian, inter-war and post-war eras, it has several civic features (clocks,
memorials, and bandstand) and significant plantings. It looks out on and it is the setting for
several historic buildings and the Catholic precincts. Diagonal pathways mean that different
zones of the park open to different streets, with different effects. The northern quadrant of the
park is generally the least utilised, being located nearer to the high traffic volume of Victoria
Road, however the entire park is utilised for events such as Parramatta Winterlight.

Typology Statement
A central formal civic park.

Proposed Planning Controls (2016)
A site specific Planning Proposal was gazetted (amending the PLEP 2011) on 22 July 2016
resulting in an amendment to the PLEP 2011 of a maximum FSR of 4.8:1 and a maximum height

16 Heritage Council of NSW: Notice of intention to consider listing on the State Heritage Register of Prince Alfred Square,18/04/2017
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of 49m on the corner of Villiers Street and Victoria Road, opposite Prince Alfred Square. This
amendment will have a potentially negative impact upon solar access to the Prince Alfred Square
Special Interest Area.

The Parramatta CBD Planning Proposal recommends an Incentive FSR of 6:1 and an Incentive
Height determined by solar access provision, that being providing solar access on 21 June
between 12.00 and 14.00. The provision of sunlight, particularly during the middle of the day, is
of paramount importance to this public park. There should be no further increase in height or
FSR.

e) Heritage Priorities
The Park is an important connection space between the river and North Parramatta. Large scale
development is proposed for the north and east perimeters of the park. The Planning Proposal
correctly includes specific controls to protect the amount of sunlight into the park in the middle
of winter. However, these controls are minimal and only the southern half of the park- that with
a full cover of trees — is guaranteed sun.
New developments must address the park, and not back on to it as is the case of the Riverside
Theatre.

f) Impacts on Heritage

Figure 53: Views of the obelisk and church spires against the sky backdrop from Prince Alfred Square
(Source: HAA)

Views to Prince Alfred Square should be preserved from all locations where they currently exist
at street level. To meet this requirement, future buildings on Victoria Road will require extra but
not large setbacks.

Views of the spire of St Patrick’s Cathedral against a clear sky background must be retained from
all parts of the square. Views looking east to the memorial obelisk and the spire of the former
congregational church in Church Street must retain their present clear sky background.

Overshadowing
Overshadowing of Prince Alfred Square should be limited as far as possible, particularly during

the middle of the day when it may be used at lunchtime. The square has a distinct planting
pattern that means that the southern side of the park is shaded by existing trees. The northern
side of the square should therefore be provided with as much direct sun as possible.

Street Elevations
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New adjacent development must in its design consider the Square and its being seen from the
square.

Development at the corner of Villiers Street and Victoria Road

A proposal exists for the redevelopment of the site at 8-12 Victoria Road and 2A Villiers Street.
Height and bulk are inevitable as a result of approved FSR and Height controls for the site. Any
development in this location should locate height towards Church Street, as this is the dominant
main street in this location. Height should not be placed on Villiers Street. Any proposal should
seek to increase the maximum solar access to Prince Alfred Square, above and beyond the
current planning controls.
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Special Interest Area 3: Institutional (Catholic) Special Interest Area

Figure 54: Special Interest Area 3, Institutional (Catholic) Special Interest Area
(Source: HAA)

The Catholic Special Interest Area extends across three street blocks and has a number of building
types that are predominately educational, fenced in a compound resulting in a unified area.
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Figure 55: St Patrick’s Cathedral
(Source: HAA)

a) Boundaries
Marist Place/Villiers Street, Grose Street, Trott Street, Ross Street, O’Connell Street and Victoria
Road

b) Description
Three blocks all related to the education and worship of the Catholic Church. It contains
imposing, historic buildings of civic character, set within landscaped, gated precincts.

c) Typology Statement
An identifiable institutional precinct formed as a series of fenced compounds

d) Current Planning Controls
Current FSR and height limits are low and have afforded an appropriate scale of development
within the context of the Cathedral and Prince Alfred Square.

e) Heritage Priorities
Almost the whole of this precinct is listed as heritage items, and is adjacent to the boundary of
the World Heritage and State Heritage listings of Parramatta Park and the Old Government
House. It is therefore not possible to have tall development in the non-heritage listed allotments
in the precinct that would not have a major impact on the precinct.
School expansion may impact upon the setting of some surrounding single storey housing
because of size and bulk. Although not individually listed, Nos. 9-19 Grose Street form an
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important part of the setting of the Conservation Area, and should be retained. New buildings
along Victoria Road may obscure views of the cathedral and the landmark prominence of its
steeple if adequate setbacks are not deployed.

f) Impacts on Heritage
Subdivision Patterns
The development of the school over many years has gradually eroded the historic subdivision
pattern of this site, particularly along O’Connell Street, and Victoria Road. The subdivision
pattern along Grose Street should be preserved.

Height and FSR
Incentive height and FSR provisions should not be applied to conservation areas.

Views
Existing views of the Cathedral Spire from all parts of the area at ground level should be
maintained.

Overshadowing
Overshadowing of the Cathedral precinct on Victoria Road should not be permitted as a result of

any development within the area.

Active Streetfront

PaTY :
S
2 —
Figure 56: Proposed Active Street Frontages should be removed where dotted. (Source: CPC with HAA
overlay)

The active street front provisions should be removed in light of the historic “compound” nature
of this precinct. The above diagram shows the areas in purple that should be amended. School
fencing will not permit the desired activity or permeability of this provision.
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Special Interest Area 4: Riverbank

Figure 57: Special Interest Area 4, Riverbank
(Source: HAA)

The riverbank precinct extends along the southern boundary of the interface area and encompasses
both sides of the river.
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Figure 58: Parramatta River bank looking north -
(Source: HAA)

a) Boundaries:
Parramatta River, between Brickfield Street and O’Connell Street

b) Description
An important open space within the Parramatta CBD, focussed on the river and the historic
Lennox Bridge. The flat grassed area rises sharply to the north and is bordered by apartment
buildings.

c) Typology Statement
A riparian corridor with high bank, set below the street level and providing the major pedestrian
link east-west through the interface area. A flat area against the river, rises steeply to the north
where it is terminated by high density residential areas.

d) Current Planning Controls
Current planning controls have seen a dramatic change in this precinct, with the construction of
very tall towers on the southern bank having a dramatic impact on the setting of the historic
Lennox Bridge and altering the scale of the waterway. The flats have no active address to the
riverside public open space.
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e) Heritage Priorities

f)

Maintaining views to and from the historic Lennox Bridge, including the consideration of
reflections in the water. Preserve the active nature of the public space.

Impacts on Heritage

Amalgamation of lots

Consideration must be given to the amalgamation of lots on the northern bank of the river, in
order to prevent the creation of a “wall” of development. Building bulk should be reduced where
possible to allow penetration of sunlight and movement of air.

Height and Overshadowing
Building height should be restricted so as to permit adequate sunlight to the river and its banks.

Views

Figure 59: Views along the Parramatta River looking east and west.
(Source: HAA)

Parramatta River is a major historic focal point for the city, and is one of the major contributing
elements to the identity of the place. The river is tidal and its waters are broad and flat, its
surface acting as a mirror in a very different way to downstream sections of the river which are
affected by waves, boats and wind.

The reflection is particularly striking at certain points given the meandering nature of the river.
The photo at the above left shows Lennox Bridge reflected in the water, with tree-lined shores
beyond. The photo at right shows the impact of reflection on the newly built tower on the
southern bank adjacent to Lennox Bridge. The reflection of the river at this point effectively
doubles the height of the tower, while the tower itself divides the river in two, reducing its
apparent width and reducing the amount of reflected sky.

The view of Lennox Bridge from the Marsden Street Bridge and causeway with a clear river
reflection and view of open sky above is to be maintained. This is the effect of the proposed
changes to the FSR and Height provisions at the southern end of Sorrell Street.

Alienation and Active Street Frontages to Park

Many of the existing riverside developments provide no connection to the river at pedestrian
level, and often carpark areas have fronted the riverside within this precinct. New developments
must address the riverside setting and provide an active address to the river. This is particularly
important on the southern elevation of the Riverside Theatre and the Southern Bank of the river
generally.
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Figure 60: Parramatta CBD Planning Proposal Active Street Frontages Map with HAA overlay showing
proposed additional active street frontages in yellow.

(Source: CPC with HAA overlay)
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Special Interest Area 5: Sorrell Street
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Figure 61: Special Interest Area 5, Sorrell Street
(Source: HAA)

Sorrell Street residential Special Interest Area closely follows the existing conservation area, which is
concerned with preserving the unified streetscape character.
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Figure 62: Sorrell Street looking south
(Source: HAA)

a) Boundaries
Sorrell Street, between Isabella and Grose Streets

b) Description
A residential precinct comprised mainly of 3-4 storey apartments and some nineteenth century
houses, opposite a complete row of nineteenth century houses. The street is lined by an
impressive row of trees on both sides.

c) Typology Statement
A residential street of the nineteenth century modified by walk-up apartment blocks from the
1990s, interspersed between a numbers of the houses, and set back from the street. Historic
buildings exist on most corners, permitting views west up to Church Street ridge. Street is unified
and shaded by an impressive row of trees.

d) Current Planning Controls
The area is currently part of a conservation area, covering both sides of the street and including a
number of individual heritage items. The current FSR of 6.0:1 and existing height limit of 11m on
the western side of Sorrell Street, when combined with deep setbacks, have created a unified
streetscape and appropriate setting for heritage items.
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e) Heritage Priorities
The street is at risk of losing its unified nature and becoming unbalanced, with the potential for
large scale development on the western side. The impact of taller buildings within Special
Interest Area 1 (Church Street) can only be ameliorated by having an adequate buffer zone
between it and Sorrell Street.

The heritage priorities for Sorrell Street are:
e Only allowing rebuilding on the west side of the street in a way that preserves the
balance of the street
e Preserving views to the ridge road (Church Street) at each cross street
e Ensuring any tall development is located towards Special Interest Area 1 (Church Street)
e Limiting overshadowing of the street

f) Impacts on Heritage
Subdivision Patterns
Redevelopment of the western side of Sorrel Street has been carried out in a way that has for the
most part retained the historic subdivision of this street. This is an important element of the
conservation area and has meant that the essential grain of the precinct has not been eroded.

Amalgamation of lots

The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Corner sites play an important role in this precinct, as they permit a view from a quiet residential
precinct to a busy ridge road and taller structures. Amalgamation of lots should not “widow” or
“sandwich” heritage items, and corner lots should not be “surrounded” as a result of
amalgamation.

Setback patterns

More recent developments near Ross Street have breached the predominant setback, and this
has affected the character of the street and limited the extent of the precinct. Any new
development on the western side of Sorrell Street should retain the existing building setback.

Figure 63: Corner of Harold and Sorrell Streets, looking west
(Source: HAA)
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Height

Excessive building height on the western side of this street (regardless of setback) would have a
negative impact upon the heritage significance of the area. The existing height limits for this
precinct should remain.

ESR
Incentive FSR is not to be applied in conservation areas.

Overshadowing
The impact of any future development to the west of the Precinct upon the street trees must be

considered in any application. Overshadowing of existing properties (particularly the rear of the
western side of Sorrell Street) must be considered in any application. A continuous wall of
development is not desirable. Sorrell Street conservation area could be adversely overshadowed
if the western portion of the conservation area is not protected from tall buildings.

Balanced Streets

A key feature of the Sorrell Street precinct is its balanced nature. Key contributions to this
include the existing street trees, building setbacks, areas of deep soil landscape both in front of
and behind existing buildings, and the height of buildings on both sides. Excessive building height
on the western side of this street (regardless of setback) would have a negative impact upon the
heritage significance of the area.

