
ADDITIONAL SUBMISSION TO GREATER SYDNEY COMMISSION ON BEHALF OF  
M.J. DEVELOPMENTS - WEST CENTRAL DISTRICT PLAN - AUBURN AND 
GRANVILLE PRECINCTS.    
 

     BACKGROUND: 

Attached are self-explanatory copies of submissions recently forwarded to Urban Growth (UG), 
the Greater Sydney Commission (GSC), Department of Planning and Environment (Design 
Branch) and to relevant local Councils prior to commencement of the District Plan making 
process. The purpose of these submissions was to assist the plan-making process. They include 
specific recommendations which aim to along 
Parramatta Road both economically and environmentally. Most of the issues addressed in the 
attached submissions remain relevant but should be considered in the context of this additional 
updated submission. 

This submission also considers the Draft Parramatta Road Urban Design Guidelines for both 
Precincts which accompanied Draft Parramatta Road Strategy (endorsed by the 
Commission for exhibition with the Draft District Plan).  

   (a) Auburn Precinct. (West Central District) 

 
 
Subject properties within 
Precinct 40-44, 46-48, 50-54  
Parramatta Road Lidcombe, 
76 Jellicoe Street (at rear of  
40-44 Parramatta Rd), 75 
Jellicoe Street & 130 Platform 
Street,  
Lidcombe). 
 

 

 

 

 

 

            COMMENTS: 

Auburn Precinct are generally positive. The 
recommendation in the UG 
residential and mixed uses along Parramatta Road and throughout the Auburn Precinct, 
appropriately supported by the further provision of public transport, open space and social 
infrastructure is strongly supported. An appropriate zoning/land use mix incorporating 
residential uses is an important issue for this to create economically viable 
renewal opportunities along Parramatta Road. Commercial, light industrial and retail uses 
necess economic in the context of the overall 
viability of a proposed development. This means that a residential component in any 
development is a pre-requisite In addition, a proportion of 
affordable housing may also be a requirement of any future mixed use development if 
residential uses are permitted.  



An appropriate scale of development within the  supported by a more flexible 
land use mix is also very important to achieve a new, improved urban character for this part 
of Parramatta Road.  A lower built form adjacent to the Highway stepping up to a higher 
scale and then transitioning to a lower scale built form adjacent to dwellings further south is 
possible (see sketch below produced for the as delineated by Urban 
Growth).  

This submission notes public feedback received by Urban Growth to the effect that building 

existing dwellings. This objective is generally agreed with. However, it is noted that existing 
light industrial properties north of Jellicoe Street in some cases extend for a considerable 
distance south of Parramatta Road. This allows opportunities for taller development adjacent 
to Parramatta Road for some sites gradually scaling down in height towards existing single 
dwellings located further south.  

 
 

 
 

As indicated above, land use controls along Parramatta Road within the Enterprise Zone 
should permit residential apartments as part of mixed use developments to 

provide a much-needed economic incentive for redevelopment. The desired percentages of 
residential and commercial floor space within a development to ensure ground level uses 
activate  street frontages can be specified by including a clause specifying this in a planning 

instrument (Hills Shire Council have included this type of control in a recent Gateway 
approved Planning Proposal). An alternative is to apply a mixed-use zone 
which would permit a range of employment generating uses including residential uses (see 
comments below re. possible mixed use zone in the Granville Precinct) 

It is noted that Rapid Transit Bus Zones  along 
Parramatta Road including fast transit zones adjacent to the Auburn Precinct . 
Road widening to facilitate this objective is eminently achievable due to a median strip 
existing between Parramatta Road and the M4 to the north at this location. This median area 
extends for several kilometres further west from Lidcombe towards Sydney.  

The Parramatta Light rail project (stage 1) has recently been announced. This new rail line 
will be a 5-minute walk approximately from the subject Granville properties. The State 
Government has also recently committed to improving the heavy rail line between Lidcombe 
and Granville. There are sub-regional shopping facilities on Parramatta Road a few minutes 
walking distance from the Auburn properties available to service new residents
requirements. 

 



 
         CONCLUSIONS: 

There are compelling reasons (a view shared by the former Auburn Council) to permit a much 
broader range of land uses in this rea , including development for retail/shop top 

- These uses could be permitted within 
an Enterprise or Mixed Use Zone. Current activities (primarily existing car yards extending 
along the highway) are increasingly unviable sales  

There are also presently limited development incentives currently available to property owners 
to redevelop sites whilst relatively inflexible land use provisions and restrictive, narrowly 
focussed LEP floor space ratio and building height development standard incentives focussing 
on a limited range of permitted land use categories remain in place. This is evidenced by the 
very low rate of redevelopment which has occurred in the locality. 

It is therefore recommended that development standards for the subject properties and the 
 generally be reviewed by Cumberland Council to realise considerable untapped 

potential for taller built form outcomes along the Parramatta Road Enterprise Zone given the 
northerly aspect, larger lot sizes, potential for property amalgamation, proximity to taller 
buildings at Olympic Park and the excellent transport/sub-regional shopping facilities which are 
currently and/or will soon be available. Achieving an appropriate scale adjoining Paramatta 
Road and addressing t set back from the 
highway and the lower density, low rise residential development further south can be 
adequately controlled within and adjoining the using development standards to 
achieve an appropriate transition in building scale (refer to Urban Design guidelines for the 
Precinct proposed by Urban Growth). This is possible given the substantial area/depth of 
many lots and untapped potential for property amalgamations.  The average age of most 
buildings in the  would easily be between 50 and 70 years old. This is further 
evidence that there is currently no incentive to upgrade or redevelop buildings because of the 
inflexible planning controls currently in force. 

