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Background
Randwick City Council is reviewing our local planning 
and development controls to update and bring them 
into line with state-wide planning strategies and 
templates.

The review will result in a new comprehensive Local 
Environment Plan (LEP) and Development Control 
Plan (DCP) for the City. This will make local controls 
consistent, simpler and easier to understand.

The LEP is a statutory document that regulates 
planning for land uses and development and includes 
controls such as building height and floor space limits. 
It is the primary planning document that planners use 
to assess development proposals against. The DCP 
provides more detailed design guidelines which help 
interpret the LEP and covers issues such as design 
excellence and environmental sustainability. 

Council has already publicly exhibited Discussion 
Papers on industrial uses, special uses, open spaces 
and the Randwick Health and Education Specialised 
Centre. The Discussion Papers for residential and the 
business zoned lands are now on exhibition.  

Scope of the Paper
The Business Centres Discussion Paper recognises 
the importance of business zoned land for providing 
a diverse range of retail and commercial uses and 
employment opportunities for Randwick City.

The Paper reviews zones, land use and planning 
controls taking into account current zones and NSW 
Government and Council strategies. The paper 
notes that Randwick City is on track to meet 20 year 
employment targets without major change to the 
City’s existing planning controls. 

As such, the scope of this Paper is primarily to transfer 
existing zones and controls for business centres into 
the State’s standard template format, with some 
minor amendments to better reflect and improve the 
use and development of business centres.

The Paper recommends current zoning provisions 
and development standards remain largely the same, 
while adopting the same planning language as in the 
standard template. 

The Paper suggests:

•	   direct translation of Council’s two business zones 
into the equivalent standard template zone  

•	   no change to floor space ratios or building 
envelope controls for existing centres

•	   no change to height limits for most existing 
centres

•	   a minor increase in height controls for some 
neighbourhood centres of 0.5m (from 9m to 
9.5m) to bring them into line with surrounding 
residential areas

•	   zoning of nine existing neighbourhood centres to 
reflect small businesses on residential zoned land 
that have evolved into centres

•	   minor amendments to the zone boundaries of 
some business centres to reflect current business 
uses

•	   Kensington centre should change from a 
neighbourhood centre zone to a local centre 
zone to reflect its expanding commercial role 

•	   options for Matraville centre to be zoned either a 
neighbourhood or local centre

Your feedback on the 
Business Centres Discussion 

Paper will help to inform 
the preparation of the 

comprehensive LEP and DCP 
and help shape the future of 

Randwick City.



3

Overview
Only 1.36 per cent of land within Randwick City is 
zoned for business purposes. Nevertheless, business 
centres are important for our local economy and 
servicing the community’s needs. Given the close 
proximity of Randwick City to Sydney’s CBD and 
other major retail centres such as Bondi Junction and 
Eastgardens, businesses within the City’s centres are 
generally limited to local retail and commerce such as 
supermarkets, banks and libraries located in shopping 
strips on key roads.

Randwick City’s shopping strips are integral to the 
character of our suburbs. In order to remain viable, 
planning for the future of our business centres should 
capitalise on their proximity to people, attractions and 
build on developing niches.

The City’s largest business centres are Maroubra 
Junction and Randwick Junction. The main village 
centres are located in Kensington, Kingsford and 
Coogee, with smaller centres at North Randwick, 
Clovelly, The Spot, Matraville, Maroubra Beach and 
Maroubra South. The City also has a number of 
small neighbourhood centres that service the basic 
shopping needs of surrounding residents.

Planning framework
The Paper outlines the State and local planning 
strategies that provide direction for preparing the 
Comprehensive LEP and DCP, as summarised below.

Metropolitan and draft East Sub-Regional 
Strategies

These State strategies require councils to plan for 
adequate supplies of employment land close to 
housing, transport and services. Randwick City is on 
track to meet an employment target of 5,900 new 
jobs over 25 years to 2031, with up to 1,900 new jobs 
in our business centres and the remainder within 
Port Botany and the Randwick Health and Education 
Specialised Centre precinct (UNSW and hospitals 
campuses).