Setbacks

An important element of the conservation area is the setback of the buildings from the street.
New developments within the precinct have maintained this. All future developments should
include space for a front garden to match neighbouring properties. Buildings that are located on
a corner site should maintain the existing setbacks to both street elevations.

protrude in front of the building line of historic buildings, and this does much to retain the character of
the street (Source: HAA)
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Special Interest Area 6: All Saint’s Precinct
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Figure 65: Special Interest Area 6, All Saint’s Precinct
(Source: HAA)

The All Saints precinct includes the Church and Hall, with their substantial grounds.
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Figure 66: All Saint’s Church
(Source: HAA)

g) Boundaries
Elizabeth Street, Victoria Road and Wilde Avenue, and the southern side of the church hall in
Elizabeth Street.

h) Description
A uniform grouping of buildings belonging to the Anglican Church. It contains imposing, historic
buildings of civic character, set within landscaped, unfenced grounds.

i) Typology Statement
An identifiable religious precinct occupying a well-defined area, and a notable landmark upon
entry to Parramatta from the east.

j) Current Planning Controls
Current FSR and height limits are low and have afforded an appropriate scale of development
within the context of the Church and its grounds.

k) Heritage Priorities
The whole of this precinct is listed as heritage items. New buildings along Wilde Avenue may
obscure views of the landmark prominence of the church steeple if adequate height controls are
not deployed. Given the three storey unit development in this area, this is considered a low-risk
outcome at present, and more likely impacts are to come from new tall buildings constructed in
the ParramattaCBD (this is already occurring with the buildings near to the Lennox Bridge).
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1) Impacts on Heritage
Height and FSR
Incentive height and FSR provisions should not be applied to conservation areas. Although All
Saint’s Church is not technically a conservation area, it should be treated as such.

Views

Existing views of the Church Spire from Victoria Road should be maintained. This spire has
important landmark status when approaching Parramatta from the east along this road. This can
be achieved through appropriate setback and building siting.

Figure 67: All Saint’s Church Spire, as seen from Victoria Road.
(Source: HAA)
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5.2 North Parramatta Interface Area Recommendations

North Parramatta Interface - Recommended FSR
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North Parramatta Interface - Recommended Height
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North Parramatta Interface - LEP Recommendations

Special Interest Area 1: The linear nature of a ridge road and commercial street

The section of Church Street between Fennell and Grose Streets contains a cluster of
heritage items. No new building work should be permitted in front of the west elevation of
446 Church Street (former Peacock Inn), and intrusive elements should be removed as part of
any proposal.

452-456 Church Street should have a 10m height limit to Church Street and a setback that
ensures the heritage items either side do not become isolated as a result of inappropriate
development.

Since development of the Fennel Street carpark is likely to impact the setting of heritage
listed items to the south and west, taller buildings should be located to the east, along
Church Street

Special Interest Area 2: Public Square at an important intersection and meeting place

There must be no further increase in height or FSR to the site at the corner of Victoria Road
and Villiers Street.
Solar access to the park must be maximised.

Special Interest Area 3: An institutional precinct

The proposal of a “blanket” FSR of 6.0:1 across the site with unlimited height controls is not
acceptable in a precinct dominated by heritage listed items and bordering a conservation
area. There should be no incentives within the controls for this place.

Retain the FSR and HoB in the North Parramatta Conservation Area at the existing level.

Special Interest Area 4: The banks of a river

Preserve the key historic view in this precinct which is the view east from Marsden Street,
showing Lennox Bridge and its riverside setting.

Reduce the incentive FSR where Wilde Avenue meets the river to preserve the open nature
of the River Foreshore Reserve in this area and

Maintain the sky view behind Lennox Bridge when viewed from the west.

Special Interest Area 5: A tree lined street of suburban character

Remove the proposed “blanket” incentive FSR of 6.0:1 and unlimited incentive height from
the Sorrell Street Conservation Area

Maintain the current height limit of 11m and existing setbacks in order to preserve the
Sorrell Street Conservation Area.

Special Interest Area 6: The grounds of a church and an historic marker

The proposal of a “blanket” FSR of 6.0:1 across the site with unlimited height controls is not
acceptable in a precinct dominated by heritage listed items. There should be no incentives
within the controls for this place.

Retain the FSR and HoB at the existing level, to maintain consistency in approach with other
Conservation Areas.
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North Parramatta Interface - DCP Recommendations

Special Interest Area 1: The linear nature of a ridge road and commercial street

e Amalgamation of lots must not result in isolation of heritage sites

e Preserve the prominence of views to the termination points of the parks at each end.

e Step up the form of buildings and podiums with the topography of the street.

e  Give expression to historic subdivision pattern in all development.

e Adhere to a common design of footpath surfaces, planting, lighting to unify the main street
as a defined precinct.

e Maintain the varying width of the road.

e Preserve views to east and west along side streets by limiting the height of buildings on
corner sites, particularly at Grose and Fennell Streets, to ensure an appropriate relationship
to buildings on each street. A tower setback should be implemented at the corner.

Special Interest Area 2: Public Square at an important intersection and meeting place

e Increase the level of sun to the park in winter.

e Developments adjacent to the park are to address the park.

e Preserve views into and out of the park, including those to the Cathedral and the former
Congregational Church.

e Retain existing views from the park of the steeples of St Patricks Cathedral and former
Congregational Church against the sky in all directions.

e Preserve views to the park from Victoria Road where they already exist. To meet this
requirement, future buildings on Victoria Street will require extra but not large setbacks.

e The taller part of any development on the Villiers Street and Victoria Road corner site, is to
be placed to the east, towards the tall buildings of Church Street.

A Special Interest Area 3: An institutional precinct
e Retain the visual prominence of the steeple of St Patricks Cathedral against the sky when seen
from Prince Alfred Square and Victoria Road.

Special Interest Area 4: The banks of a river

o New tower podiums along the upper northern bank to be separated to prevent development
from forming a wall and limit overshadowing along the river.

e Preserve all existing openings of streets to the river.

e Plan for pedestrian routes down to the river.

e Re-establish all north-south street connections to the river.

e Consider key views at river bend in the siting of new towers to avoid impact on the visual
amenity of the river

e All development is to have an active address to the river.

Special Interest Area 5: A tree lined street of suburban character
e Give expression to historic subdivision patterns in any new development.
e Preserve all street trees and existing historic setbacks.
e Restrict setback of development at corners so as to permit visual connections to the Church
Street ridge.

Special Interest Area 6: The grounds of a church and an historic marker
e Retain the visual prominence of the steeple of All Saint’s Church against the sky when seen
from Victoria Road.
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5.3 South-East Parramatta Interface Area

Heritage Conservation Area

Interface Area
Heritage Item

I:I Parramatta Planning Proposal CBD Boundary
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South-East Parramatta Interface - Existing Height
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South-East Parramatta Interface - Base Height

HECTOR ABRAHAMS

ARCHITECTS
[ 89



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

South-East Parramatta Interface - Incentive Height
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South-East Parramatta Interface Special Interest Areas
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Fig;.lre 68: South-East Parramatta Special Interest Areas
(Source: HAA)

Special Interest Area 7: The eastern end of George Street and an important entry point to the city
Special Interest Area 8: The edge of the CBD
Special Interest Area 9: Buffer to Harris Park Conservation Area

Special Interest Area 10: The area of Clay Cliff Creek
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Special Interest Area 7: Early George Street

Figure 69: Special Interest Area 7, Early George Street
(Source: HAA)

The small area of river flat at the east end of George Street.

z Heritage Conservation Area

:__: Special Interest Area

Heritage Item
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Figure 70: Eastern end of George Street with low rise development
(Source: HAA)

a) Boundaries
East end of George Street at the intersection with Harris Street, near to the early Georgian house
Harrisford and the Ancient Aboriginal and Early Colonial Landscape at the corner of Harris and
George Streets.

b) Description
The area comprises the level land at the east end of George Street, at the intersection with Harris
Street. George Street was laid out as the central street of Parramatta in 1790, and forms an
important axis with Old Government House.

c) Typology Statement
The historic primary entrance street to Parramatta from the east, with significant archaeological
significance.

d) Current Planning Controls
Current planning controls have permitted large development to the west and south of Harrisford.
At present the house maintains an easterly aspect and its original relationship to the river is
readily interpreted. The easternmost end of George Street maintains a view to the sky. Controls
for building setbacks along George Street aim to preserve the special character of this street.

e) Heritage Priorities
The slight bend at the easternmost end of George Street must be treated with great care. The
open end of the street is at risk if tall development were to fall directly on the axis with Old
Government House. A meaningful connection between the historic house Harrisford and the
river should be preserved. Tall buildings would have a very great impact on this historic precinct.

The heritage priorities for this area are:
e The effect of tall towers upon existing street alignment views and heritage items
e Amalgamation of sites eroding the subdivision grain of the street
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f) Impacts on Heritage
Subdivision Patterns
Recent developments have done much to erode the legibility of historic subdivision patterns in
this precinct.

Amalgamation of lots

Amalgamation of lots for tower construction is an inevitable outcome of the Planning Proposal.
These developments threaten to monumentalise the Parramatta CBD. The essential small grain
of the CBD is a result of the subdivision patterns in the Parramatta CBD area.
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Figure 71: Podium showing amalgamation of lots in George Street, Parramatta and the early house
Harrisford
(Source: Google Maps)

The above image of the eastern end of George Street shows the historic property Harrisford to
the right, with a new development across the road. While the podium and tower concept
arguably reduce the impact on Harrisford and help to maintain a certain level to George Street,
the effect of the long, linear podium is jarring on the perceived rhythm in the street.

New developments must recognise existing and historic subdivision patterns, particularly at
street level.

Height and FSR
Development of a substantial height should not be permitted at the point where George Street

bends. A tower development at this point could have a negative impact upon the other planning
policies for George Street that are intended to preserve a wide, regular avenue along this
important street that reinforces its historic importance and relationship to Old Government
House. Note: the area north of George Street is outside the study area.

Views

The view of Harrisford when approached from the east along George Street must be maintained.
A visual connection between Harrisford, the east end of George Street and the River is to be
maintained as part of any development.
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Special Interest Area 8: Town Edge to Queen’s Wharf Reserve

U )
i = e L
IR
5

{

F"'

R
b

N
SRR

hevions

) = T

Figure 72: Special Interest Area 8, Town Edge to Queen’s Wharf Reserve (Source: HAA)

[

The area of Harris Street as it traverses the flat alluvium of the Clay Cliff Creek

z Heritage Conservation Area

aaqg .
8 g Special Interest Area

Heritage Item

D Parramatta Planning Proposal CBD Boundary
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Figure 73: Harris Street looking south
(Source: HAA)

a) Boundaries
The western side of Harris Street between Parkes Streets and the boundary of Early George
Street Special Interest Area to the north.

b) Description
Two blocks of the early town of Parramatta, the eastern edge of which is set by this straight
section of Harris Street. The Precinct forms the town side of the street to the reserve. It is
traversed by the Clay Cliff Creek. It forms the east edge of the major colonial landscape on the
eastern side off Parramatta, comprising Elizabeth Farm, Hambledon, Experiment Farm Cottage,
the archaeological site of the Military Barracks and the river.

c) Typology Statement
A creek alluvium defined by Park Address, town edge, and edge of major colonial precinct.

d) Current Planning Controls
An existing FSR of 4.0:1 and height of 54m forms a balanced edge condition to the park. The row
of fig trees in the Park along Harris Street form an important boundary not only to the park, but
also as a visible boundary to the Parramatta CBD.

e) Heritage Priorities
Major tall buildings are planned for in this precinct. Harris Street forms an important definition to
the edge of the city, therefore future proposals should address the park not put the horticulture
of the park at risk by overshadowing, nor introduce an effect of alienation by having passive
street fronts. The Clay Cliff Creek should not be covered, or ignored.
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f)

Impacts on Heritage

Subdivision Patterns

Amalgamation of lots is an inevitable outcome of the Planning Proposal. These developments
threaten the essential grain of the Precinct by eroding the subdivision patterns in the Parramatta
CBD area.