We submit that more flexible zoning and land use controls coupled with a review of 
-

locality with its increasingly uneconomic business activities to a more 
contemporary, improved urban form supported by sustainable, economically viable mixed use 
activities and residential uses  
realistic time frame, an objective broadly supported by former Auburn Council in its recent 

ort. 

It would be appreciated if this document, together with our previous submissions can be 
carefully considered by the Commission, the Department of Planning and Environment + 
Cumberland Council to inform future housing strategies in addition to land use controls and 
development standards specified in any future Planning Instruments applying to the subject 
properties and to surrounding areas. 

  



(b) Granville Precinct. (West Central District) 

 
Subject properties within Precinct - 56-60  
Parramatta Road Granville. 

 

 

 

 

 

 

 

COMMENTS: 

objectives for the  are generally supported. However, this 
submission recommends extension of the proposed Mixed Use Zone at Granville shopping centre 
further east along Paramatta Road for this  including the properties the subject of 
this submission. This zone would permit mixed use development including light industry, 
commercial premises and shop top housing . A residential component in new development is 
critical to encourage renewal along Paramatta Road. We also consider that the current IN1 
industrial zone for properties to the south of the subject properties should be 
revisited by the Commission and Council to define a new zone which allows a greater range of 
permitted land uses to incentivise  development. One possibility is to also apply a mixed-use 
zoning to this area which would allow residential, light industrial uses and commercial premises 
as permitted land uses. As an example, within the recent Sutherland Shire Council LEP 2015, the 
adopted B4 Mixed Use Zone -
density residential development integrated with a range of retail, business, light industrial and 
community uses.  

A further option is to apply a more flexible Enterprise Zone (in terms of permitted land uses) for 
properties  encourages employment 
based uses together with a shop-top housing component. A business/light industrial zone 
focussing on employment activity could be considered for the currently IN1 Industrial General 
zoned properties which do not front Parramatta Road. 

Irrespective of zoning issues, an increase in permitted building height and floor space ratio for the 
 properties is vital to encourage redevelopment. It is important 

range of development standards is applied to all future mixed use development to encourage 
economically viable land uses and improved urban design outcomes. The environmental and 
economic reasons for these actions are similar to those advanced above for the Auburn 
Precinct .  
 
Future mixed uses/shop top housing can take advantage of excellent solar access. Larger lot 
sizes in this area strongly support a recommendation to review land use and development 
standards for this part of Parramatta Road. Redevelopment of sites with potential for property 
amalgamation will allow greater design flexibility and provision of generous building setbacks.   

Any issues relating to the built form transition between (taller) mixed use buildings and buildings 
further south can be addressed via specific LEP building height and floor space ratio 
development standards supported by appropriate Development Control Plan provisions drafted in 
consultation with the local business community. 



It is also noted that the locality has excellent access to 2 heavy rail stations, the widened M4 
motorway and to the proposed Parramatta light rail system. Fast transit bus routes are also 
proposed along Parramatta Road. 
from the subject properties and caters for day to day shopping and community facility 
requirements of residents. 

CONCLUSIONS: 

There are a range of compelling reasons to permit a broader range of land uses along this part 
Granville adjoining Parramatta Road which will promote development for commercial/retail/shop 
top housing. Current activities (primarily existing car yards extending along the highway) are 
increasingly unviable due to internet sales  There are also limited development 
incentives currently available to property owners to redevelop sites whilst a relatively inflexible 
and restrictive IN1 zoning continues to apply. 

We therefore propose that the proposed Granville mixed-use zone be extended further east along 
Parramatta Road to permit an enhanced range of land uses including light industry and shop top 
housing. Within Sutherland Shire the types of uses permissible in th  Mixed Use Zone 
includes commercial premises (shops and offices), food and drink premises, residential flat 
buildings and light industries. Alternatively, an 
Enterprise Zone could be applied to properties fronting/in close proximity to the highway together 
with concurrent application of a more flexible industrial zone for properties which do not have  a 
direct frontage to Parramatta Road. 
  
We also consider that development standards for the subject properties and within the 
surrounding rea  generally, require major reassessment to realise what we consider is 
considerable additional untapped potential for taller built form outcomes along this part of 
Parramatta Road given a northerly aspect, large lot sizes, potential for property amalgamation, 
proximity to taller buildings currently being erected close to Granville station and the availability of 
excellent existing/planned transport links and sub-regional shopping facilities. 

T along the highway and buildings to further 
south can be adequately controlled using development standards to achieve an appropriate 
transition in building scale. This is practical given the substantial depth of many lots and potential 
for property amalgamations. 

It is evident that  submit that a review of development standards, together with introduction of 
additional flexibility in land use controls together -sta a transition of 
this visually unattractive  characterised by increasingly uneconomic business 
activities with saturated day-time on-street parking. The aim is to achieve a more contemporary, 
improved urban form supported by sustainable, economically viable mixed use activities including 
residential uses. is part of the and will achieve 
much needed urban design improvements within a realistic time frame. 

