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PART 1 ABOUT THIS PLAN
1.1

WHAT IS THE NAME OF THIS PLAN?

This plan may be cited as the “Bonnyrigg Town Centre Development Control Plan 2004”.

1.2

WHAT IS THE PURPOSE OF THE PLAN?

This DCP has been prepared in accordance with Section 72 of the Environmental Planning and
Assessment Act, 1979. Its primary purpose is to guide development in the Bonnyrigg Town Centre.
The Bonnyrigg DCP has been developed from an investigation and understanding of 'culture of the place'
- the special characteristics of the people that live there - and emphasises that culture has an integral
and essential relationship with urban regeneration.
The Bonnyrigg DCP emphasises intervention in urban, architectural and landscape design integrated
through The Master Plan for the Bonnyrigg Town Centre, Guidelines for the Public Domain and
Guidelines for the Private Domain, so that status is given to the culture of Bonnyrigg as a way of
contributing to its place identity and vitality, economic development and quality of life.
The Bonnyrigg DCP aims to make a positive contribution to quality of life by assisting in the expression
and development of the culture of Bonnyrigg. Quality of life will be improved in Bonnyrigg through
compatible urban development, environmental sustainability, economic development, the provision of
open space and vital public spaces, urban art and cultural activities.
The general objectives of the DCP are to:








Provide a clear vision for the character of the future development of the Town Centre;
Provide a master plan as the basis for the preparation and assessment of development
applications in the Centre;
Implement the findings of studies relating to the Town Centre, particularly the outcomes of the
public consultations undertaken during the preparation of this Plan;
Identify development constraints and opportunities within the Centre to maximize or improve the
urban amenity of the Centre and the surrounding area;
Maximize the benefits of development while protecting and enhancing the natural features of the
area;
Set out the key principles to guide the design of the urban structure of the Town Centre;
Establish the development potential and ultimate population as the basis for provision of
community facilities to serve the needs of the new population.

The design objectives are to:







8

Create a town centre that encourages community interaction through the provision of
neighbourhood focal points with their own special character and identity;
Provide a movement network that establishes good internal and external access for residents,
visitors to the Centre and service providers while maximising safety, encouraging public transport
patronage and minimising the impact of through traffic;
Create a centre that meets the needs of the community with a wide choice of housing and
associated public and commercial uses;
Provide a public open space network, including appropriate land for recreation, that can meet the
diverse needs of today's residents and be capable of adaptation to the needs of future users;
Facilitate an ecologically sustainable approach to urban development by minimising fossil fuel use,
protecting environmental assets and providing for a more sustainable mix of public and private
residential development; and
Ensure that the design of the Town Centre takes into account environmental constraints including
soil erosion, flooding and bushfire risk.

Civitas Partnership
Guppy & Associates

1.3

WHERE DOES THE PLAN APPLY?

This Development Control Plan (DCP) applies to land under Fairfield Local Environmental Plan 1994 (as
amended) as indicated in Figure 1.
The Bonnyrigg Town Centre has an area of approximately 74.6 hectares. The Centre is bounded by
Smithfield Road, Edensor Park to the north west, Edensor Road to the north east, Elizabeth Drive to the
south west and medium density residential development owned by the Department of Housing to the
south east.

[Figure 1 – Bonnyrigg Town Centre Site]

1.4

WHAT IS THE RELATIONSHIP OF THIS PLAN WITH OTHER PLANS?

The DCP forms part of a set of planning controls. All land covered by this DCP is subject to the
provisions of:


Fairfield City Council’s Local Environmental Plan 1994. In particular, this DCP needs to be read
closely in conjunction with Cl.25(H) – Bonnyrigg Town Centre contained in Fairfield Local
Environmental Plan 1994 (as amended). Cl.25(H) of Fairfield LEP 94 has a number of
important provisions that need to be considered under a development application, including but
not limited to the following;
- LEP objectives which are linked to and support the objectives of this DCP
- Clause 25(H)(3) which identifies additional uses permitted in the Town Centre (i.e.
relating to mixed use development as detailed under Part 5 of this DCP)
2
- requires submission of a master plan on sites with an area greater than 2000m
Civitas Partnership
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If the provisions of this Plan are inconsistent with the provisions of any other DCP, the provisions of this
Plan shall prevail.