While the podium and tower concept arguably reduce the impact on the street and may negate
the impact of a new development on an adjacent heritage building, the building of a long, linear
podium can have a jarring effect on the sense of rhythm in the street.

Amalgamation of lots

The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Amalgamation of lots should not “widow” or “sandwich” heritage items, and corner lots should
not be “surrounded” as a result of amalgamation.

Height and Overshadowing

The impact of any overshadowing on the row of Fig trees along the eastern side of Harris Street
must be considered as part of any proposal. Additional overshadowing of buildings or grounds of
Experiment Farm or Elizabeth Farm should not occur as part of any proposal.

Active Streetfront
Any development along the western side of Harris Street must present an active address to the
park.

Clay Cliff Creek
A specific study of the Clay Cliff Creek should be made in order to save and fully interpret this

creek basin within the newly-developed CBD. The basin of the Clay Cliff Creek is the basis of the
alignment of streets historically along its entire length. It is a conduit of water under, on and
above ground, as well as a conduit of ventilation through the CBD. One of the only natural
landscape features of the core of southern CBD, it is the obvious pedestrian cross route through
from Parramatta west to the Parramatta River.

Clay Cliff Creek should not be built upon. Its alignment should be expressed in new adjacent
development, regardless of height or scale. It should be made a publically accessible corridor of
land adjacent to the creek, with a view towards using the creek as a connecting element between
existing green spaces in the city.
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Special Interest Area 9: Buffer to Harris Park Conservation Area
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Figure 74: Special Interest Area 9: Buffer to Harris Park Conservation Area
(Source: HAA)

A small area between the Harris Park West Conservation Area and the built up part of the Parramatta
CBD.

z Heritage Conservation Area
# 5 Special Interest Area
Heritage Item

D Parramatta Planning Proposal CBD Boundary
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Figure 75: View west down Una Street with development in the background
(Source: HAA)

a)

b)

<)

d)

Boundaries
Parkes Street, Station Street East, Ada Street, Wigram Street, Una Street and Harris Street.

Description

Three blocks in the gully between the town of Parramatta and its suburb of Harris Park. The
streets connect the differently aligned street grids of the two places. The buildings in this
precinct are from two to nine stories and stage a transition between the two. They are built to
the alignment of the streets, and have active frontages to the street. The precinct has an
important visual link to Harris Park down Wigram Street, afforded by a small park on the corner
of Wigram and Parkes Streets.

Typology Statement
A successful urban buffer between a conservation area and major large scale CBD. The buffer is
effected in scale (two storey to above ten) and street activity (active to non-active).

Current Planning Controls
Current planning controls provide an effective buffer, and allow for an appropriate relationship
to the conservation areas to the south.
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e) Heritage Priorities

No major uplift in FSR is proposed here, and the buffer will be retained. However there is the
possibility that the buildings on the buffer will be rebuilt, and if so, controls should be made to
preserve the expression of the original subdivision of allotments as a method of controlling scale.
There is a potential for overshadowing of the Harris Park West CA from new development further
north into the Parramatta CBD. The existing conservation area should be modified in the area
surrounded by Ada, Wigram and Kendal Streets to include only the properties that front Ada
Street.

The heritage priorities for Special Interest Area 9 are:
e Preserve the effective buffer with a height limit
e Define the limits for the former part of a conservation area

f) Impacts on Heritage
Subdivision Patterns and Amalgamation of lots
Amalgamation of lots is an inevitable outcome of the Planning Proposal. These developments
threaten the essential grain of the Precinct by eroding the subdivision patterns in the Parramatta
CBD area.
The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Corner sites play an important role in this precinct, and the principle address of a property
should be maintained (this is particularly the case in Una Street). Amalgamation of lots should
not “widow” or “sandwich” heritage items, and corner lots should not be “surrounded” as a
result of amalgamation. This is a particular concern within the area surrounded by Ada, Wigram
and Kendal Streets, and the way in which any future development will relate to listed heritage
items.
Height and FSR
Incentive height and FSR provisions should be removed from Conservation areas. The precinct is
to have incentive heights between 20 and 26m, and FSR values between 3.0: 1 and 4.0:1 as
indicated. These values are to provide an appropriate buffer between the Harris Park
Conservation Area and the Parramatta CBD to the north.
Overshadowing
Overshadowing of Experiment Farm, Elizabeth Farm and Hambledon Cottage is not permitted as
a result of any development.
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Special Interest Area 10: Parramatta CBD Apartment Zone
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Figure 76: Special Interest Area 10, Parramatta CBD Apartment Zone (Source: HAA)

A major street between the two street grids

z Heritage Conservation Area

ie Special Interest Area
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Figure 77: Recent development near Hassell Street
(Source: HAA)

a)

b)

c)

d)

Boundaries

Parkes Street between Station Street East and the western boundary of Special Interest Area 8
Station Street East, northern allotments of Hassall Street, Charles Street to Little Street, then to
Macquarie Street, east to Rowland Hassall School, to Parkes Street.

Description

Special Interest Area 10 is an area where two distinct town grids meet, leading to a series of
irregular subdivisions and street patterns. It is dominated by tall Apartment buildings, which do
not align with streets, the alignment of which follow the Clay Cliff Creek. This area has a loose
urban form, and always has, originating as the rear allotments of streets set out on the line of the
creek. A central identity node is found at the intersection of Hassall and Charles Streets, where
there is a large Port Jackson Fig, a small cluster of shops, and a street view to the wooded horizon
at the rise above the Harris Park Suburb. In and around the precinct there are to isolated heritage
places, including Lancer Barracks and Commercial Hotel, and two houses in Wigram Street.

Typology Statement

A meeting point of distinct town grids. High rise buildings set off bent streets comprising the
landscape of a natural creek. Network of isolated heritage items. Central intersection with
important views, intimacy and big tree.

Current Planning Controls
This area is considered by its bulk and height to be part of the CBD, be it as a residential
apartment zone. The retention of certain heritage listed houses in a new development at the
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corner of Wigram and Hassell Streets is questionable — the properties have all lost their sense of
space to the rear, while the new building has a diminished street address as a result.

Heritage Priorities
Development could further obscure the topography and watercourse of the Clay Cliff Creek. It
could fail to address it.

The key view to Harris Park from the intersection of Hassall and Charles Streets should be
preserved.

Heritage items threaten to be isolated by large scale development. Attempts should be made to
connect these items to each other in a meaningful way, and to prevent their isolation.

Impacts on Heritage

Subdivision Patterns and Amalgamation of lots

Amalgamation of lots is an inevitable outcome of the Planning Proposal. Recent developments
have affected the legibility of original subdivision patterns, particularly at the corner of Wigram
and Hassall Streets. These developments threaten the essential grain of the Precinct by eroding
the subdivision patterns in the Parramatta CBD area.

Amalgamation of lots should not “widow” or “sandwich” heritage items, and corner lots should
not be “surrounded” as a result of amalgamation.

Views
The key view to Harris Park from the intersection of Hassall and Charles Streets should be
preserved.

Clay Cliff Creek
A specific study of the Clay Cliff Creek should be made in order to save and fully interpret this

creek basin within the newly-developed Parramatta CBD. The basin of the Clay Cliff Creek is the
basis of the alignment of streets historically along its entire length. It is a conduit of water under,
on and above ground, as well as a conduit of ventilation through the Parramatta CBD. One of the
only natural landscape features of the core of southern Parramatta CBD, it is the obvious
pedestrian cross route through from Parramatta west to the Parramatta River.

Clay Cliff Creek should not be built upon. Its alignment should be expressed in new adjacent
development, regardless of height or scale. It should be made a publically accessible corridor of
land adjacent to the creek, with a view towards using the creek as a connecting element between
existing green spaces in the city.
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5.4 South-East Parramatta Interface Area Recommendations

South-East Parramatta Interface - Recommended FSR
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South-East Parramatta Interface - Recommended Height
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South-East Parramatta Interface - LEP Recommendations

Special Interest Area 7: The eastern end of George Street and an important entry point to the city

Control development to not fall directly on the visual axis with Old Government House.
Preserve the historic spatial connection between the historic house Harrisford and the river,
views of the riverbank, river and Gasworks Bridge from western part of George Street.
Consider the listing of land on the southeast corner of Harris and George Streets as a heritage
item on the LEP, considering its historic significance and archaeological potential. The land
forms part of the State Heritage Register listing 01863 (Ancient Aboriginal and Early Colonial
Landscape). Although outside of the scope of this study, this omission should be addressed as
the land forms part of the curtilage to this Special Interest Area.

Special Interest Area 8: The edge of the CBD

New tall buildings must not create any additional overshadowing of the buildings and
grounds of Experiment Farm, Elizabeth Farm, or Hambledon Cottage. The Parramatta CBD
Planning Proposal Incentive FSR and Heights will be impacted by the above recommendation.
Further testing is required by Council to ascertain the extent of solar access plane which
would apply to the Parramatta CBD Planning Proposal to ensure protection of solar access to
these areas.

The Clay Cliff Creek should not be built over

Extend the defined area of Active Street front to include the western side of Harris Street

All new buildings to address the east.

Special Interest Area 9: Buffer to Harris Park Conservation Area

New tall buildings must not create any additional overshadowing of the buildings and
grounds of Experiment Farm, Elizabeth Farm, or Hambledon Cottage. The Parramatta CBD
Planning Proposal Incentive FSR and Heights will be impacted by the above recommendation.
Further testing is required by Council to ascertain the extent of solar access plane which
would apply to the Parramatta CBD Planning Proposal to ensure protection of solar access to
these areas.

Remove the incentive FSR from the conservation area.

Amend Incentive heights to be 26m /8 storey and 20m / 6 storey in order to preserve an
effective buffer zone to the conservation area.

The boundary of the Harris Park West conservation area should be redefined so as not to
include the demolished zone along Kendall Street

Special Interest Area 10: The area of Clay Cliff Creek

The Clay Cliff Creek should not be built upon.

HECTOR ABRAHAMS

106



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

South-East Parramatta Interface - DCP Recommendations

Special Interest Area 7: The eastern end of George Street and an important entry point to the city

e Maintain the podium controls and tower setbacks for George Street that are in place in the
DCP.

e Reduce the FSR area at the eastern end of George Street in order to maintain both a view
east from George Street, and a view west from George Street to Harrisford. Such a change
would appear to be the only effective way remove incentives and preserve what are
essentially vital setbacks to ensure the retention of historic views and relationships at the
entry point to the Parramatta CBD from the east.

e Give expression to historic subdivision patterns in all new development.

Special Interest Area 8: The edge of the CBD
e Control the bulk and nature of the architecture that fronts the street and the park to
overcome isolation and alienation
e Make clear the shape and form of Clay Cliff Creek in all adjacent proposals on the part of the
creek that falls into this precinct, regardless of height or scale.
e Do not erect buildings over the Clay Cliff Creek.