It would be appreciated if this document together with our previous submissions can be carefully 
considered by the Commission, the Department of Planning and Environment + Parramatta City 
Council to inform future housing strategies in addition to land use controls and development 
standards specified in any future Planning Instruments applying to the subject properties and to 
surrounding areas. 



 

10 March 2017 

 

 



ADDITIONAL UPDATED SUBMISSION TO CUMBERLAND COUNCIL, GREATER 
SYDNEY COMMISSION & DEPARTMENT OF PLANNING & ENVIRONMENT ON 
BEHALF OF M.J. DEVELOPMENTS -  WEST CENTRAL DISTRICT PLAN - AUBURN 
PRECINCT. 
 

     BACKGROUND: 

Attached are self-explanatory copies of a previous submission relevant to the above Precinct 
recently forwarded to Urban Growth (UG). Copies were provided to the Department of Planning 
and Environment (Design Branch) and to Council prior to commencement of the District Plan 
making process. The purpose of this submission was to assist the plan-making process. It 
includes specific recommendations which aim to along 
Parramatta Road both economically and environmentally. Most of the issues addressed in the 
previous submission remain relevant but should also be considered in the context of this updated 
document. 

This submission also considers the Draft Parramatta Road Urban Design Guidelines for the 
Precinct which accompanied Draft Parramatta Road Strategy (endorsed by the 
Greater Sydney Commission for exhibition with the Draft District Plan).  

Auburn Precinct. (West Central District) 

 
 
Subject properties within 
Precinct 40-44, 46-48, 50-54  
Parramatta Road Lidcombe, 
76 Jellicoe Street (at rear of  
40-44 Parramatta Rd), 75 
Jellicoe Street & 130 Platform 
Street,  
Lidcombe). 
 

 

 

 

 

 

            COMMENTS: 

Auburn Precinct are generally positive. The 
recommendation in the UG 
residential and mixed uses along Parramatta Road and throughout the Auburn Precinct, 
appropriately supported by the further provision of public transport, open space and social 
infrastructure is strongly supported. An appropriate zoning/land use mix incorporating 
residential uses is an important issue for this to create economically viable 
renewal opportunities along Parramatta Road. Commercial, light industrial and retail uses 
necess economic in the context of the overall 
viability of a proposed development. This means that a residential component in any 
development is a pre-requisite In addition, a proportion of 



affordable housing may also be a requirement of any future mixed use development if 
residential uses are permitted.  

An increase in the scale of development permitted within the  supported by a 
more flexible land use mix is also very important to achieve a new, improved urban character 
for this part of Parramatta Road.  A lower built form adjacent to the Highway stepping up to a 
higher scale and then transitioning to a lower scale built form adjacent to dwellings further 
south is possible (see sketch below produced for the as delineated by 
Urban Growth).  

This submission notes public feedback received by Urban Growth to the effect that building 

existing dwellings. This objective is generally agreed with. However, it is noted that existing 
light industrial properties north of Jellicoe Street in some cases extend for a considerable 
distance south of Parramatta Road. This allows opportunities for taller development adjacent 
to Parramatta Road for some sites gradually scaling down in height towards existing single 
dwellings located further south.  

 
 

 
 

As indicated above, land use controls along Parramatta Road within the Enterprise Zone 
should permit residential apartments as part of mixed use developments to 

provide a much-needed economic incentive for redevelopment. The desired percentages of 
residential and commercial floor space within a development to ensure ground level uses 
activate  street frontages can be specified by including a clause specifying this in a planning 

instrument (Hills Shire Council have included this type of control in a recent Gateway 
approved Planning Proposal). An alternative is to apply a mixed-use zone 
which would permit a range of employment generating uses including residential uses (see 
comments below re. possible mixed use zone in the Auburn Precinct) 

It is noted that Urban Growth recom Rapid Transit Bus Zones  along 
Parramatta Road including fast transit zones adjacent to the Auburn Precinct . 
Road widening to facilitate this objective is eminently achievable due to a median strip 
existing between Parramatta Road and the M4 to the north at this location. This median area 
extends for several kilometres further west from Lidcombe towards Sydney.  

The Parramatta Light rail project (stage 1) has recently been announced. This new rail line 
will be a 5-minute walk approximately from the subject Granville properties. The State 
Government has also recently committed to improving the heavy rail line between Lidcombe 
and Granville. There are sub-regional shopping facilities on Parramatta Road a few minutes 



walking distance from the Auburn properties available to service new residents
requirements. 

 
 
         CONCLUSIONS: 

There are compelling reasons (a view shared by the former Auburn Council) to permit a much 
broader range of land uses in this rea , including development for retail/shop top 

- These uses could be permitted within 
an Enterprise or Mixed Use Zone. Current activities (primarily existing car yards extending 
along the highway) are increasingly unviable sales  

There are also presently limited development incentives currently available to property owners 
to redevelop sites whilst relatively inflexible land use provisions and restrictive, narrowly 
focussed LEP floor space ratio and building height development standard incentives focussing 
on a limited range of permitted land use categories remain in place. This is evidenced by the 
very low rate of redevelopment which has occurred in the locality. 