Standard Instrument (Local Environment Plans) 
Order 2006

The Standard Instrument provides a template all 
councils must use when preparing comprehensive 
LEPs, to simplify and streamline the NSW planning 
system. The template includes standardised language, 
zones and land use clauses which will provide a 
consistent approach by local governments across the 
state.

Randwick City Plan

The Randwick City Plan sets out the strategic direction 
for Randwick to 2030. The plan acknowledges the 
need for local employment opportunities and 
economic growth into the future. It also supports the 
protection of the street-based retail character of our 
centres, the links between centres and mixed uses 
within centres. 

Randwick City’s slow but steady population growth, 
ageing population, decreasing household sizes, 
gentrification and declining housing affordability 
are key factors that influence planning for our city. 
Growth throughout Sydney will also bolster our 
business centres which often rely on regional visitors.



RANDWICK CITY COUNCIL4

Recommendations
The Paper notes that the current business zones and planning controls are generally suitable for meeting current 
and future demands, and thus the proposed Comprehensive LEP will largely be a direct transfer of the current 
zones and controls. The main issues and changes are outlined below.

Business zones

Council’s current two business zones correspond closely with the following proposed standard template zones:

Current 
Business Zones

Proposed
Business Zones

Zone 3A
General Business

Zone B2
Local Centre

Zone 3B
Local Business

Zone B1
Neighbourhood Centre

B2 Local Centre zone

The standard template B2 Local Centre zone corresponds well with Council’s current 3A General Business zone. 
Centres within these zones serve a wider catchment than the immediate neighbourhood and provide a broader 
range of business, retail, entertainment and community uses.

The Paper proposes that the height, floor space ratio and building envelope controls remain the same for these 
centres, while adopting the language of the standard template.

The B2 zone would apply to the following centres (see also Map 1):

B2 centres Planning controls

Randwick Junction No change 
Maroubra Junction No change

Coogee No change

Kingsford No change

Business Centres Discussion Paper Summary Document
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Map 1: Location of existing centres.
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B1 Neighbourhood Centre zone

The standard template B1 Neighbourhood Centre zone corresponds well with Council’s current 3B Local Business 
zone. These zones are intended for small clusters of convenience style shops that serve the day-to-day needs of 
the local community.

The Paper recommends that 21 of the current 23 centres zoned 3B Local Business be directly converted to the 
equivalent B1 Neighbourhood Centre zone, as listed below . The two remaining centres, Kensington and Matraville 
are discussed on the following page. The B1 zone would thus apply to the following centres (see also Map 1):

Maroubra Beach * Moverly/Malabar Road, South Coogee

The Spot Malabar Road, Maroubra (Lurline)

Frenchmans Road Maroubra South

Clovelly Botany Street, Kingsford

West Randwick Lexington Place, Maroubra

Malabar Shirley Crescent, Matraville

Duffy’s Corner Canara Avenue, Phillip Bay

Chifley Nix Avenue, Malabar

Little Bay Snape Street, Kingsford

La Perouse Maroubra Road West, Maroubra

South Coogee

*(note a planning/design review of this centre is currently underway and a design study on public exhibition may influence future 

planning controls for this centre) 

Existing centres – proposed to be recognised by rezoning to B1 Neighbourhood Business

Following a business land use audit, the paper suggests an additional nine centres are suitable for the new B1 
zoning. Each of these centres are currently used and well established for business or retail purposes yet are zoned 
residential. Rezoning of these sites to the Neighbourhood Centre zone would formally recognise and reinforce 
their current and future roles.  These proposed neighbourhood centres are listed as follows (see also Map 2 for 
location):

Clovelly Road, North Randwick Byron Street, Coogee

Arden Street, Clovelly Havelock Avenue, Coogee

Carrington Road, Coogee Barker Street, Kingsford

Alison Road, Coogee Flower Street, Maroubra

Bream Street, Coogee
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Kensington Centre – proposed B2 Zone

The Paper suggests that Kensington centre has 
surpassed its role in proving basic neighbourhood 
services and now provides retail and business 
opportunities for a wider population given its 
strategic location on a major public transport route. 
For this reason, Kensington centre is proposed to be 
zoned B2 Local Centre rather than directly transferred 
into the equivalent B1 Neighbourhood Centre zone.