Councils Technical Reports and certain local approval policies.
Certain provisions contained within particular chapters/appendices if the Fairfield City-Wide
Development Control Plan 2006. Those chapters are:
-

Chapter 2 – Exempt and Complying Development
Chapter 3 – Environmental Site Analysis
Chapter 10 – Mischellaneous Development
Chapter 11 – Flood Risk Management
Chapter 12 – Car Parking, Vehicle and Access Management
Chapter 13 – Child Care Centres
Appendices B (Notifications Policy), C (Advice for Designing Advertising Signs) and D
(Tree Preservation Order”)

NOTE: If the provisions of this plan are inconsistent with the provisions of any other DCP, the provisions
of this plan shall prevail to extend of any inconsistency unless it is an aspect of Fairfield City-Wide
Development Control Plan 2006 as referenced above. In this circumstance, the provisions of the
Fairfield City-Wide DCP prevail above all else to the extent of the inconsistency”.

1.5

HOW DO YOU USE THIS PLAN?

The DCP deals with the general issues first, followed by the more specific issues.
The DCP contains a number of diagrams such as maps, cross-sections and building envelope diagrams.
These diagrams are an important part of the DCP and are intended to both clarify and support the DCP’s
written content.
Documents and reports that support the DCP include;




The Bonnyrigg Action Plan – Project Report
Bonnyrigg Town Centre Public Domain Manual (to be prepared)
Bonnyrigg Public Art Strategy (to be prepared)

The DCP contains the following parts:

Part 1 About This Plan
This section contains the legal basis of how the document was prepared, the plans, objectives, and how
it relates to Council’s other planning documents.

Part 2 Site Characteristics
This section contains a brief description of the Bonnyrigg Town Centre as it exists today.

Part 3. Master Plan of the Bonnyrigg Town Centre
This section applies to all locations in the DCP area. It comprises:
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A Vision Statement that identifies the key objectives for the Town Centre under the headings of
Community Well Being, Economic Development, Environments and Cultural Identity, and;
Guiding Principles for Urban Structure, Activities, Built Form, Open Space, Vehicle access and
movement, Parking and Pedestrian and bicycle circulation. For each of these areas there are
objectives and a strategy to support the objectives.
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Part 4 – Guidelines for the Public Domain
The Public Domain section of this DCP provides controls for the public domain and should be used in
conjunction with Bonnyrigg Town Centre Public Domain Manual

Part 5 – Guidelines for the Private Domain
The Private Domain Section provides controls and guidelines for the design of new development.
Development Controls:
This contains the detailed building form controls for Bonnyrigg. The controls include Building height,
Setbacks, Build to lines and Building articulation requirements. This section also contains controls for
access and parking. These apply to the entire Bonnyrigg Town Centre. In contrast to Part 3, they are
presented as controls rather than strategies and outcomes.
Each heading has a brief explanation which provides background information on what is covered by each
guideline and control; specific objectives outlining what each control is trying to achieve; and specific
standards which new development is to meet by using the development controls.
Design Guidelines:
This addresses the objectives and guidelines that apply to buildings generally. For each area there is a
definition, objectives and guidelines for developers. Council needs to see that all development has
achieved these objectives.

Part 6 – Preparing Development Proposals
This section outlines the Development Application process and what the requirements for a development
application are.

Part 7 – Glossary
This section gives a brief description of certain terms in the document.

1.6

WHAT DO THE TERMS IN THE PLAN MEAN?

This DCP contains terms which have the same meanings ascribed to them in the Environmental
Planning and Assessment Act 1979. Other terms are explained in the Glossary, which is contained in
Part 7 of this plan.

1.7

WHO IS THE CONSENT AUTHORITY?

Fairfield Council is the consent authority for all development within the Bonnyrigg Town Centre.