It is therefore recommended that development standards for the subject properties and the 
 generally be reviewed by Cumberland Council to realise considerable untapped 

potential for taller built form outcomes along the Parramatta Road Enterprise Zone given the 
northerly aspect, larger lot sizes, potential for property amalgamation, proximity to taller 
buildings at Olympic Park and the excellent transport/sub-regional shopping facilities which are 
currently and/or will soon be available. Achieving an appropriate scale adjoining Paramatta 
Road and addressing t set back from the 
highway and the lower density, low rise residential development further south can be 
adequately controlled within and adjoining the using development standards to 
achieve an appropriate transition in building scale (refer to Urban Design guidelines for the 
Precinct proposed by Urban Growth). This is possible given the substantial area/depth of 
many lots and untapped potential for property amalgamations.  The average age of most 
buildings in the  would easily be between 50 and 70 years old. This is further 
evidence that there is currently no incentive to upgrade or redevelop buildings because of the 
inflexible planning controls currently in force. 

We submit that more flexible zoning and land use controls coupled with a review of 
-

locality with its increasingly uneconomic business activities to a more 
contemporary, improved urban form supported by sustainable, economically viable mixed use 
activities and residential uses  
realistic time frame, an objective broadly supported by former Auburn Council in its recent 

ort. 

It would be appreciated if this document, together with our previous submission can be 
carefully considered by Cumberland Council to inform future housing strategies in addition to 
land use controls and development standards specified in any future Planning Instruments 
applying to the subject properties and to surrounding areas. A copy of this submission has 
been forwarded to the Greater Sydney Commission and to the Department of Planning and 
Environment. 



 

 

10 March 2017 

 

 





















ADDITIONAL UPDATED SUBMISSION TO PARRAMATA CITY COUNCIL, GREATER 
SYDNEY COMMISSION & DEPARTMENT OF PLANNING & ENVIRONMENT ON 
BEHALF OF M.J. DEVELOPMENTS - WEST CENTRAL DISTRICT PLAN - GRANVILLE 
PRECINCT.  
 

     BACKGROUND: 

Attached is a self-explanatory copy of a previous submission relevant to the above Precinct 
recently forwarded to Urban Growth (UG). Copies were provided to the Department of Planning 
and Environment (Design Branch) and to Council prior to commencement of the District Plan 
making process. The purpose of this submission was to assist the plan-making process. It 
includes specific recommendations which aim to along 
Parramatta Road both economically and environmentally. Most of the issues addressed in the 
previous submission remain relevant but should also be considered in the context of this updated 
document. 

This submission also considers the Draft Parramatta Road Urban Design Guidelines for both 
Precincts which accompanied Draft Parramatta Road Strategy (endorsed by the 
Greater Sydney Commission for exhibition with the Draft District Plan).  

    Granville Precinct. (West Central District) 

 
Subject properties within Precinct - 56-60  
Parramatta Road Granville. 

 

 

 

 

 

 

 

COMMENTS: 

objectives for the  are generally supported. However, this 
submission recommends extension of the proposed Mixed Use Zone at Granville shopping centre 
further east along Paramatta Road for  including the properties the subject of 
this submission. This zone would permit mixed use development including light industry, 
commercial premises and shop top housing . A residential component in new development is 
critical to encourage renewal along Paramatta Road. We also consider that the current IN1 
industrial zone for properties to the south of the subject properties should be 
revisited by the Commission and Council to define a new zone which allows a greater range of 
permitted land uses to incentivise  development. One possibility is to also apply a mixed-use 
zoning to this area which would allow residential, light industrial uses and commercial premises 
as permitted land uses. As an example, within the recent Sutherland Shire Council LEP 2015, the 
adopted B4 Mixed Use Zone seeks to promote a -
density residential development integrated with a range of retail, business, light industrial and 
community uses.  

A further option is to apply a more flexible Enterprise Zone (in terms of permitted land uses) for 
properties  encourages employment 



based uses together with a shop-top housing component. A business/light industrial zone 
focussing on employment activity could be considered for the currently IN1 Industrial General 
zoned properties which do not front Parramatta Road. 

Irrespective of zoning issues, an increase in permitted building height and floor space ratio for the 
 properties is vital to encourage redevelopment. It is important 

range of development standards is applied to all future mixed use development to encourage 
economically viable land uses and improved urban design outcomes. The environmental and 
economic reasons for these actions are similar to those advanced above for the Auburn 
Precinct .  
 
Future mixed uses/shop top housing can take advantage of excellent solar access. Larger lot 
sizes in this area strongly support a recommendation to review land use and development 
standards for this part of Parramatta Road. Redevelopment of sites with potential for property 
amalgamation will allow greater design flexibility and provision of generous building setbacks.   

Any issues relating to the built form transition between (taller) mixed use buildings and buildings 
further south can be addressed via specific LEP building height and floor space ratio 
development standards supported by appropriate Development Control Plan provisions drafted in 
consultation with the local business community. 

It is also noted that the locality has excellent access to 2 heavy rail stations, the widened M4 
motorway and to the proposed Parramatta light rail system. Fast transit bus routes are also 
proposed along Parramatta Road. 
from the subject properties and caters for day to day shopping and community facility 
requirements of residents. 