Matraville Centre – optional B1 or B2 Zone 

Matraville centre currently falls between the standard 
template’s B1 Neighbourhood Centre and B2 Local 
Centre zones. It is evolving and may be regarded as 
either a large neighbourhood centre or a small local 
centre.

In anticipation of future growth and expanded 
services, there is an option to rezone Matraville centre 
to the B2 Local Centre zone or to directly transfer into 
the equivalent B1 Neighbourhood Centre zone. The 
paper suggests that either zone would be suitable 
and community feedback will be important for 
Council to further consider these options.

Implications

For both Kensington and Matraville centres, the B2 
zone would enable development proposals to be 
considered within the broader zone objectives and 
context of a local rather than neighbourhood centre. 
While the majority of permissible land uses between 
the B1 and B2 zones are the same, the B2 zone allows 
for more land uses and development, subject to 
development consent, given its stronger commercial 
base. 

Most notable of these uses are backpacker 
accommodation and sex service premises. It is noted 
that there are a number of accommodation options 
similar to backpackers accommodation, including 
motels and boarding houses, already permissible in 
both centres.

Sex service premises (ie brothels) are legally 
permissible businesses and Council is required by 
the NSW Government to provide permissible areas 
within Randwick City. There are already strict planning 
controls regulating the location and operation of sex 
services premises that would be taken into account 
should Council receive a development proposal.

The Paper also recommends including a new clause 
(Restriction on Consent for Particular Sex Service 
Premises), to ensure development for the purposes 
of sex services premises is appropriately separated 
from residential and sensitive areas, including schools, 
churches, community uses and public recreation 
areas.

The following uses would also be permitted, with 
consent, in the B2 zone but not in the B1 zone:  
amusement centres, educational establishments, 
exhibition homes, exhibition villages, helipads, 
hostels, recreation facilities (outdoor), residential care 
facilities, residential flat buildings, restricted premises,  
bed and breakfast accommodation, serviced 
apartments. 
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Map 2: Location of proposed B1 centres



9

Boundary adjustments

The Paper proposes a number of minor boundary adjustments to the edge of some centres for sites already used 
for business purposes.

Minor boundary adjustments are proposed for the following business centres:

Centre Proposed change

Kingsford Incorporates two rezoning requests at the southern end of the centre 
– total of 17 lots proposed to be rezoned to B2 Local Centre. One of 
these sites is Council owned (1-11 and 13-21 Rainbow Street). 

Correction of a site with split zoning – 30 Bruce St Kingsford will be 
rezoned from part residential/part business to all residential.

Maroubra Beach Zoning of two lots on McKeon St to B1 Neighbourhood Centre

Little Bay Zoning of three lots on Anzac Parade, opposite the Prince Henry site, 
to B1 Neighbourhood Centre

Frenchmans Road Zoning of six lots on St Marks Rd and Clovelly Rd to B1 Neighbourhood 
Centre – incorporates a rezoning request.

Moverly Road, South Coogee Zoning of one lot on Malabar Rd to B1 Neighbourhood Centre

Rezoning requests

Council has received a number of rezoning requests for land currently zoned business, or land adjoining business 
centres. NSW Government and Council policy discourages spot rezoning; however, all requests require assessment. 
In order for these applications to be considered, Council has requested these land owners provide written 
justification against Council’s assessment criteria noted in the Paper. 

These requests and others that may be received during this exhibition will be assessed for potential inclusion and 
further exhibition in the draft comprehensive LEP.

The Paper includes detailed data sheets of each location at Appendix 8.
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Development standards
Council currently prescribes a number of 
development standards for all business zones, such 
as maximum building heights. These standards 
are proposed to remain largely the same for most 
centres, with minor adjustments only for some 
neighbourhood centres. 