1.8

DATE OF APPROVAL

This Plan was adopted by Council on 24 February 2004 and came into effect on 28 May 2004

1.9

AMENDMENTS

Amendment No.
Amendment No. 1

Effective Date
3 November 2010
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PART 2 SITE CHARACTERISTICS
2.1

EXISTING CONTEXT

Bonnyrigg Town Centre has a 'place identity. - it is made up of physical and psychological attributes that
collectively contribute to the character of the place. It has an eclectic cultural landscape that is shaped
by the layering of physical and demographic change.
Bonnyrigg Town Centre is located within the New Residential Area Precinct of Fairfield and is on the
border of Bonnyrigg, Edensor Park and St Johns Park . The precinct includes ten residential suburbs
developed from the 1970's onwards in the former "greenbelt”. It experienced a very rapid increase in
population between 1986 and 1996 (72%) that slowed to 2.6% from 1996-2001. There is now limited
potential for new development to take place other than by redevelopment.
Bonnyrigg Town Centre provides an important focus for commercial, cultural and community activities.
The rise of a number of significant cultural organisations in the immediate vicinity of the town centre has
contributed to a distinctive cultural identity. This is supported by the retail amenity and the convenient
clustering of community and educational facilities in or near the town centre. Improved public spaces
including Bonnyrigg Park will expand the recreational role of the town centre in the future.
Connectivity
It is connected to the surrounding areas by Elizabeth Drive on its southwestern edge. This provides a key
arterial connection to Liverpool to the south and the new residential suburbs to the west. Cabramatta
Road connects Bonnyrigg to Cabramatta itself and the Hume Highway beyond. The town centre is five
minutes drive from the Cumberland Highway with connections to Parramatta and the northern beaches.
[Refer to Figures 1 & 2] The development of the Parramatta Liverpool Transitway has provided an
important public transport link to adjoining regional centres.
Retail
Bonnyrigg has a successful retail mix that includes Bonnyrigg Plaza along with a range of commercial
operations on Bonnyrigg Avenue, Smithfield Road and selected areas along Elizabeth Drive and the
corner of Smithfield Road. Bonnyrigg Plaza is a sub-regional or ‘community’ level centre providing
grocery and other retail for shoppers living within 5 km of the centre. Retails profiles show the importance
of the Plaza for large low-income households in the immediate area with stores such as Big W and
Woolworths important drawcards. In recent years retail in Bonnyrigg Plaza has become more diverse and
façade improvements have taken place. Other retail centres in the Bonnyrigg catchment include Valley
Plaza, Edensor Park Plaza, Stocklands at Wetherill Park and Cabramatta town centre. Residents also
travel to Parramatta and Liverpool for regional retail facilities such as Westfields.
Community Facilities
The Town Centre has a well-developed community focus with the location of a broad range of community
and youth support services and facilities. Facilities such as Bonnyrigg Neighbourhood Centre and
Bonnyrigg Youth Centre are staffed and provide a range of programs, support services and community
information functions as well as providing community meeting space [Figure 3]. Bonnyrigg Library also
has a strong information and community support focus as well as providing library services. The location
of services within the retail area allows easy access for residents as part of everyday functions of the
town centre. There is scope for upgrading and relocation of community facilities within the town centre as
the retail area develops.
Education
Bonnyrigg also functions as a centre for education. Bonnyrigg Public School is located to the immediate
east of the shopping centre on Tarlington Parade. Bonnyrigg High School is located near the intersection
of Cabramatta Road and Elizabeth Drive. Our Lady of Mount Carmel Primary School is located on the
corner of Humphries Road and Cabramatta Road and St Johns Park Primary School is on Edensor
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Road. Use of the town centre by young people and families after school is high and local schools play a
representative role in town centre planning and activities.
Religious and Cultural Organisations
Bonnyrigg is a vital place – it has a wealth of creativity and cultural expression. Religious centres in the
area host culturally related festivals and events. Classrooms and halls hold language classes, dance
classes, and social and religious
The impressive cluster of religious centres and temples in Bonnyrigg have given the area a metropolitan
profile and represent a developing cultural industry sector. These include the Phuoc Hue Temple, the
Phap Bao Pagoda, the Lao Wat, the Cambodian Temple, the Parkside Baptist Church, the Turkish
Mosque, the Chinese Presbyterian Church, Our Lady of Mount Carmel Catholic Church, the Vietnamese
Evangelical Church and St Johns Anglican Church. Worshippers come from all over Sydney to attend
religious functions at these venues and religious festivals and holy days attract large crowds. There is
also an increasing number of tourists interested the cultural experience provided by the larger religious
organisations. The design and dimensions of religious buildings in Bonnyrigg have resulted in a
distinctive look to the area.
Bonnyrigg also has some of Sydney’s most successful clubs including ‘Mounties’, St Johns Park Bowling
Club, the Ninevah Club, Jadran Hajduk Club and the Armenian Cultural Centre. Clubs are also a
regional attraction and make Bonnyrigg a significant destination within the Sydney metropolitan area as
well as having a strong architectural presence.
Recreation and Open Space
Although the Town Centre is well provided for in terms of active and passive open space public
environments in Bonnyrigg have been poorly designed and badly managed. At present open space in
the area includes sports fields, poorly used park land in adjacent Department of Housing areas, flood
ways and left over public space along the creek line. There has been some upgrading of youth space in
Bunker Parade Reserve including the development of a basketball court in conjunction with a
placemaking project. A new basketball court has also been built in Bonnyrigg Park near Elizabeth Drive
with a Skate Park also under construction.
Other open space and recreational facilities include:




To the north, St Johns Park, which contains facilities such as tennis courts, a bowling club and
bicycle tracks.
To the east, Tarlington Parade Reserve which contains sports fields with night lighting.
The Fairfield Indoor Sports Centre, located on the corner of Edensor and Smithfield Roads.

There is no outdoor gathering place in the shopping centre. At present community events are held in the
car park of the shopping centre.
There has been an emerging interest in local environment though the development of Bonnyrigg Park
and remediation work on Clear Paddock Creek at the northern boundary of the Town Centre. Bonnyrigg
Park will become the main focus for public open space in the area over the next few years.
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[Figure 2 – Bonnyrigg’s regional context]
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2.2

COMMUNITY PROFILE

Bonnyrigg had a population of 8,872 residents in 2001 with this a slight decline from 1996. It had a high
proportion of primary school aged children and youth compared to the local government area. It had a
significant proportion of residents who spoke Vietnamese and who spoke other Asian languages with an
above average proportion of residents with poor English language skills. Bonnyrigg also had a significant
proportion of Buddhists. One in four Bonnyrigg households was a one-parent family. More than one in
three dwellings was public housing. Individual and household incomes were low with the unemployment
rate higher for all age groups than the average for the local government area and Greater Western
Sydney.
In 2001, Edensor Park had a population of 9,338 residents. This was one of the largest population
increases of all suburbs in the local government area. A significant proportion of residents spoke other
European languages. A high proportion of households had two cars or three or more cars. Almost three
in four residents travelled to work by private transport. The median weekly rent and median monthly
mortgage repayments were high. The average and median annual household incomes were high.
Participation rates and the proportion of residents employed part-time were higher for all age groups
under 65 years. Edensor Park had a higher proportion of managers/administrators, professionals and
associate professionals than the local government area. It also had a high proportion of residents who
used a computer and the internet.
Growth
In 2001, Bonnyrigg had a population of 8,872 residents comprising 5% of the total population of the
Fairfield local government area. Between 1996 and 2001, the population declined by 60 residents.
Bonnyrigg had a higher proportion of youth aged 10-14 years (9.5%) and 15-19 year olds (9.9%) than the
averages for the local government area and Greater Western Sydney.
In 2001, Edensor Park had a population of 9,338 residents. This was an increase of 13% from 1996 and
one of the largest population increases of all suburbs in the local government area. It had a higher
proportion of children aged 5-11 years and youth aged 12-17 years and 18-25 years
Population Age Grouping
Bonnyrigg had a high proportion of children aged 5-11 years old (12.3%) and youth aged 12-17 years
(11.8%) and 18-25 years old (13.2%). The proportion of older residents aged 65 years and over was low
(6.1%) compared to the local government area (9.9%) and Greater Western Sydney (9.3%). Edensor
Park had a higher proportion of 5-9 year olds (8.5%), 10-14 year olds (9.6%), 15-19 year olds (9.3%), 3539 year olds (8.6%) and 40-44 year olds (9.7%).
Birthplace
Consistent with the local government area, one in two Bonnyrigg residents were born overseas in a non
English speaking country. Asian including Vietnam countries predominate with European and Middle
Eastern countries of origin also significant.
Edensor Park had a lower proportion of residents (46.8%) born overseas in a non English speaking
country than the local government area (49.6%). Although the majority of Edensor Park residents spoke
English (29.7%), a significant proportion spoke other European languages (18%) and other category
languages (17.5%). The majority of residents born overseas had good English language skills.
Households & Families
The predominant household type in Bonnyrigg is couples with children accounting for 53.1% of families.
This is significantly higher than the figure for Sydney as a whole. It should be noted however that one in
four Bonnyrigg households was a one-parent family (25.3%). Bonnyrigg had a low proportion of lone
person households (2.7%).
More than two in three households (64%) in Edensor Park were couple families with children.
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Transport
Bonnyrigg had an average of 1.6 vehicles per dwelling consistent with the local government area
average. Residents also primarily travelled to work by private transport (71.1%).
The average number of vehicles per dwelling was 2. Edensor Park had a higher proportion of
households with two cars (41.4%) and three or more cars (18.8%) than in the local government area.
Almost three in four residents (74.3%) travelled to work by private transport.