CONCLUSIONS: 

There are a range of compelling reasons to permit a broader range of land uses along this part 
Granville adjoining Parramatta Road which will promote development for commercial/retail/shop 
top housing. Current activities (primarily existing car yards extending along the highway) are 
increasingly unviable due to internet sales  There are also limited development 
incentives currently available to property owners to redevelop sites whilst a relatively inflexible 
and restrictive IN1 zoning continues to apply. 

We therefore propose that the proposed Granville mixed-use zone be extended further east along 
Parramatta Road to permit an enhanced range of land uses including light industry and shop top 
housing. Within Sutherland Shire the types of uses permissible in th  Mixed Use Zone 
includes commercial premises (shops and offices), food and drink premises, residential flat 
buildings and light industries. Alternatively, an 
Enterprise Zone could be applied to properties fronting/in close proximity to the highway together 
with concurrent application of a more flexible industrial zone for properties further away which 
may not have  a direct frontage to Parramatta Road. 
  
We also consider that development standards for the subject properties and within the 
surrounding rea  generally, require major reassessment to realise what we consider is 
considerable additional untapped potential for taller built form outcomes along this part of 
Parramatta Road given a northerly aspect, large lot sizes, potential for property amalgamation, 
proximity to taller buildings currently being erected close to Granville station and the availability of 
excellent existing/planned transport links and sub-regional shopping facilities. 

T along the highway and buildings to further 
south can be adequately controlled using development standards to achieve an appropriate 
transition in building scale. This is practical given the substantial depth of many lots and potential 
for property amalgamations. 



It is evident that  submit that a review of development standards, together with introduction of 
additional flexibility in land use controls together - a transition of 
this visually unattractive  characterised by increasingly uneconomic business 
activities with saturated day-time on-street parking. The aim is to achieve a more contemporary, 
improved urban form supported by sustainable, economically viable mixed use activities including 
residential uses. is part of the and will achieve 
much needed urban design improvements within a realistic time frame. 

It would be appreciated if this document together with our previous submission can be carefully 
considered by Parramatta City Council to inform future housing strategies in addition to land use 
controls and development standards specified in any future Planning Instruments applying to the 
subject properties and to surrounding areas. A copy of this submission has been forwarded to the 
Greater Sydney Commission and to the Department of Planning and Environment. 

 

10 March 2017 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

22 June 2016. 

  

 
  



 

Background/Executive Summary: 

I refer to Urban 
community and Council feedback to the recently exhibited Precinct Plans for Parramatta 

 

It is acknowledged that the formal period for submissions in relation to the exhibited Draft 
Parramatta Road Transformation Strategy has concluded, however this additional 
submission is considered necessary to: 

  
 

 Provide background data including details of current planning controls in relation to the 
56-60 Parramatta Road (subject properties) and to adjacent land. 

 Request Urban Growth and Parramatta City Council to consider amendments to land 
use controls and development standards currently applying to the subject properties and 
nearby industrially zoned land by extending the proposed Mixed Use Zone shown in the 
Draft Precinct Plan to the east. Alternatively, we recommend applying a B6 Enterprise 
zone in an easterly direction along both sides of Parramatta Road to include properties 
adjacent to the Highway in the as shown on the Consultation Outcomes 
Report Map  published by Urban Growth (See Map 1 below).  
It is important, irrespective of the final zoning approach adopted, that the existing 
industrial zone is superseded by a more flexible zoning regime that permits a much 
broader range of land uses. This will significantly enhance development feasibility.  

 
 

 

 

1. Properties referenced in this submission are arrowed on the above annotated Map 
(Courtesy Urban Growth - see also Zoning Map below) 

 



 

Current Land Use Zoning:  

 

2.The above annotated extract from the former Parramatta Council Interactive  LEP 
Map above shows the extent of the nearby B6 Enterprise Zone along Parramatta Road 
and adjacent B2 Local Centre Zone, B4 Mixed Use Zone + R4 High Density Residential 
zone south of Granville Shopping centre. The current zoning of the subject properties 
(see notation in the Map above) and sites in the immediate vicinity is 1 General 

 

The adjacent B2 Local Centre and B4 Mixed Use Zones are similar and permit a wide 
range of mixed use development including shop top housing.  

 

Currently Applicable Planning Controls. 

Permitted and prohibited land uses within the IN1 Zone currently applying to the subject 
properties are as follows: 

3 Permitted with consent 

Building identification signs; Business identification signs; Depots; Food and drink 
premises; Freight transport facilities; Garden centres; General industries; Hardware and 
building supplies; Horticulture; Industrial training facilities; Kiosks; Landscaping material 
supplies; Light industries; Liquid fuel depots; Neighbourhood shops; Plant nurseries; 
Roads; Rural supplies; Timber yards; Vehicle sales or hire premises; Warehouse or 
distribution centres; Any other development not specified in item 2 or 4 