A Special Interest Area 9: Buffer to Harris Park Conservation Area
e Inall new development give expression to the historic subdivision pattern in the buildings
e Make clear the shape and form of Clay Cliff Creek in all adjacent proposals on the part of the
creek that falls into this precinct, regardless of height or scale.
e Do not erect buildings over the Clay Cliff Creek.

Special Interest Area 10: The area of Clay Cliff Creek
e Preserve view of Harris Park
e Development to address the landscape basis of the precinct
e The planning and form of development is to interpret the creek and its importance. This
should include opening it up and bridging it, allowing pedestrians to walk and cross it.
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5.5 South-West Parramatta Interface Area

Heritage Conservation Area
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South-West Parramatta Interface - Existing Height
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South-West Parramatta Interface Special Interest Areas
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Figure 78: South-West Special Interest Areas
(Source: HAA)
Special Interest Area 11: Auto Alley
Special Interest Area 12: Marion and High Street Village
Special Interest Area 13: Dixon and Rosehill Street Suburban Precinct
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Special Interest Area 11: Auto Alley
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Figure 79: Special Interest Area 11, Auto Alley
(Source: HAA)

Auto Alley is the major historical entry point to Parramatta from Sydney.
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Figure 80: Auto Alley looking north with the city beyond
(Source: HAA)

a) Boundaries
Intersections at Great Western Highway & Western Motorway overpass (where Church Street
turns into Woodville Road).

b) Description
A car-dominated strip bordered by large lots with low scale car yards/dealerships, forming the
southern gateway to Parramatta. Existing development is generously setback in parts from
Church Street resulting in expansive views north towards the Parramatta CBD skyline. When the
future high rise city is built, this will be one of the key views of it.

c) Typology Statement
Distinctive uniform car strip both the road (up to six lanes of traffic) and businesses comprised of
car yards and dealerships. The precinct is typified by large lot sizes with low scale development
(2-3 storeys).

d) Proposed Planning Controls (2016)
The existing FSR and height levels clearly relate to the automotive trade that is synonymous with
this stretch of road. Proposed controls allow the building of tall towers. A new “broadway” entry
to Parramatta CBD will be a result.
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e) Heritage Priorities

f)

The area has been synonymous with car sales and servicing since the early part of the 20th
century, but its major historical importance is its role as the “Sydney Road” or southern entrance
to Parramatta. Views towards Parramatta from the road have long been a feature of the arrival
sequence to the town/city, and glimpses should be maintained, particularly on the eastern side

The heritage priorities for this precinct are:
e Avoid towers on Church Street at the termination points of Marion and Lansdowne
Streets, thus preserving view of sky along those streets
e Avoid a 100m tall continuous “wall” of development by curating views along Church
Street to the Parramatta CBD proper

Impacts on Heritage
Subdivision Patterns and Amalgamation of lots

Amalgamation of lots is an inevitable outcome of the Planning Proposal, although the existing
large lots make this less likely within this precinct.

While the podium and tower concept arguably reduce the impact on the street and may negate
the impact of a new development on an adjacent heritage building, the building of a long, linear
podium can have a jarring effect on the sense of rhythm in the street. Linear podiums also
reduce the sense of a gradual incline that is an important element of this street.

The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Corner sites play an important role in this precinct, as they connect a busy road with more
suburban side streets. Amalgamation of lots should not “widow” or “sandwich” heritage items to
the rear of the allotments, and corner lots should not be “surrounded” as a result of
amalgamation.

Height, FSR and Views

Height and FSR values for this area should be altered as directed at the points where Church
Street intersects with Marion and Lansdowne Streets. Development is to be limited to heights of
12m and 26m in order to preserve the important views of open sky at the end of these streets
within conservation areas or with a high concentration of individually listed heritage items

Figure 81: View west along Marion Street towards Church Street, with open sky view (Source: HAA)
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Alienation

The scale and bulk of development along Church Street must be carefully managed so as to avoid
the creation of a continuous wall of development at the main gateway to Parramatta. The
proposed development will not only be seen from Church Street, but will also be viewed from
the surrounding suburban precincts which include Heritage Conservation Areas. This is
particularly the case where the increased height and FSR of Church Street abuts the smaller scale
High Street development.
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Special Interest Area 12: Marion and High Street Village
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Figure 82: Special Interest Area 12, Marion and High Street Village
(Source: HAA)

An atypical Special Interest Area shape that is based on the intersection of two roads lending a village
character to a small pocket of land between a major road and a railway line. It extends out of the
Parramatta CBD zone to include the Tottenham Street Heritage Conservation Area.
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Figure 83: Marion Street with recent development in Cowper Street behind
(Source: HAA)

a) Boundaries
Centred on High Street and Marion Street, between Parkes Street and an area south of Raymond
Street. Runs parallel between Auto Alley and the railway line, including Jubilee Park.

b) Description
A village precinct running parallel and backing onto Auto Alley, comprised of single storey
heritage listed houses in the immediate vicinity of multi storey modern development, and 2-3
storey commercial buildings near the railway. An isolated park with adjoining single storey
community buildings permits the precinct to extend to Parkes Street.

c) Typology Statement
Village with high street, park, cross street and small allotments. It is comprised of predominately
single storey heritage listed houses along Marion Street. The precinct connects Jubilee Park and
High Street in a pedestrian corridor that still retains a discernible number of original properties.

d) Current Planning Controls
Current controls have allowed the preservation of this heritage precinct to be compromised.
Although not a listed conservation area, Marion Street and a large number of items are
individually listed making effectively a conservation area. Existing FSR and heights extend all the
way from Church Street to the west, and these should be amended to give this precinct its own
character.
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e) Heritage Priorities

f)

A number of more recent developments and combining of lots have made major negative
impacts on the character of this precinct, particularly around Marion Street, principally through
the removal of a credible spatial setting to items. The jump in height and bulk, particularly
around Cowper Street, has sometimes been of a different scale, while developments along High
Street retain the character of the subdivision.

The Planning Proposal increases the HoB around this area, further exacerbating the potential for
clashes in scale. The precinct is under serious threat.

The Heritage priorities for Special Interest Area 12 are:
e Control height and bulk on the western side of High Street
e Preserve an open sky view at the western end of Marion Street
e Preserve the grain of the existing subdivision pattern
e Isolated heritage items at risk of bully arguments to de-list as a result of proposed
amalgamations

=k - " rEipE o -. _'- "1 .I. ' T '...- Iri. ll'.l'_.-' m I ! L ] 1
Figure 84: The retention of heritage buildings in Marion Street, but with their original sense of space and
order compromised by an overbearing development to the rear (Source: HAA)

Impacts on Heritage

Subdivision Patterns and Amalgamation of lots

Amalgamation of lots is an inevitable outcome of the Planning Proposal. These developments
threaten the essential grain of the Precinct by eroding the subdivision patterns in the Parramatta
CBD area.

While the podium and tower concept arguably reduce the impact on the street and may negate
the impact of a new development on an adjacent heritage building, the building of a long, linear
podium can have a jarring effect on the sense of rhythm in the street. Proposals along Station
Street show podiums that diminish the historic subdivision pattern of the street, and such
proposals should be avoided.
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The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Corner sites play an important role in this precinct, as they connect a busy, ridge road with more
suburban side streets. Amalgamation of lots should not “widow” or “sandwich” heritage items,
and corner lots should not be “surrounded” as a result of amalgamation.

Amalgamations for a development that result in the isolation of a heritage item should not be
permitted. The resultant isolation of a heritage item is not a reason for its de-listing and
demolition, but rather the result of a poor proposal that does not properly consider its
relationship to its surrounding context and the ability of an amalgamated lot to accommodate
development.

Height and Overshadowing

Solar access planes are in place to preserve adequate sunlight to Jubilee Park, however any
attempts to increase this should be encouraged as part of any development proposal.

The effects of overshadowing of the historic trees in High Street as the result of any development
should be investigated.

Development at the intersection of Station and Raymond Streets, as well as the western side of
High Street that is of excessive height may have an alienating effect on the adjacent Tottenham
Street Conservation Area and surrounding individual heritage items as a result of increased bulk
and also overshadowing.

Balanced Streets

A particular concern for a balanced street is High Street. The existing street trees help define the
scale and character of this highly unique street in the Parramatta LGA. Any future development
should actively seek to relate to the scale of these trees and the existing heritage listed
properties. This is achieved by a combination of setbacks and podium levels.
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Figure 85: The unique character of High Street with its central avenue of trees must be retained by
providing appropriate setbacks, podiums and planting.
(Source: HAA)
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Isolation

Heritage items must not become isolated as a result of development in this precinct. A number
of heritage items are dispersed along High Street in particular, and new developments must be
designed sensitively in a way that links, rather than isolates, these items. Appropriate setbacks
and streetfront heights will be critical in this regard.
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Figure 86: A collection of individual heritage items is at risk of isolation in this precinct.
(Source: HAA)

Alienation
A number of locations for developments that either currently or could have an alienating effect
on neighbouring properties or public places exist in this precinct. Jubilee Park, High Street, and
Marion Street are all at risk.
Detrimental outcomes could include:

e Overshadowing

e Overlooking

e Asense of “looming” for exceptionally tall properties

e De-activation of streets with the loss of smaller shopfronts

e Abrupt transitions of scale

Figure 87: Apartments overlooking Jubilee Park, but with no connection to the place. (Source: HAA)
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Clay Cliff Creek and Jubilee Park

Jubilee Park provides one of the longer remaining stretches of Clay Cliff Creek within the Interface
Areas that is publically accessible. This connection to the Creek, and its ability to connect other
heritage items make it an important public space with further urban potential.

View Maps with HAA overlay)

Street Trees in High Street

High Street is unique in the Interface Areas (indeed it appears unique in the Parramatta LGA) as
one of very few streets with centrally planted street trees. Buildings should be set back
adequately to preserve these trees, which appear as mature specimens in 1943 aerial imagery.

Figure 89: The unique character of High Street with its central avenue of trees
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(Source: HAA)

Figure 90: A 1943 aerial photograph showing street trees to High Street, creating an identifiable precinct
(Source: 1943 Aerial Photograph, accessed via SIXMaps)
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Special Interest Area 13: Dixon and Rosehill Street Suburban Precinct
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Figure 91: Special Interest Area 13, Dixon and Rosehill Street Suburban Area
(Source: HAA)

A small residential subdivision located between a conservation area and Auto Alley, with visible and
important connections to Clay Cliff Creek.

z Heritage Conservation Area

i Special Interest Area

Heritage Item

D Parramatta Planning Proposal CBD Boundary

HECTOR ABRAHAMS

ARCHITECTS
[ 124



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

Figure 92: Dixon Street looking east
(Source: HAA)

a) Boundaries
Lansdowne, Dixon, Rosehill and Boundary Streets, including the line of Clay Cliff Creek up to
Marsden Street. To the east, the precinct abuts the Auto Alley precinct.

b) Description:
A mixture of cottages, bungalows and more recent construction are broken up by some new 3-4
storey unit blocks. Streets are pedestrian friendly with grass verges, street trees and some
distant views towards the Parramatta CBD. This area was the outer suburb of Parramatta, laid
out in the 1850s, with access to the new rail link to Sydney. It is a hill side looking north east to
the Town of Parramatta. This precinct, particularly the north-western corner, provides an
important connection corridor to Ollie Webb Reserve and the line of Clay Cliff Creek and the
adjacent conservation area.

c) Typology Statement
The early suburb of Parramatta Town made up of primarily single storey detached residences on
small, regular individual lots.

d) Current Planning Controls
A current FSR of 8.0:1 and height limit of 11m have allowed this precinct to be an effective
neighbour to the adjacent conservation area. Small three storey developments that maintain the
subdivision pattern have been inserted without a drastic impact on neighbouring properties
which, although not heritage listed, nonetheless have a dominant single storey typology.
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e) Heritage Priorities

)

In the existing planning scheme, the height of development in this area is 11m that of Auto Alley
is 12m. This is to be greatly increased in the proposed scheme, to 40m and 100m respectively.
However the relatively low FSR controls proposed suggest that these heights will only be
achieved with very significant amalgamation of allotments. The maximum case scenario would
yield a large amount of open space.