Housing
Although separate houses were the most dominant dwelling structure in Bonnyrigg, the proportion of
semis/townhouses/villas was higher (18.8%) than the average for the local government area (9.9%).
More than one in three dwellings (35.5%) in Bonnyrigg was public housing. Median weekly rents were
lower ($95) than the average for the local government area ($159). The majority of dwellings (85.8%) in
Edensor Park were separate houses. The median weekly rent ($206) and median monthly mortgage
repayments ($1200) were higher than the for the local government area.
Religion
Bonnyrigg had a significant proportion of Buddhists (32.8%), which is significantly higher than the
average for the local government area (21.2%) and Greater Western Sydney (4.6%). A large number of
religions are represented with Christians forming the single largest grouping. The majority of residents
(70.5%) in Edensor Park were Christian, with the next biggest grouping (17%) being Buddhist.

Income
Bonnyrigg residents had a low weekly individual income with 60.3% of residents earning $399 per week
or less. Almost one in four Bonnyrigg households (23.8%) had a weekly household income of $399 or
less. The average and median weekly household incomes were also low.
More than one in three Edensor Park residents aged 15 years and over (35.5%) had weekly incomes of
$500 or more. More than half of the households (56.8%) had incomes of $800 or more. The average and
median annual household incomes were higher for Edensor Park than for the local government area.

Employment
Participation rates for Bonnyrigg residents were lower in all age groups than for the local government
area particularly for females and older males aged 45 years and over. The proportion of Bonnyrigg
residents employed part-time was also lower than the average for the local government area and Greater
Western Sydney. Bonnyrigg had a higher unemployment rate for all age groups compared to the local
government area and Greater Western Sydney.
The occupations of Bonnyrigg residents were consistent with the local government area with key
occupations including production/transport workers (16.3%); clerical/sales/service workers (15.7%); and
tradespersons (14.5%).
Unemployment in the immediate vicinity of the shopping centre is high at 16.2% in 2001. Bonnyrigg Town
Centre provides local employment opportunities, however the opening of the Liverpool to Parramatta Bus
Transitway is providing access to the regional employment centres of Parramatta, Liverpool, Wetherill
Park and the Smithfield Industrial Estate
Participation rates were higher for all age groups in Edensor Park than the local government area. The
proportion of residents employed part-time was higher for all age groups under 65 years than for the local
government area. Unemployment rates were lower for all age groups than the local government area.
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Town Centre Workshop

Town Centre Workshop

Bonnyrigg High School Cultural Mapping

Bonnyrigg Park Workshop

Bonnyrigg Park Workshop

[Figure 3 – Bonnyrigg has a strong
community focus and provides a range of
community facilities and functions]
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2.3