4 Prohibited 



Agriculture; Air transport facilities; Airstrips; Amusement centres; Boat launching ramps; 
Boat sheds; Camping grounds; Caravan parks; Cemeteries; Charter and tourism boating 
facilities; Commercial premises; Community facilities; Crematoria; Eco-tourist facilities; 
Educational establishments; Entertainment facilities; Exhibition homes; Exhibition villages; 
Farm buildings; Forestry; Function centres; Heavy industrial storage establishments; 
Helipads; Highway service centres; Home-based child care; Home businesses; Home 
occupations; Home occupations (sex services); Industries; Information and education 
facilities; Jetties; Marinas; Mooring pens; Moorings; Open cut mining; Port facilities; 
Recreation facilities (major); Registered clubs; Residential accommodation; Rural 
industries; Signage; Tourist and visitor accommodation; Water recreation structures; Water 
supply systems; Wharf or boating facilities 
 
Relevant Development Standards: 

following development standards for properties within the IN1 
Zone: 

 Maximum permitted Building Height = 12 metres 
 Maximum permitted Floor Space Ratio (FSR) = 1:1. 

For comparison, permitted and prohibited land uses within the proposed B4 Mixed Use Zone 
to the west of the subject properties and the current B6 enterprise Zone are as follows: 

(a) B4 Mixed Use Zone 

3 Permitted with consent 

Boarding houses; Building identification signs; Business identification signs; Child care centres; Commercial premises; 
Community facilities; Educational establishments; Entertainment facilities; Function centres; Hotel or motel 
accommodation; Information and education facilities; Medical centres; Passenger transport facilities; Recreation 
facilities (indoor); Registered clubs; Respite day care centres; Restricted premises; Roads; Seniors housing; Shop top 
housing; Water recycling facilities; Any other development not specified in item 2 or 4 

4 Prohibited 

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding or training establishments; Boat 
building and repair facilities; Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries; 
Charter and tourism boating facilities; Crematoria; Depots; Dual occupancies; Dwelling houses; Eco-tourist facilities; 
Electricity generating works; Exhibition homes; Exhibition villages; Extractive industries; Farm buildings; Forestry; 
Freight transport facilities; Heavy industrial storage establishments; Helipads; Highway service centres; Home 
industries; Home occupations (sex services); Industrial retail outlets; Industrial training facilities; Industries; Jetties; 
Marinas; Mooring pens; Moorings; Mortuaries; Open cut mining; Port facilities; Recreation facilities (major); Research 
stations; Rural in -detached dwellings; Sewerage 
systems; Sex services premises; Signage; Storage premises; Transport depots; Truck depots; Vehicle body repair 
workshops; Warehouse or distribution centres; Waste or resource management facilities; Water recreation structures; 
Water supply systems; Wharf or boating facilities; Wholesale supplies 

 

Relevant Development Standards: 

Mixed Use Zone: 

Maximum permitted Building Height = up to 52 metres depending on lot size. 

Maximum permitted Floor Space Ratio (FSR) = 6:1. depending on lot size. 

 

 

 



(b) B6 Enterprise Corridor 

3 Permitted with consent 

Building identification signs; Bulky goods premises; Business identification signs; Business premises; Community 
facilities; Food and drink premises; Garden centres; Hardware and building supplies; Hotel or motel accommodation; 
Kiosks; Landscaping material supplies; Light industries; Neighbourhood shops; Passenger transport facilities; Plant 
nurseries; Roads; Self-storage units; Timber yards; Vehicle sales or hire premises; Warehouse or distribution centres; 
Water recycling facilities; Any other development not specified in item 2 or 4 

4 Prohibited 

Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Amusement centres; Boat 
building and repair facilities; Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries; 
Charter and tourism boating facilities; Correctional centres; Crematoria; Depots; Eco-tourist facilities; Electricity 
generating works; Entertainment facilities; Exhibition homes; Exhibition villages; Extractive industries; Farm buildings; 
Forestry; Freight transport facilities; Function centres; Heavy industrial storage establishments; Helipads; Highway 
service centres; Home-based child care; Home businesses; Home industries; Home occupations; Home occupations 
(sex services); Industrial retail outlets; Industries; Information and education facilities; Jetties; Marinas; Mooring pens; 
Moorings; Mortuaries; Open cut mining; Port facilities; Recreation facilities (major); Research stations; Residential 
accommodation; Restricted premises; Retail premises; Rural industries; Sewerage systems; Sex services premises; 
Signage; Storage premises; Transport depots; Waste or resource management facilities; Water recreation structures; 
Water supply systems; Wharf or boating facilities 

 
Relevant Development Standards: 

 following development standards for properties within the B6 
Enterprise Corridor: 

Maximum permitted Building Height = up to 21metres depending on lot size. 

Maximum permitted Floor Space Ratio (FSR) = 3:1. depending on lot size. 

OUR SUBMISSION: 

Urban Growth does not currently propose any change to planning controls for the locality in 
the Draft Precinct Plan for Granville which means: 

 Retention of the current IN1 industrial General Zone with its focus on industrial 
activities. 

 Maximum permitted building height to remain at 3 storeys (12 metres). 
 No additional land uses/ mixed use development proposed within the current  

IN1 (Industrial General) Zone.  
 No extension of the proposed mixed use zone nearer to Granville further east along 

Parramatta Road. 
 