The reliance on a dominant development control, HoB and FSR in this case makes the assessment
of possible heritage impact speculative.

The increased scale of the adjacent Auto Alley is more predictable, it is very likely to yield an
avenue of tall buildings uniform in floor plate to suit commercial zoning.

Therefore this precinct becomes more important as a buffer from the Alley to the South
Parramatta Conservation Area. The planning controls should be developed to not only create a
FSR, but a desired location for the open space.

It may be more predictable to model controls for this area that will yield a buffer successful in
the manner of Special Interest Area 12, the buffer to Harris Park West HCA.

Impacts on Heritage

Subdivision Patterns and Amalgamation of lots

Historic subdivision patterns are readily discernible within this precinct and are a key feature of
its streetscapes. Amalgamation of lots is an inevitable outcome of the Planning Proposal. These
developments threaten the essential grain of the Precinct by eroding the subdivision patterns in
the Parramatta CBD area.

While the podium and tower concept arguably reduce the impact on the street and may negate
the impact of a new development on an adjacent heritage building, the building of a long, linear
podium can have a jarring effect on the sense of rhythm in the street. Developments that do not
reinforce the existing street pattern in terms of subdivision and setback can have a negative
effect on existing heritage properties.

The direction in which amalgamations occur will have a dramatic effect on the future urban form.
Corner sites play an important role in this precinct, as they connect a busy road with more
suburban side streets. Amalgamation of lots should not “widow” or “sandwich” heritage items,
and corner lots should not be “surrounded” as a result of amalgamation.

Height and FSR
Appropriate controls on height and FSR will be of critical importance in this precinct. They are the

only means by which an appropriate change of scale can occur between an intact conservation
area and a new avenue of high-rise buildings on Church Street. Unlike other Interface Areas of
the Parramatta CBD which have evolved over time and seen a gradual process of amalgamation
and development, this precinct is at present one homogenous scale and relates directly to the
adjacent conservation area in that it primarily still retains its original subdivision patterns and
first generation of buildings (single storey houses related to the development of the railway and
subsequent private residential estates). Major development along Auto Alley will see tall towers
built west of Church Street and south of the Great Western Highway for the first time, effectively
extending the Parramatta CBD across what has until this time been its natural boundary. These
controls are critical to the prevention of clashes of scale that would result in an “overbearing”
presence above existing single storey properties. Incentive heights are to be limited as per the
control plan.
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Balanced Streets

A key feature of this precinct is the balanced nature of its streets. Key contributions to this
include the existing street trees, building setbacks, areas of deep soil landscape both in front of
and behind existing buildings, and the height of buildings on both sides. Changes to FSR and HoB
plans threaten to disrupt this pattern.

Setbacks

An important element of the precinct is the setback of the buildings from the street. New
developments within the precinct have maintained this, although some recent taller
developments have actually increased the setback from the street and this has a jarring effect
upon the place. All future developments should include a deep soil setback to match
neighbouring properties. Buildings that are located on a corner site should maintain the existing
setbacks to both street elevations.

Alienation
A number of locations for developments that either currently or could have an alienating effect
on neighbouring properties or public places exist in this precinct. Detrimental outcomes could
include:

e Overshadowing

e Overlooking

e Asense of “looming” for exceptionally tall properties

e De-activation of streets with the loss of smaller shopfronts

e Abrupt transitions of scale
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5.6 South-West Parramatta Interface Area Recommendations

South-West Parramatta Interface - Recommended FSR

HECTOR ABRAHAMS
ARCHITECTS
- 128



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft) June 2017

South-West Parramatta Interface - Recommended Height
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South-West Parramatta Interface - LEP Recommendations

Special Interest Area 11: Auto Alley
e The view west of open sky from Marion Street should be preserved. This would result in
amended maximum heights to blocks on Church Street.
e Preserve the similar view (although with a higher possible limit) East from Lansdowne Street.
Without a sky view at their respective ends, the heritage character of these streets will be
compromised.

Special Interest Area 12: Marion and High Street Village
e Marion Street should be scheduled as a Heritage Conservation Area, and thus incentives
should not apply in this zone.
e Preserve the open view of sky at the western end of Marion Street
e Preserve High Street as a residential street. It is unique in the Interface Areas as one of very
few streets with centrally planted street trees.

Special Interest Area 13: Dixon and Rosehill Street Suburban Precinct
e Remove the 40m- 80m height limit backing on to a street of houses (in particular the
Lansdowne Street conservation area)
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South-West Parramatta Interface - DCP Recommendations

Special Interest Area 11: Auto Alley

Retain the boulevard width in any future development by implementing defined setbacks
and to avoid the creation of a “corridor” prior to arrival at the city.

Modulate building form to prevent creation of a continuous wall of development

Set back higher levels of buildings adjacent to public space to reduce bulk

Define active frontages to developments on multiple sides of development

Special Interest Area 12: Marion and High Street Village

Setbacks of all existing buildings and historic subdivision allotments to be retained and
expressed in any development.

Consider High Street and Jubilee Park as future pedestrian alternative to Auto Alley and scale
accordingly.

Set back buildings adequately to preserve High Street trees, which appear as mature
specimens in 1943 aerial imagery. Allow no further intrusions on the dominant setback of the
street.

Allow no overshadowing of house allotments in the precinct.

Separate adjacent development higher than six storeys so as to not form a wall.

Preserve a view of the sky, ventilation and sun penetration between buildings as experienced
from the precinct.

Consider the impact of any development in terms of overshadowing and isolation of the
Tottenham Street Conservation Area.

Special Interest Area 13: Dixon and Rosehill Street Suburban Precinct

Prepare specific controls for this area that will yield a buffer successful in the manner of
Precinct 8, the buffer to Harris Park West HCA. Retain smaller subdivision lot sizes and avoid
combining of lots.

Give expression to historic subdivision patterns in new development
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6.0 Summary Recommendations regarding FSR and
Height

The majority of the recommendations relate to FSR and Height. These have been summarised below
and in the following two plans:

North Parramatta Interface Area

e Remove FSR and height incentives in Sorrell Street Conservation Area, Catholic Institutional
Area (Precinct 3), and All Saints Church heritage items.

e Remove incentives and retain existing FSR and Height at corner of Villiers Street and Victoria
Road, in order to prevent overshadowing of Prince Alfred Square and St Patrick’s Cathedral,
and to retain prominence of Church Street precinct.

e  Remove incentives to retain meaningful “open sky” river corridor from Lennox Bridge.

South East Parramatta Interface Area
e Reconfigure boundary of conservation area at intersection of Kendall and Ada Streets to
remove listing from demolished area.
e  Remove FSR and Height incentives from Ada Street conservation area.
e Change incentive height for important buffer zone between Una, Harris, Parkes and Wigram
Streets.

South West Parramatta Interface Area
e  Remove incentive FSR and Height from Marion Street heritage item cluster.
e Maintain “open sky” at western end of Marion Street and eastern end of Lansdowne Street.
e  Reduce incentive height to northern side of Lennox Street, and to other areas as shown to
provide adequate transition to Marsden Street.
e  Consider impact of tall buildings on High Street, in particular on the centrally planted street
trees.

HECTOR ABRAHAMS

ARCHITECTS
[ 132



May 2017

Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft)
f'__‘-'“' rIF_ -Htl\ [—— — 3
£ X% tail /
B3 ‘.:IJ - \. \
\_I A II.
o ll II
| s

I |l| Famoue inoentiven ta presarvs
‘wpen sky river camides fiem Lernes Badge

/ Famove moeniees
|0 pradsane
‘mpenaky’ sheeel end
(ent=tda of coopo
[ ot #is rapart

F
.

H\.

=
’ Ramove conservaion
araa deiignation
Rermiove sicenis/es [rom heriage
itemin & e oncenation aroa

s, Rornoye inountives from pro poved
| hantaga consenaBon mas

—

L i
F
\
Figure 93: Summary of FSR recommendations
(Source: HAA)
HECTOR ABRAHAMS
ARCHITECTS
133



Parramatta CBD
Heritage Study of Interface Areas V. 1.4 (Draft)

May 2017
= 1;—" \
=4 1 1\ w7
= .--r-" ',i .-'l .,_\_u_,_,_,-o—-l 1\ ; ‘
e -." fl _} o -\\1 " /.-
E |; f % .'|Il';
IIlI “. \I'. 4 4 I'|I|II'|I ‘,_f
LR 1\ s
§ At / b A AT
\ Vo
| Y /
IIII \\. b s
A b ‘-\-"\-. o=
~1.1 ""»—.‘_H. -‘-‘
-.\ by 3 ‘/’/\\‘ -\H\'\ \'\
%f —_— Remewe incantiues
C:ff an I | ™[] il { from hardage deens
g | { ] & eanzenition afea
4 (a— =
= L i o = o Ramewe neen fives and
{ . { / A — R mantain sestng PSR & HOB

Praserve mypcrtant selbacks on

Yot sides of Gearge Steet i

roinfares as with Od Govemmant

Hoxrss :ulhﬁ of szope of His
] 'T.

L™~

P
——— .i | o B Ruduse mearkive height
llr T— L] T = = 1o prolde bufler o
! Rnsiues inee e heip hty = L= coaservation areds
to provide bufler o

L= Eea desgnakion
|-
: _“J Remove incentives from hectags
Maintair ‘open sky’ _—ll' Pl lleme & cabsarvation area
= =
sk i I Remose incorives from progosed
_i hentage corsarvation area and implemant
b—qam Iywiihes bemls Framtireg Manon St
Findluc incaniiie height l T
fo prowcle buffer to =
auriERIVAion ArE j : TR L’.’r:::g;!':w s
p— - -I- =
III
i
|
‘.\R] \
LT ]
“-\ ".,
YA
Ay

Figure 94: Summary of Height recommendations
(Source: HAA)

HECTOR ABRAHAMS

ARCHITECTS
[ 134



PARRAMATTA CBD

Council Response to the Parramatta
CBD Heritage Study of Interface Areas

July 2017

1



Council Response to the Parramatta CBD Heritage Study of Interface Areas

Endorsed by Council on [insert date].

Introduction

This document is Council’s response to the “Parramatta CBD Heritage Study of Interface
Areas” prepared by Hector Abrahams Architects (HAA). It was formally adopted by Council
on [insert meeting date].

The document consists of three parts, as follows:

Part 1 — Response to Study Recommendations
Part 2 — Proposed heritage clause

Part 3 — Recommended map updates

Council generally supports the majority of the HAA study recommendations, with the
exception of those recommendations that are “outside the study scope”, require separate
investigative work, or where there is a compelling strategic planning argument for an
alternate position.

The purpose of this document is to inform changes to the Draft Parramatta CBD Planning
Proposal (2016).



PART 1 — RESPONSE TO STUDY RECOMMENDATIONS

No. | Study Recommendation Response
General Recommendations:

1 Include the words “and heritage values” in the Supported. PP to be updated.
objectives for B4 Mixed Use Zoning.

2 Specific heads of consideration for CBD development | Supported. PP to be updated.
should be included in the standard heritage Refer to proposed heritage clause
provisions of the LEP to give guidance to what at Part 2.
constitutes an impact.