URBAN STRUCTURE

The Town Centre’s urban structure pattern comprises a number of physically disconnected areas in
terms of land uses. Housing is located in Bonnyrigg Avenue and Tarlington Parade surrounding
Bonnyrigg Plaza. Cultural institutions are located along Smithfield Road and convenience retail is located
along Elizabeth Drive and Edensor Road. A pocket of service trade uses are located immediately north
of Bonnyrigg Plaza. The main school site, Bonnyrigg Primary School, is located in Tarlington Parade.
[Refer to Figure 4]
The urban structure of Bonnyrigg has a number of shortcomings that may be improved with good
planning and development. These shortcomings include;


The current arrangement of roads, which creates a series of larger inflexible blocks of dissimilar
size and scale to that of the adjoining neighbourhoods.
In contrast the surrounding
neighbourhoods are laid out in a more simple grid road system. These unusually large block sizes;
o
o
o

Separate the public housing area and the Town Centre from the adjoining residential
neighbourhoods.
Make the Town Centre difficult to access and circulate by car; and
Are difficult to subdivide in order to encourage and achieve a better mix of uses and
activities



The existing shopping centre is located on the edge of the housing estate and is separated from
the residential areas to the south and west by a large extensive open space.



There is indirect access to the Town Centre from Edensor Road and Elizabeth Drive, placing the
retail centre away from major arterial roads, too far to be visible or to offer a convenient retail
choice to passing traffic.



The residential areas present dormitory suburbs with a repetition of built form and a complex
labyrinth of open space linkages.



The retail areas operate as stand alone independent, unrelated activity centres.



The whole land use pattern appears to be inconsistent with the historical road network, although it
is apparent that the site originally had a clear street grid.



The bus transit way is located on the edge of the Town Centre separated by Bonnyrigg Avenue.
The bus transit way has the potential to separate the Town Centre from the park and limit vehicular
and pedestrian access from the surrounding areas to the west and the Town Centre.

The opportunity exists to create a mix of retail, entertainment, recreation and leisure uses around the bus
station. The co-location of retail, leisure and entertainment and some cultural and community services,
facilities and activities at the station will contribute to the vitality and vibrancy of the centre.
It is also important to improve pedestrian links between major activity areas such as the cultural facilities
and the shopping centre. If the connectivity is improved, an increase in the residential population within
walking distance to the Town Centre will assist in the creation of a vibrant centre
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2.4

BUILT FORM

The built form in the Bonnyrigg Town Centre is diverse, ranging from relatively bland retail strip shopping
buildings to repetitive housing forms associated with the Bonnyrigg Estate. This is interspersed with
extraordinary religious buildings and clubs.
The built forms in the Town Centre, such as Bonnyrigg Plaza, and retail facilities located along Edensor
Road and Cabramatta Road typically comprise of single storey structures set back from the street
surrounded by surface parking.
The Bonnyrigg housing estate is located to the east of Bonnyrigg plaza. Completed in 1980, the estate
comprises 483 detached houses, 380 single storey townhouses and 55 pensioner units.
Bonnyrigg Estate was partly developed on 'Radburn' design principles, which separated pedestrian and
vehicular traffic. While the pedestrian system in theory provides good accessibility to key destinations
such as schools, the shopping centre, parks and bus stops, they currently pose safety and security
problems, and their closure is recommended. Also the curvilinear road pattern presents a danger to
pedestrians due to the limited sight lines available.
The built form of the estate is divided into essentially two housing types. The eastern portion of the
estate, focussing upon Bunker Reserve appears as predominantly cottages. The remaining "gun barrel'
multi-unit housing has narrow frontages to Bunker Parade.
The western portion of the estate is dominated by multi-unit housing located at the vehicular access
points and internal collector roads. The areas of multi-unit housing are characterised by the lack of
definition between the private and public open space. The whole area has the appearance of being
poorly maintained.
The mix of cultures in Bonnyrigg along with the availability of large parcels of land has resulted in a
landscape of religious buildings and other cultural institutions. These building give the Town Centre
much of its visual character. Their architectural styles combine traditional design forms representative of
their culture with elements of suburban architecture to create a built form that is inventive and innovative.
The following photographs illustrate some of the existing buildings and ways in which buildings have
been embellished.
The opportunity exists to encourage the development of a built form that expresses the cultural diversity
of the community. In practise this could include significant scope for design and embellishment within the
parameters of the guidelines.