However, the land is included with illustrated 
Consultation Outcomes Report (page 17). It is assumed that this indicates further town 
planning analyses of the area will be carried out. In the interim, the objective of this 
submission is to encourage Urban Growth and Council to consider new planning controls for 
this  will have the potential to significantly 
improve a current poor built environment. The preferred strategy is to permit a wider range of 
land uses within the locality supplemented by appropriate development standards within a 
new Mixed Use Zone as an extension of the currently proposed Mixed Use Zone to the west 
currently proposed by Urban Growth. This extended Mixed Use Zone can include light 
industrial uses as a permitted land use. For example, in the recent Sutherland Shire Council 
LEP 2015, -
density residential development integrated with a range of retail, business, light industrial 
and community uses. An alternative is to establish an Enterprise Zone for properties 



proximate to Parramatta Road and to simultaneously review the range of permitted land 
uses in the current industrial zone for properties located further away from the highway. 

Currently permitted land uses act as a substantial constraint to economically 
viable development the spectrum of permitted land uses needs to be 
significantly broadened: 

The existing industrial IN1Industrial General zoning west of Duck Creek limits feasible urban 
renewal options. The built environment /streetscape of the area is poor - many buildings are 
unsightly and/or dilapidated. Inadequate off-street parking is provided for many enterprises 

Industrial 
General zoning was presumably applied at a time when industrial (manufacturing) uses were 
relatively viable. This is no longer the case as many more manufactured goods are 
increasingly imported from lower labour cost countries. The dominant land uses in this area 
have changed over time and are now primarily motor vehicle sales or related automotive 
businesses.  

However, motor vehicle sales are now becoming increasingly uneconomic due to competing 
internet sales. Other land uses present in the area are bulky goods storage, car repair 
stations and furniture/ bathroom showrooms.   

If a more flexible land use mix is not implemented via new land use planning measures, 
currently permissible land use options focussing primarily on industrial activity are unlikely to 
encourage viable redevelopment within a reasonable period of time. In this scenario the 
visually poor built environment and increasingly uneconomic land uses will simply remain. 

Road 
or its environs. 

 

3. Current car yard uses predominate along Parramatta Road including the subject 
properties as shown above. These uses are becoming increasingly uneconomic with 

and adjacent low rise structures are of poor visual quality. What is required is newer 
development employing a range of different materials with attractive, modulated 
facade treatments to achieve high quality urban design outcomes. These 
developments can be of a scale that complements the substantial width of 
Parramatta Ro
increase pedestrian activity along the highway. 

Recommended Actions: 

OPTION A: Extend the proposed B4 Mixed Use Zone east along Parramatta Road  

 A Mixed Use Zone for this area is desirable and would permit a diverse range of land 
uses. Mixed use development comprising a range of employment generating 



activities. Land uses such as retail, offices, light industry and shop top housing are all 
considered appropriate land uses within this zone. Retention of light industry as a 
permitted land use within a B4 Mixed Use Zone (see example in Sutherland Shire 
LEP 2015) would ensure that almost all existing industrial premises in the area could 

of appropriately zoned 
land for industrial activity (any non-conforming industrial uses would have the benefit 
of existing use rights).  

 A more flexible zoning approach will encourage viable redevelopment and help to 
create a new, more attractive streetscape along Parramatta Road. 

 An increase in permitted building height/FSR would enhance development feasibility 
and allow greater flexibility to achieve innovative urban design outcomes. 

OPTION B: Rezone properties closest to Parramatta Road (both sides) to a B6 
Enterprise Zone and review the existing IN1 Industrial General zone for properties 
further away from the highway. 

We suggest that if our recommended option (see above) to apply a Mixed Use Zone to the 
whole of this area is not progressed, an alternative methodology is to designate a B6 
Enterprise Zone extending east along Parramatta Road with a new, more flexible Industrial 
Zone to apply to properties located further away from the highway.  In this scenario 
additional land uses such as commercial/business and retail premises may be considered 
appropriate as permitted land uses within this new Industrial Zone.  

 A much wider range of land uses could potentially be permitted such as business 
light industry and retail uses that would act as an incentive for redevelopment 

 More generous development standards (Building Height/FSR) will encourage 
redevelopment. 

 Shop top housing as a permitted land use in an Enterprise Zone would in our view be 
a key incentive for feasible redevelopment and should be permissible as part of 
mixed use development (note that light industry can quite happily co-exist with shop 
top housing).   

 Incentives would exist for businesses to consider relocating to the area and market 
services to more diverse sectors with a wider range of customers. Greater land use 
flexibility would encourage   

 Existing light industrial uses would continue to be permitted land use Any other types 
- ts following rezoning. 

 The current IN1 industrial General zoning is no longer representative of many uses 
operating within the IN1 zone. A focus on industrial activity as opposed to a broader 
range of employment generating uses self-evidently acts a significant disincentive to 
redevelopment. This zone requires review. 

  

Irrespective of the zoning strategy adopted, 
including opportunities for shop top housing in appropriate zones is extremely important 
to promote feasible redevelopment and to expand the pool of employment generating 
land uses in the area. Detailed consultation between Parramatta City Council and 

the appropriate permissible uses and the required consistency of application. 