3 A Heritage Impact Statement should be prepared for | Supported. Clause 5.10 of the
any development potentially having any adverse Parramatta LEP 2011 already
impact upon an individually listed heritage item or requires this, and the PP to be
conservation area. A key method of assessing the updated to include additional
impact of a development upon a heritage item or heads of consideration as detailed
conservation area is to consider the relationship above (refer to proposed heritage
between that new development and the item or clause at Part 2).
area.

4 For any lot amalgamation including or adjacent to a Supported. PP to be updated (refer
heritage item a Conservation Management Plan to proposed heritage clause at Part
must be prepared and lodged with council for 2). Requirement for a CMP will be
comment prior to the lodgement of a development required prior to issue of a
application for the subdivision. development consent.

5 Revise the wording in the PP from “impacted by Supported. PP to be updated.
heritage” to “except where impacted by obligations
not to impact negatively on heritage.”

6 Incentive height and FSR provisions should not be Supported. PP to be updated.
applied to conservation areas.

7 Heritage items should not be isolated as a result of Supported. PP to be updated to
development. include additional heads of

consideration as detailed above
(refer to proposed heritage clause
at Part 2) with supporting
provisions in the DCP.

8 Heritage controls must be included as part of any Supported. Clause 7.10(4)(d)(iii) of

Design Excellence assessment involving or directly
adjoining a heritage item.

the Parramatta LEP 2011 already
requires this.




9 A heritage expert should form part of any Design Supported.
Excellence jury for a proposal affecting a heritage
item or heritage conservation area

10 All of the setting of a house that contributes to its Supported. This provision would be
significance must be conserved. better placed in the DCP.

11 In all cases retain an area of deep soil landscape to Supported. This provision would be
the rear of an historic house large enough to plant better placed in the DCP.
an appropriate tree in order to retain the detached
nature of the dwelling and the presence of a garden
setting.

12 Conserve historic setback patterns where they exist, | Supported. This provision would be
and restore them where they have been concealed better placed in the DCP.
by later development.

13 Interpret the historic subdivision pattern of a street Supported. This provision would be
in new developments that involve amalgamation of better placed in the DCP.
lots through careful architectural detailing.

14 New developments are to retain the historic mode of | Supported. This provision would be
address to the street in the vicinity of the better placed in the DCP.
development.

15 Where a heritage item has been negatively impacted | Supported. This provision would be
by past development, new development must better placed in the DCP.
include the reversal of the negative impact to the
heritage item.

16 Give priority to uses for heritage items that involve Supported. This provision would be
less change to significant fabric than uses that better placed in the DCP.
require more change.

17 The retention of an entire building in a way that Supported. This provision would be
isolates it completely from its context is not better placed in the DCP.
acceptable.

18 The existing balance of a street is to be preserved, Supported. PP to be updated as per
particularly within and adjacent to conservation Height of Building (HOB) map
areas. amendments.

18 Preserve street trees and building setbacks, and Supported. This provision would be
balance of building heights, which contribute to the | better placed in the DCP.
balance of a street.

20 Specific heads of consideration for CBD development | Supported. PP to be updated. Refer

should be included in the standard heritage
provisions to give guidance to what constitutes an
appropriate transition to a heritage item or
conservation area.

to proposed heritage clause at Part
2.




21 Preserve the historic hierarchy of streets. Supported. This provision would be

better placed in the DCP.

22 Amalgamation alone is not the only criteria as to Supported. This provision would be
whether a development may be suitably better placed in the DCP.
accommodated on a site.

23 Some sites may require further amalgamation before | Supported. PP to be updated. Refer
a development may become appropriate in heritage | to proposed heritage clause at Part
terms. 2.

24 Facade retention is not an acceptable development Supported. This provision would be
option for a heritage item. better placed in the DCP.

25 Any development that involves amalgamation with a | Supported. This provision would be
heritage item must bestow some of the benefit of better placed in the DCP.
that development upon the heritage item.

26 Development that overhanging the space above a Supported. This provision would be
heritage item is not permitted. better placed in the DCP.

27 Prioritise heritage conservation considerations in Supported. PP to be updated. Refer
assessing developments that amalgamate heritage to proposed heritage clause at Part
sites. 2.

28 Ensure that heritage places do not become isolated Supported. This provision would be
due to a development. better placed in the DCP.

29 Retain the existing setbacks for all lots adjacenttoa | Supported. This provision would be
corner lot in any amalgamation proposal. better placed in the DCP.

30 Recognise the important role that corner sites play in | Supported. This provision would be
terms of street address, street hierarchy, and better placed in the DCP.
connection points. In some instances a building of
greater height and bulk will require a larger setback
than existing to preserve the character of both
streets.

31 Generally preserve existing street setbacks in new Supported. This provision would be
developments to conserve street balance and better placed in the DCP.
character.

32 Always retain a setback of deep soil zone to the rear | Supported. This provision would be
of a heritage house sufficient for a tree to prevent its | better placed in the DCP.
isolation as a result of any development.

33 Recover historic street setbacks to regain Supported. This provision would be
streetscape qualities where these have been eroded. | better placed in the DCP.

34 Increase setbacks adjacent to heritage items where Supported. This provision would be

historic setbacks are not recoverable.

better placed in the DCP.




35 Give expression to historic subdivision patterns in all | Supported. This provision would be
new development. better placed in the DCP.

36 Recovery of historic subdivision and setback patterns | Supported. This provision would be
in the fabric of new developments. better placed in the DCP.

37 Modulate building form to prevent creation of a Supported. This provision would be
“wall” effect. better placed in the DCP.

38 Setback higher levels of tall development adjacent to | Supported. This provision would be
public space to reduce bulk. better placed in the DCP.

39 Tall buildings not to front directly on to public Supported. This provision would be
reserves but to be separated by creation of an active | better placed in the DCP.
street or path.

40 Creation of active frontages to developments on Supported. This provision would be
multiple sides where appropriate. better placed in the DCP.

41 Preserve sky visibility between and around tall Supported. This provision would be
developments. better placed in the DCP.

42 Consideration of street width in any new Supported. This provision would be
development proposal to avoid creation of canyons. | better placed in the DCP.

43 There must be no additional overshadowing of Supported in part. PP to be
Experiment Farm as a result of CBD development at | updated to protect solar access
any time of the day. between 10am and 2pm mid-

winter. Protecting solar access into
late afternoon will have significant
adverse impacts on development
yield in the Parramatta CBD.

44 There must be no additional overshadowing of the Supported in part. No change to
Elizabeth Farm site as a result of CBD development the PP required. Council testing
at any time of the day. shows that Elizabeth Farm will not

be affected by overshadowing due
to development within the
Parramatta CBD between 10am
and 2pm mid-winter. Therefore,
the application of a solar access
plane to Elizabeth Farm is
unnecessary and no change to the
Council endorsed position of April
2016 is recommended.

45 There must be no additional overshadowing of Supported in part. No change to

Hambledon Cottage site as a result of Parramatta
CBD development at any time of the day.

the PP is required. As detailed
above, Council testing shows that




Hambledon Cottage will not be
affected by overshadowing due to
development within the
Parramatta CBD between 10am
and 2pm mid-winter. Therefore,
the application of a solar access
plane to Hambledon Cottage is
unnecessary and no change to the
Council endorsed position of April
2016 is recommended.

46 Incidental overshadowing of the Elizabeth Farm Supported. This provision would be
greater precinct as a result of development of the better placed in the DCP.
adjacent school may be permitted.

47 The Parramatta CBD Planning Proposal Incentive FSR | Further testing prepared by Council
and Heights will be impacted by the above to support recommended updates
recommendations. Further testing is required by to the PP as detailed above (i.e. A
Council to ascertain the extent of solar access plane | new solar access plane). Refer to
which would apply to the Parramatta CBD Planning solar access map in Part 3.
Proposal to ensure protection of solar access to
Elizabeth Farm, Experiment Farm and Hambledon
Cottage.

48 The amount of solar access to Prince Alfred Square Supported in part. Solar access
should be maximised as far as possible. protection for Prince Alfred Square

already exists in the PP based on
detailed urban design analysis. No
further change recommended.

49 The amount of solar access to the Parramatta River Supported in part. Solar access
should be maximised as far as possible. protection for Parramatta River

already exists in the PP based on
detailed urban design analysis. No
further change recommended.

50 The location of defined Active street frontages Supported in part. This is better
should be extended to connect a network of heritage | placed in the DCP to achieve a built
items and places throughout the interface areas. form that is engaging through the

design. Refer to active street
frontage map in Part 3.

51 Pedestrian activity should be encouraged, Supported, with the exception of
particularly in the streets that intersect with the riverbank due to flooding
northern Church Street and the riverbank. issues and detailed urban design

work undertaken as part of the
River Strategy.
52 Compile a CBD register of views that must be An analysis of significant views has

preserved.

already been undertaken in the
Heritage Study by Urbis (Appendix




B). In addition, critical heritage
views identified in the HAA study
could be addressed in the DCP.

53

Views both to and from any adjacent heritage item
must be considered as part of any development.

Supported. This provision would be
better placed in the DCP.

54

Clay Cliff Creek should not be built over.

Supported. This provision would be
better placed in the DCP.

55

The alignment of Clay Cliff Creek should be fully
expressed in new adjacent development, regardless
of height or scale.

Supported. This provision would be
better placed in the DCP.

56

Clay Cliff Creek should be made a publically
accessible corridor of land adjacent to the creek,
with a view towards using the creek as a connecting
element between existing green spaces in the city.

Supported. This provision would be
better placed in the DCP.

North Parramatta Interface Area - Map Recommendations (shown on Maps 2, 3 and 4):

57

Recommend FSR Map modifications (Page 83).

Supported, with the exception of
the block bound by the River,
Sorell, Lamont and Wilde Avenue.
Part of this block is subject to a
site-specific planning proposal. For
the purposes of consistency with
the internal assessment of that site
specific planning proposal, it is
recommended that this block
adopt the FSR of 5.2:1 as
recommended in the Urbis
Heritage Study, together with the
solar access plane to protect the
southern bank of the River. The
solar access plane will keep
building heights lower at the River
frontage, which achieves the same
objective as proposed in the Hector
Abrahams Study. The same FSR is
recommended for the block
opposite (5 Elizabeth Street). Refer
to maps in Part 3.

58

Recommend Height Map modifications (Page 84)

Supported, with one exception
being the block bounded by Villiers,
Ross, Church and Victoria Road.

For the purposes of consistency
with the incentive FSR of 6:1,
where the incentive no height limit
should be retained. Refer to maps
in Part 3.




North Parramatta Interface Area - LEP Recommendations:

Special Interest Area 1 — Main Street (Church Street):

59 The section of Church Street between Fennell and Supported. This provision would be
Grose Streets contains a cluster of heritage items. No | better placed in the DCP.
new building work should be permitted in front of
the west elevation of 446 Church Street (former
Peacock Inn), and intrusive elements should be
removed as part of any proposal.

60 452-456 Church Street should have a 10m height Supported. PP to be updated. The
limit to Church Street and a setback that ensures the | 10m height limit to apply to first
heritage items either side do not become isolated as | 10m of the site to align with the
a result of inappropriate development. rear gutter of 446 Church Street.

This is consistent with the map and
principles in the HAA study.

61 Since development of the Fennel Street carpark is Supported. This provision would be
likely to impact the setting of heritage listed items to | better placed in the DCP.
the south and west, taller buildings should be
located to the east, along Church Street.