[Figure 5- Examples of culturally embellished buildings]
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[Figure 6 – Culturally significant buildings]
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2.5

OPEN SPACE

The Town Centre and the adjoining residential area include disconnected areas of public open space.
Parks such as the Town Centre Park, Tarlington Reserve and various parks in the housing estates to the
east are the major open spaces. [Refer to Figure 7]
The open space and recreational facilities within the Town Centre and its environs is owned by a number
of entities:
1.
2.
3.

Fairfield City Council owns and maintains Bunker Reserve, including the attached walkways;
The Jadran Hadjuk Club owns and maintains the soccer fields adjacent to the club located off
Edensor Road;
The Department of Housing owns the remainder of the open space with the maintenance shared
between the Council and the Department of Housing.

The total area of open space within the estate is identified in the following table:
PARK

AREA sqm

Fairfield City Council
Department of Housing open space in residential area

90 527
120 386

Currently there are approximately 3200 people residing in the Bonnyrigg Estate, meaning that there is an
abundance of open space. The issue therefore is not about the amount of space but about the quality of
the open space. The location of open space in relation to residential areas shows that most dwellings in
the study area are within 400 metres of an open space, which equals a five-minute walk. This means
that open space is easily accessible.
The character of parks and the quality of the facilities within them are generally inadequate. The majority
of parks are poorly used as they lack adequate sporting facilities or passive recreation facilities. Many of
the existing parks and reserves are disconnected from their surroundings and lack identifiable uses.
Active recreation facilities are located east of the Town Centre within Tarlington Reserve between
Tarlington Parade and Edensor Road. These sports fields are used for soccer and other organised
sports. The sporting fields do not have direct access to any public roads and users of these facilities are
currently parking in the adjoining roads and culs de sac and gaining access via the various pathways.
The lack of tree cover and therefore shade surrounding the playing field forces spectators to congregate
under the tree canopies located the adjoining properties.
A small playground is located east of the St Johns Soccer Club within Tarlington Reserve. The
playground has limited equipment and has not been designed for any particular age group. The
playground is only one of two facilities within the Town Centre and the estate.
Bunker Reserve is located to the east of the Town Centre. The reserve is mostly open grassland with
some remnant regrowth species. The major use of this reserve is to provide a pedestrian link from the
corner of Humphries and Edensor Roads to the major pedestrian route across the estate to the Town
Centre. The reserve is surrounded by the rear yards of the DOH dwellings, and contains the second
playground facility near the Town Centre.
In addition, a significant amount of the open space is set aside for purposes other than community uses,
including road reserves, drainage corridors and remnant land holdings.
Bonnyrigg Water Themed Reserve is also located east of the Town Centre between Cabramatta Road
and Tarlington Reserve. The reserve’s main function is to collect the overland flow and channel it into
the piped drainage system under Tarlington Parade.
Clear Paddock Creek is located to the west of the Town Centre between Smithfield Road, Edensor Road,
Bonnyrigg Avenue and Elizabeth Drive. This area is set aside for drainage works and open space and
includes the north / south alignment of the Bus Transitway and space left over from the proposed
Prospect Arterial road.
Civitas Partnership
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The opportunity exists to not only reduce the extent of the open space but to improve the usefulness of
areas that are retained. In particular with regard to the Town Centre the following opportunities exist:
Clear Paddock Creek and associated open spaces present a unique opportunity to create a park
that would become the focus for the Town Centre
Tarlington Reserve to the east offers the opportunity to become the active recreational area for the
Town Centre and the remainder of the estate.