 



Other factors which highlight the need for reconsideration of land use controls 
and related development standards: 

The future environment of the area will be increasingly conducive to a wider range 
of uses including residential uses which should be encouraged: 

 The M4 East is currently being widened and will potentially further reduce traffic 
volumes along this part of Parramatta Road. This means mixed use development 
incorporating a resid

 
 The subject properties and other properties located along the southern side of 

Parramatta Road face due north (see photograph below) which means that high 
levels of solar access and amenity can be achieved for mixed development which 
includes a residential component. Shop top housing/apartment buildings can 
incorporate attractive entry foyers at ground level. Individual apartment designs can 

solar access purposes for apartments located north of Parramatta Road.  
 Living areas of apartments can incorporate adjustable louvres at balconies to control 

solar access and minimise any vehicle noise. 

 

 

 

4.This image illustrates the north facing aspect of the subject properties facing 
Parramatta Road. Future mixed use/shop top housing can take advantage of 
excellent solar access. Larger lot sizes in this area are support a review of land uses 
and development standards for this part of Parramatta Road. Redevelopment of sites 
with potential for property amalgamation will allow greater design flexibility and 
provision of generous building setbacks.  We strongly conten
regime of development standards needs to be applied to all future mixed use 
developments so as to encourage economically viable land uses and improved urban 
design outcomes.  

Any issues relating to the built form transition between (taller) mixed use buildings 
and buildings further south can be addressed via specific LEP building height and 
floor space ratio development standards supported by appropriate Development 
Control Plan provisions drafted in consultation with the business community. 



 

5. The image above shows the subject properties and adjoining properties fronting 
Parramatta Road with secondary frontages available to George Street and Marsh 
Street. This allows potential secondary vehicular access to maintain uninterrupted 
traffic flows along Parramatta Road. Dual property frontages can also facilitate 
improved site planning and urban design opportunities. The subject and adjoining 
sites have potential for amalgamation to enhance development potential. 

Affordable housing opportunities are available: 

There are significant opportunities to provide elements of affordable housing as part of 
- along this part of 

height/floor space ratio incentives to contributions for affordable housing via an LEP Clause 
-  applied in the former Ashfield 

 

  



Excellent public transport, and recreational facilities are in close proximity: 

The subject sites and surrounding area have excellent public transport connections. Rapid 
transit bus links are proposed by Urban Growth along Parramatta Road and existing heavy 
rail facilities are situated nearby to the south at Clyde and Granville stations. 

Light rail is also proposed to the north of Parramatta Road/M4 East to link the fast growing 
centres of Parramatta, Homebush 
Integrated Land Use and Transport see Diagram extract below). Rapid transit 
bus routes are also proposed in the Transport Concept Plan to run along Parramatta Road. 
A potential north/south light rail route is also identified close to the subject sites along the 
line of the Duck Creek.  

Regional outdoor recreation facilities are accessible a short distance away to the north at 
Parramatta and to the east at Sydney Olympic Park (see Diagram below). S94 
Contributions from future developments could also be used to upgrade recreation facilities 
in the locality. 

 

 

Retail, entertainment and community facilities are available in close proximity 

Granville shopping centre is located less than 15  
and caters for day to day shopping and community facility requirements of residents.  
A Woolworths  store is located nearby at Louis Street, Granville. Parramatta is a regional 
shopping centre and is an 11 min. journey by train, 12 min.by bus and approximately 8 
min.by car. Bulky goods premises and entertainment facilities are also located nearby at 
Auburn (12 min. travel time by train).   



Conclusion: 

There are a range of compelling reasons to permit a broader range of land uses along this 
part of Parramatta Road to promote development for commercial/retail/shop top housing. 
Current activities (primarily existing car yards extending along the highway) are increasingly 
unviable. There are also limited development incentives currently available to property 
owners to redevelop sites whilst relatively inflexible IN1 Industrial  land use 
provisions continue to apply. 

We strongly recommend extension of proposed Mixed Use Zone further 
east along Parramatta Road or alternatively, application of a B6 Enterprise Zone along 
Parramatta Road, both zones to permit an enhanced range of land uses including light 
industry and shop top housing. If an  Zone land use approach is preferred, the 
range of permitted uses within the adjacent industrial zone should also be broadened by 
applying a new, more flexible industrial zoning regime.  

We also consider that development standards for the subject properties and surrounding 
area generally require reassessment to realise what we consider is considerable additional 
untapped potential for taller built form outcomes along this part of Parramatta Road given a 
northerly aspect, larger lot sizes, potential for property amalgamation, proximity to taller 
buildings currently being erected close to Granville station and the availability of excellent 
transport and sub-regional shopping facilities. 

T along the highway and buildings to 
further south can be adequately controlled using development standards so as to achieve 
an appropriate transition in building scale. This is possible given the substantial area of 
many lots and potential for property amalgamations. 

Finally, we respectfully submit that a review of development standards, together with 
introduction of more flexibility in land use controls together -
a transition 
activities and saturated on-street parking to a more contemporary, improved urban form 
supported by sustainable, economically viable mixed use activities. This will help to 

is part of the Granville and achieve much needed urban design 
improvements within a realistic time frame. 

It would be appreciated if our submission can be carefully considered by Urban Growth, 
Parramatta City Council and the Department of Planning & Environment to inform future 
planning controls for the Granville Precinct specified in any future Draft District/Local 
Environmental Plan applying to the subject properties and to the surrounding area.  

Yours faithfully 

 

 
 

27 June 2016. 