Height controls

No changes are proposed to the current height limits 
for most centres, including Randwick Junction/The 
Spot, Coogee, Kensington, Kingsford, Maroubra 
Junction and Matraville.

For those B1 Neighbourhood Centre zones with a 
height limit of 9m, an additional 0.5m is proposed 
to reflect the current height limit of surrounding 
residential areas.

Floor space controls - envelopes/floor space ratio 
(FSR) 

Controls on the bulk and scale of development in 
centres are measured by either a simple FSR measure 
(which controls the area of building relative to the 
area of a site) or by building envelopes for larger 
centres based on recent extensive design reviews.

No changes are proposed to the building envelopes 
currently used for Kensington, Maroubra Junction and 
Matraville centres. These details will continue to be 
included in the DCP.

Similarly, no changes are proposed for the FSR 
controls applicable to other existing centres.

For six of the nine areas to be introduced into the 
B1 neighbourhood centre zone, the most restrictive 
controls currently available for such centres are 
proposed, being an FSR of 1:1 and height limit of 9.5m. 

For the remaining three centres, a proposed FSR 
of 1.5:1 and a height limit of 12m corresponds with 
existing development and the surrounding area. 
These centres are Bream Street, Byron Street and 
Havelock Avenue, Coogee (see Map 2).

Additional LEP clauses

The Paper notes that existing LEP clauses for assessing 
commercial development should be retained and 
additional clauses included within the comprehensive 
LEP to strengthen the assessment criteria for new 
commercial development in relation to issues such as 
design excellence, upgrades of residential buildings 
and flooding. 

Comprehensive Development Control Plan (DCP)

The Paper suggests no change to the existing centre 
specific DCPs for the Kensington, Maroubra Junction, 
Matraville, Randwick Junction and Kingsford centres, 
which should be tranferred into the comprehensive 
DCP.

The DCP for the centre at Kemmis Street, Frenchmans 
Road and Clovelly Road, Randwick, and the DCP for 
The Spot should be repealed, as these are no longer 
consistent with current planning controls.

The Paper recommends that the comprehensive 
DCP introduce and strengthen guidelines for key 
issues that arise when assessing new development 
in centres, such as the public interface and domain, 
parking, building facades, external finishes and design 
elements and landscaping. 
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Have your say
The Residential and Business Centres Discussion 
Papers have been prepared for community feedback 
and are on public exhibition from 23 August 2011 to 
14 October 2011.

You can view all the details of the discussion papers 
and join in the conversation by visiting:

www.yoursayrandwick.com.au/businessandresidents

Information will also be available at Council’s 
Administration Centre, 30 Frances Street, Randwick, 
and online at www.randwick.nsw.gov.au.

Council will also be holding a number of drop in 
sessions to give you the chance to speak directly with 
staff:

•	 Saturday 10 September 11am-2pm

Prince Henry Centre, Cnr Pine Avenue and Coast 
Hospital Road, Little Bay

•	 Wednesday 14 September 11am-6pm

Council Administration Centre, 30 Frances Street, 
Randwick

•	 Thursday 22 September 4pm-7pm

Council Administration Centre, 30 Frances Street, 
Randwick

•	 Wednesday 5 October 4pm-7pm

Bowen Library, 669-673 Anzac Parade, Maroubra

We look forward to hearing from you.

Please send written submissions to: 

LEPreview@randwick.nsw.gov.au or to the Council 
address on this Summary Sheet.

Next steps
All feedback received will be carefully considered by 
Council staff to help develop a new comprehensive 
LEP and DCP for Randwick City.

The draft LEP and DCP will then be reported back to 
Council and publicly exhibited for further community 
feedback.



CONTACT US 

Randwick City Council 

30 Frances Street 

Randwick NSW 2031 

Monday to Friday | 8:30am - 5:00pm 

Tel: 1300 722 542

www.randwick.nsw.gov.au