Special Interest Area 2 — Prince Alfred Square:

62 There must be no further increase in height or FSR to | Supported. This site has been
the site at the corner of Victoria Road and Villiers subject to a planning proposal
Street. which has recently been gazetted.

The incentive FSR and incentive
height will reflect that of the
approved planning proposal, with
no additional height and FSR
beyond that, as per the
recommendation.

63 Solar access to the park must be maximised. Supported in part. A solar access
plane for Prince Alfred Square
already exists in the CBD planning
proposal. This was based on
detailed urban design analysis. No
further change recommended.

Special Interest Area 3 — Institutional (Catholic):

64 The proposal of a “blanket” FSR of 6.0 across the site | Supported. PP to be updated. Refer
with unlimited height controls is not acceptableina | to maps in Part 3.
precinct dominated by heritage listed items and
bordering a conservation area. There should be no
incentives within the controls for this place.

65 Retain the FSR and HoB in the North Parramatta Supported. PP to be updated. Refer

Conservation Area at the existing level.

to maps in Part 3.

Special Interest Area 4 — Riverbank:




66 Preserve the key historic view in this precinct is the Supported. This provision would be
view east from Marsden Street, showing Lennox better placed in the DCP.
Bridge and its riverside setting.

67 Reduce the incentive FSR where Wilde Avenue Supported. The incentive FSR will
meets the river to preserve the open nature of the be removed from the Wilde
River Foreshore Reserve in this area. Avenue road corridor.

68 Maintain the sky view behind Lennox Bridge when Supported. This provision would be
viewed from the west. better placed in the DCP.
Special Interest Area 5 — Sorrell Street:

69 Remove the proposed “blanket” incentive FSR of 6.0 | Supported. PP to be updated. Refer
and unlimited incentive height from the to maps in Part 3.
conservation area

70 Maintain the current height limit of 11m and existing | Supported. PP to be updated. Refer
setbacks in order to preserve this conservation area. | to mapsin Part 3.
Special Interest Area 6 — All Saint’s Precinct:

71 The proposal of a “blanket” FSR of 6.0:1 across the Supported. PP to be updated. Refer
site with unlimited height controls is not acceptable | to mapsin Part 3.
in a precinct dominated by heritage listed items.
There should be no incentives within the controls for
this place.

72 Retain the FSR and HoB at the existing level, Supported. PP to be updated. Refer
to maintain consistency in approach with other to maps in Part 3.
Conservation Areas.
North Parramatta Interface Area - DCP Recommendations:
Special Interest Area 1 — Main Street (Church Street):

73 Amalgamation of lots must not result in isolation of Supported. DCP to be updated.
heritage sites.

74 Preserve the prominence of views to the termination | Supported. DCP to be updated.
points of the parks at each end.

75 Step up the form of buildings and podiums with the Supported. DCP to be updated.
topography of the street.

76 Give expression to historic subdivision pattern in all Supported. DCP to be updated.
development.

77 Adhere to a common design of footpath surfaces, Supported. DCP to be updated.
planting, lighting to unify the main street as a
defined precinct.

78 Maintain the varying width of the road. Supported. DCP to be updated.
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79 Preserve views to east and west along side streets by | Supported. DCP to be updated.
limiting the height of buildings on corner sites,
particularly at Grose and Fennell Streets, to ensure
an appropriate relationship to buildings on each
street. A tower setback should be implemented at
the corner.
Special Interest Area 2 — Prince Alfred Square:

80 Increase the level of sun to the park in winter. Supported in part. A solar access
plane for Prince Alfred Square
already exists in the CBD planning
proposal. This was based on
detailed urban design analysis. No
further change recommended.

81 Developments adjacent to the park are to address Supported. DCP to be updated.

the park.

82 Preserve views into and out of the park, including Supported. DCP to be updated.

those to the Cathedral and the former
Congregational Church.
83 Retain existing views from the park of the steeples of | Supported. DCP to be updated.
St Patricks Cathedral and former Congregational
Church against the sky in all directions.
84 Preserve views to the park from Victoria Road where | Supported. DCP to be updated.
they already exist. To meet this requirement, future
buildings on Victoria Street will require extra but not
large setbacks.
85 The taller part of any development on the Villiers Supported. DCP to be updated.
Street and Victoria Road corner site, is to be placed
to the east, towards the tall buildings of Church
Street.
Special Interest Area 3 — Institutional (Catholic):
86 Retain the visual prominence of the steeple of St Supported. DCP to be updated.
Patricks Cathedral against the sky when seen from
Prince Alfred Square and Victoria Road.
Special Interest Area 4 — Riverbank:
87 New tower podiums along the upper northern bank | Supported. DCP to be updated.
to be separated to prevent development from
forming a wall and limit overshadowing along the
river.
88 Preserve all existing openings of streets to the river. | Supported. DCP to be updated.
89 Plan for pedestrian routes down to the river. Supported. DCP to be updated.
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90

Re-establish all north-south street connections to
the river.

Supported. DCP to be updated.

91 Consider key views at river bend in the siting of new | Supported. DCP to be updated.
towers to avoid impact on the visual amenity of the
river

92 All development is to have an active address to the Supported. DCP to be updated.

river.
Special Interest Area 5 — Sorrell Street:

93 Give expression to historic subdivision patterns in Supported. DCP to be updated.

any new development.

94 Preserve all street trees and existing historic Supported. DCP to be updated.

setbacks.
95 Restrict setback of development at corners so as to Supported. DCP to be updated.
permit visual connections to the Church Street ridge.
Special Interest Area 6 — All Saint’s Precinct:

96 Retain the visual prominence of the steeple of All Supported. DCP to be updated.
Saint’s Church against the sky when seen from
Victoria Road.
South-East Parramatta Interface Area - Map Recommendations (shown on Maps 2, 3 and
4):

97 Recommend FSR Map modifications. Supported, with the exception of
the recommendation to remove
incentives from the north side of
George Street. This
recommendation is out of scope
for this study (as it does not relate
to transition to a HCA) and is
inconsistent with significant
analysis undertaken for site specific
planning proposals in this area.
Refer to maps in Part 3.

98 Recommend Height Map modifications. Supported, with the exception of:

the blocks bound by Parkes, Harris,
Una and Wigram (northern section)
and Parkes, Kendall, Wigram and
Station Street East, where the
current height of 28m has been
used (instead of the 26m
recommended by consultants). This
is to ensure consistency with
current base height controls.
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As detailed above, the
recommendation to reduce heights
on the northern side of George
Street is outside the study area and
does not relate to transition to a
HCA. It is also inconsistent with
significant separate work which has
been undertaken for separate site-
specific planning proposals in this
area.

Refer to maps in Part 3.

South-East Parramatta Interface Area - LEP Recommendations:

Special Interest Area 7 — The eastern end of George Street and an important entry point

to the city:

99

Control development to not fall directly on the visual
axis with Old Government House.

As detailed above, the
recommendation to remove
incentives from the north side of
George Street is not supported as it
is out of scope for this study (as it
does not relate to transition to a
HCA) and is inconsistent with
significant analysis undertaken for
site specific planning proposals in
this area. Refer to maps in Part 3.

100

Preserve the historic spatial connection between the
historic house Harrisford and the river, views of the
riverbank, river and Gasworks Bridge from western
part of George Street.

As detailed above, the
recommendation to remove
incentives from the north side of
George Street is not supported as it
is out of scope for this study (as it
does not relate to transition to a
HCA) and inconsistent with
significant analysis undertaken for
site specific planning proposals in
this area. Refer to maps in Part 3.

101

Consider the listing of land on the southeast corner
of Harris and George Streets as a heritage item on
the LEP, considering its historic significance and
archaeological potential. The land forms part of the
State Heritage Register listing 01863 (Ancient
Aboriginal and Early Colonial Landscape). Although
outside of the scope of this study, this omission
should be addressed as the land forms part of the
curtilage to this Special Interest Area.

This site is outside both the study
area and CBD planning proposal
area. A separate study would be
required to investigate whether the
site should be listed as a heritage
item. This could be undertaken as a
separate piece of work at a later
date.

Special Interest Area 8 — The edge of the CBD:
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102 | New tall buildings must not create any additional Supported with amendments as
overshadowing of the buildings and grounds of detailed above. PP to be updated.
Experiment Farm, Elizabeth Farm or Hambledon Refer to solar access map in Part 3.
Cottage. The Parramatta CBD Planning Proposal
Incentive FSR and Heights will be impacted by the
above recommendation. Further testing is required
by Council to ascertain the extent of solar access
plane which would apply to the Parramatta CBD
Planning Proposal to ensure protection of solar
access to these areas.

103 | The Clay Cliff Creek should not be built over. Supported. This provision would be

better placed in the DCP.

104 | Extend the defined area of Active Street front to Supported in part. This is better
include the western side of Harris Street. placed in the DCP to achieve a built

form that is engaging through the
design. Refer to active street
frontage map in Part 3.
105 | All new buildings to address the east. Supported. This provision would be
better placed in the DCP.
Special Interest Area 9 — Buffer to Harris Park West Conservation Area:

106 | New tall buildings must not create any additional Supported with amendments as
overshadowing of the buildings and grounds of detailed above. PP to be updated.
Experiment Farm, Elizabeth Farm, or Hambledon Refer to solar access map in Part 3.
Cottage. The Parramatta CBD Planning Proposal
Incentive FSR and Heights will be impacted by the
above recommendation. Further testing is required
by Council to ascertain the extent of solar access
plane which would apply to the Parramatta CBD
Planning Proposal to ensure protection of solar
access to these areas.

107 | Remove the incentive FSR from the conservation Supported. PP to be updated. Refer
area. to maps in Part 3.

108 | Amend Incentive heights to be 26m /8 storey and Supported, but PP to use 28m for
20m / 6 storey in order to preserve an effective the blocks bound by Parkes, Harris,
buffer zone to the conservation area. Una and Wigram (northern section)

and Parkes, Kendall, Wigram and
Station Street East so as to ensure
consistency with current base
height controls. Refer to maps in
Part 3.

109 | The boundary of the Harris Park West conservation Supported. PP to be updated. Refer

area should be redefined so as not to include the
demolished zone along Kendall Street.

to maps in Part 3.
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Special Interest Area 10 — Buffer to Harris Park West Conservation Area:

110 | The Clay Cliff Creek should not be built upon. Supported. This provision would be
better placed in the DCP.
South-East Parramatta Interface Area - DCP Recommendations:
Special Interest Area 7 — The eastern end of George Street and an important entry point
to the city:
111 | Maintain the podium controls and tower setbacks This recommendation will be
for George Street that are in place in the DCP. subject to further analysis by
Council to inform the DCP in regard
to appropriate podium controls
and tower setbacks for George
Street, including a review of how
effective the current controls are
and how they are being applied.
112 | Reduce the FSR area at the eastern end of George As discussed above, the
Street in order to maintain both a view east from recommendation to remove
George Street, and a view west from George Street incentives from the north side of
to Harrisford. Such a change would appear to be the | George Street is not supported as it
only effective way remove incentives and preserve is out of scope for this study (as it
what are essentially vital setbacks to ensure the does not relate to transition to a
retention of historic views and relationships at the HCA) and inconsistent with
entry point to the CBD from the east. significant analysis undertaken for
site-specific planning proposals in
this area. Refer to maps in Part 3.
113 | Give expression to historic subdivision patterns in all | Supported. DCP to be updated.
new development.
Special Interest Area 8 — The edge of the CBD:
114 | Control the bulk and nature of the architecture that | Supported. DCP to be updated.
fronts the street and the park to overcome isolation
and alienation
115 | Make clear the shape and form of Clay Cliff Creek in | Supported. DCP to be updated.
all adjacent proposals on the part of the creek that
falls into this precinct, regardless of height or scale.
116 | Do not erect buildings over the Clay Cliff Creek. Supported. DCP to be updated.
Special Interest Area 9 — Buffer to Harris Park West Conservation Area:
117 | Inall new development give expression to the Supported. DCP to be updated.
historic subdivision pattern in the buildings
118 | Make clear the shape and form of Clay Cliff Creek in | Supported. DCP to be updated.
all adjacent proposals on the part of the creek that
falls into this precinct, regardless of height or scale.
119 | Do not erect buildings over the Clay Cliff Creek. Supported. DCP to be updated.
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Special Interest Area 10 — Buffer to Harris Park West Conservation Area:

120 | Preserve view of Harris Park Supported. DCP to be updated.

121 | Development to address the landscape basis of the Supported. DCP to be updated.
precinct

122 | The planning and form of development is to Supported. DCP to be updated.
interpret the creek and its importance. This should
include opening it up and bridging it, allowing
pedestrians to walk and cross it.

South-West Parramatta Interface Area - Map Recommendations (shown on Maps 8 and
9):

123 | Recommend FSR Map modifications (page 128). Supported, PP to be updated. Refer
to maps in Part 3.

124 | Recommend Height Map modifications (page 129). Supported, PP to be updated with
one change to Marion Street where
the HAA recommended base height
of building control for part of the
site be amended to apply a ‘no
height limit’ given the varied base
heights in the affected area and
potential impact on the ‘balanced
street’ objective. This will also
facilitate improved urban design
outcomes. Refer to maps in Part 3.

South-West Parramatta Interface Area - LEP Recommendations:
Special Interest Area 11 — Auto Alley:

125 | The view west of open sky from Marion Street Supported. This provision would be
should be preserved. This would result in amended better placed in the DCP. No
maximum heights to blocks on Church Street. change to the building height map

is recommended.

126 | Preserve the similar view (although with a higher Supported. This provision would be
possible limit) East from Lansdowne Street. Without | better placed in the DCP. No
a sky view at their respective ends, the heritage change to the building height map
character of these streets will be compromised. is recommended.

Special Interest Area 12 — Marion and High Street Village:
127 | Marion Street should be scheduled as a Heritage A separate defined heritage study

Conservation Area, and thus incentives should not
apply in this zone.

would be required to investigate
whether Marion Street should be
scheduled as a HCA. The study
would assess the heritage
significance of all existing building
within the proposed heritage
conservation area, including
contributory significance and
overall character. This could be
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undertaken by Council at a later
date as a separate piece of work.

128 | Preserve the open view of sky at the western end of | Supported. This provision would be

Marion Street better placed in the DCP. No
change to the building height map
is recommended.
129 | Preserve High Street as a residential street. It is Supported in part. The current
unique in the Transition Areas as one of very few zoning of High Street is B4 Mixed
streets with centrally planted street trees. Use which permits inter alia
commercial premises, shop top
housing and residential flat
buildings. As High Street is not
identified on the Active Street
Frontages map, residential only
developments are permitted and
therefore no change to the PP is
recommended.
An update to the PP is proposed to
introduce a 12m height limit along
both sides of High Street to the first
18m as recommended. This aligns
with existing heritage buildings in
the street.

Special Interest Area 13 — Dixon and Rosehill Street Suburban Precinct:

130 | Remove the 40m- 80m height limit backing on to a Supported. PP to be updated. Refer
street of houses (in particular the Lansdowne Street | to maps in Part 3.
conservation area)

South-West Parramatta Interface Area - DCP Recommendations:
Special Interest Area 11 — Auto Alley:

131 | Retain the boulevard width in any future Supported. DCP to be updated.
development by implementing defined setbacks and
to avoid the creation of a “corridor” prior to arrival
at the city.

132 | Modulate building form to prevent creation of a Supported. DCP to be updated.
continuous wall of development.

133 | Set back higher levels of buildings adjacent to public | Supported. DCP to be updated.
space to reduce bulk.

134 | Define active frontages to developments on multiple | Supported. DCP to be updated.

sides of development.

Special Interest Area 12 — Marion and High Street Village:
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135 | Setbacks of all existing buildings and historic Supported. DCP to be updated.
subdivision allotments to be retained and expressed
in any development.
136 | Consider High Street and Jubilee Park as future Supported. DCP to be updated.
pedestrian alternative to Auto Alley and scale
accordingly.
137 | Set back Buildings adequately to preserve High Supported. DCP to be updated.
Street trees, which appear as mature specimens in Height controls for High Street are
1943 aerial imagery also to be added to PP. Refer to
maps in Part 3.
138 | Allow no overshadowing of house allotments in the Recommend objective based DCP
precinct. controls to guide siting of built
form to minimise overshadowing of
house allotments.
139 | Separate adjacent development higher than six Supported. DCP to be updated.
storeys so as to not form a wall.
140 | Preserve a view of the sky, ventilation and sun Supported. DCP to be updated.
penetration between buildings as experienced from
the precinct.
141 | Consider the impact of any development in terms of | Supported. DCP to be updated.
overshadowing and isolation of the Tottenham
Street Conservation Area.
Special Interest Area 13 — Dixon and Rosehill Street Suburban Precinct:
142 | Prepare specific controls for this area that will yield a | Supported. DCP to be updated.
buffer successful in the manner of Special Interest Refer to maps in Part 3.
Area, the buffer to Harris Park West HCA. Retain
smaller subdivision lot sizes and avoid combining of
lots.
143 | Give expression to historic subdivision patterns in Supported. DCP to be updated.
new development.
Summary Recommendations regarding FSR and Height (page 132):
North Parramatta Interface Area:
144 | Remove FSR and height incentives in Sorrell Street Supported. PP to be updated.
Conservation Area, Catholic Institutional Area
(Precinct 3), and All Saints Church heritage items.
145 | Remove incentives and retain existing FSR and Supported. This site has been

Height at corner of Villiers Street and Victoria Road,
in order to prevent overshadowing of Prince Alfred
Square and St Patrick’s Cathedral, and to retain
prominence of Church Street precinct.

subject to a planning proposal
which has recently been gazetted.
The incentive FSR and incentive
height will reflect that of the
approved planning proposal, with
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no additional height and FSR
beyond that, as per the
recommendation. Refer to maps in
Part 3.

146

Remove incentives to retain meaningful “open sky”
river corridor from Lennox Bridge.

The block bound by the River,
Sorrell, Lamont and Wilde Avenue
is subject to a site-specific planning
proposal. For the purposes of
consistency with the assessment of
that site-specific planning proposal,
it is recommended that this block
adopt the FSR of 5.2:1 as
recommended in the Urbis
Heritage Study, together with the
solar access plane to protect the
southern bank of the River. The
solar access plane will keep
building height lower at the River
frontage, which achieves the same
objective as proposed in the HAA
study. The same FSR is
recommended for the block
opposite (5 Elizabeth Street).

Further to the above, the incentive
FSR will be removed from the

Wilde Avenue road corridor.

Refer to maps in Part 3.

South-East Parramatta Interface Area:

147

Reconfigure boundary of conservation area at
intersection of Kendall and Ada Streets to remove
listing from demolished area.

Supported. PP to be updated. Refer
to maps in Part 3.

148

Remove FSR and Height incentives from Ada Street
conservation area.

Supported. PP to be updated. Refer
to maps in Part 3.

149

Change incentive height for important buffer zone
between Una, Harris, Parkes and Wigram Streets.

Supported, but PP to use 28m for
the blocks bound by Parkes, Harris,
Una and Wigram (northern section)
and Parkes, Kendall, Wigram and
Station Street East so as to ensure
consistency with current base
height controls. Refer to maps in
Part 3.

South-West Parramatta Interface Area:

150

Remove incentive FSR and Height from Marion
Street heritage item cluster.

Supported with respect to FSR
including the 12m incentive height
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of building control apply for the
first 18 metres of the site.
However, the recommendation
that the current base height of
building control (18, 26 and 54
metres) become the incentive
height of the building control for
the rear portion of the sites along
Marion Street (that have an
incentive FSR of 2:1) is not
supported. This is because it is
inconsistent with the report
recommendation for ‘balanced
streets’ and recovering historic
street hierarchy, and may lead to
poor urban design outcomes. It is
therefore recommended that the
incentive height of building control
is ‘no height limit’ for the portion
of the site excluded from the 12
metre height limit. The application
of the 12m height limit to the first
18m of the site is consistent with
the map and principles in the HAA
study.

Refer to maps in Part 3.

151 | Maintain “open sky” at western end of Marion Street | Supported. DCP to be updated. No
and eastern end of Lansdowne Street. changes recommended to height
maps.
152 | Reduce incentive height to northern side of Lennox Supported. PP to be updated. Refer
Street, and to other areas as shown to provide to maps in Part 3.
adequate transition to Marsden Street.
153 | Consider impact of tall buildings on High Street, in Supported. PP to be updated. The

particular on the centrally planted street trees.

application of the 12m height limit
to the first 18m of the site is
consistent with the map and
principles in the HAA study. Refer
to maps in Part 3.
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PART 2 — PROPOSED HERITAGE CLAUSE

7.21

Managing heritage impacts

(1)

Objective

To ensure that development in the Parramatta City Centre demonstrates an appropriate
relationship to heritage items and heritage conservation areas that responds positively to
heritage fabric, the street and the wider area.

)

Land to which this clause applies

This clause applies to any development on land in the Parramatta City Centre which includes
or is directly adjacent to a heritage item or heritage conservation area.

®3)
(@)

(b)

(4)
(@)

(b)

Heads of consideration —impact on heritage

Development consent must not be granted to the erection of a building on land to
which this clause applies unless the consent authority has considered the impact of the
development on heritage items or heritage conservation areas.

In considering what constitutes an impact on a heritage item or heritage conservation
area, the following heads of consideration must be considered in the assessment of
any development application on land to which this clause applies:

(i)  Immediate relationship — The impact upon the built fabric or within or adjacent
to the lot of that heritage item, or impact upon a property located with a
heritage conservation area, must be considered.

(i)  Street relationship — Where development is visible from the street elevation, the
impact upon the street must be considered, and in the case of a corner site (or a
site that is adjacent to a corner), then the impact upon both streets must be
considered.

(iii)  Area relationship — Where a development is of a certain height and is adjacent
to a heritage conservation area or cluster of individually listed heritage items,
then the impact of that development upon the significance of the heritage
conservation area or heritage items must be considered.

Heritage assessment

Development consent must not be granted to the erection of a building on land to

which this clause applies unless the consent authority has considered:

(i)  aheritage impact statement; and

(if)  in the case of any development involving a lot amalgamation including or
adjacent to a heritage item, a conservation management plan.

The heritage impact statement should address the following:

(i)  the extent to which the carrying out of the proposed development would affect
the heritage significance of the heritage item or heritage conservation area
concerned;

(i)  an area of context of heritage items and heritage conservation areas that is large
enough to capture all potential impacts; and

(iii)  important heritage relationships, as identified in the heads of consideration in
clause (3).
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(©

Where a conservation management plan is required in accordance with clause 4(a)(ii),

it should include conservation policies and management mechanisms that address the

following:

(i)  whether further lot amalgamation is required before a development may
become appropriate in heritage terms; and

(i)  whether heritage conservation considerations have been prioritised in assessing
developments that amalgamate heritage sites.

22



PART 3 — RECOMMENDED MAP UPDATES
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Map 1 — Parramatta CBD Heritage Study of Interface Areas Locality Map
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