[Figure 7 – Open space]
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2.6

LANDSCAPE CHARACTER

The site has an undulating character, typical of the Cumberland Basin, with two low but significant ridges
running through the site and draining into two local creeks in shallow valleys to the east (Green Valley
Creek) and west (Clear Paddock Creek). A third wide shallow valley drains the centre of the site with runoff of a generalised nature. The ridge tops and valley floors tend to be quite flat, emphasising the rolling
landscape character. Generally the slopes range from 1 : 15 to 1 : 40 and there are no areas of steep
slopes or rock outcroppings.
The high point on the eastern ridge is a vantage point which allows panoramic views along Green Valley
Creek and into the central valley of the site. The western ridge also overlooks the central valley and
allows excellent views of the sandstone ridge to the northwest, known as Cecil Hills. Bonnyrigg Town
Centre lies on the ridge between Clear Paddock Creek and Green Valley Creek. Consequently the Town
Centre looks over Clear Paddock Creek. Land along Clear Paddock Creek is also subject to flooding.
This will restrict future development within the Town Centre.
Current tree cover on the site is sporadic regrowth or original vegetation, The following are common
native species to be found within the Town Centre:





Forest Red Gum - Eucalyptus Teriticornis
Grey Box - Eucalyptus Mollucanna
Grey Iron Box - Eucalyptus Fibrosa
Paperbark - Melaleuca Stypheliodes
She Oak -Casuarina Glauca

During the construction of the Centre and surrounding areas large regrowth stands were removed except
for small pockets, which have survived. These include:







The largest single example of a remnant species found on Bradfield Crescent where a Forest Red
Gum stands alone within a group of attached dwellings.
Within Bunker Reserve
Within Bonnyrigg Public School
North of Elizabeth Drive, west of the Westbus depot and Bunnings on the eastern side of Clear
Paddock Creek.
East side of Clear Paddock Creek north of the bus Transitway station and east and west of the
Transitway.
South of Edensor Road, east of the bus Transitway, north of the Ninevah Soccer club field and
east of the Assyrian Club.

Street tree planting and landscape treatment of the roads are inconsistent and sporadic and do not
contribute to the creation of a consistent streetscape character for the estate.
A balance will need to be struck between the more urban environment in the immediate bus station
precincts and the retention of the existing landscape setting. More intensive development near the
station should be at the expense of surface parking and wide, poorly landscaped setbacks and not the
areas of remnant vegetation outlined above which should be retained.
The opportunity exists to improve the landscape design of the streets and public open spaces of the
Town Centre to make it more consistent, and enhance the character of the area.
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[Figure 8 – Landscape character]
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2.7

VEHICULAR ACCESS AND MOVEMENT

In terms of vehicular access the Town Centre can be divided into five distinct precincts.






Bunker Parade serves the first precinct to the east.
Tarlington Parade serves the second precinct.
Monash Place serves the third precinct to the south.
The fourth precinct is the area served by Bonnyrigg Avenue.
The fifth precinct is those sites served by Smithfield Road.

Movement from one precinct to another can only occur through the major roads that surround the Town
Centre, such as Edensor Road and Elizabeth Drive. There are no roads that directly connect one
precinct to another, which has left the precincts isolated in terms of vehicular access.
Opportunities exist to integrate the precincts with each other and the Town Centre. These additional
connections would provide better vehicular access from the precincts to the shopping centre and other
facilities associated with it and safer alternative exit routes.
Vehicle access to the Town Centre is currently available only from Elizabeth Drive to the south and from
Edensor Road to the north via Bonnyrigg Avenue. The road system separates the shopping centre and
the public housing area from the grid layout of the surrounding neighbourhoods. The opportunity exists to
create new links to Smithfield Road to the west and to the residential area to the east. This will improve
the visibility and accessibility of the Town Centre.
The road system includes wide bitumen roads, grassed verges, and narrow concrete ways. Most of the
link roads within the estate have been built using rolled kerbs facilitating the parking of vehicles on areas
reserved for pedestrian pathways. This has resulted in the increased degradation of these pathways
Parking in the Town Centre is limited to on-site surface parking placed around the development it serves,
for example, Bonnyrigg Plaza and Bunnings Warehouse. On-street parking is not formalised and is
under-utilised. An opportunity exists to provide public car parking, both off-street and on-street, to cater
for the growth of the Town Centre, as well as for the cultural and community facilities that bring large
numbers of visitors to the area.
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[Figure 9 – Vehicular access and movement]
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2.8

PUBLIC TRANSPORT

The estate is well served by six bus services, mainly due to the presence of Bonnyrigg District shopping
centre, which is a major destination from the surrounding suburbs. Bus routes run along the peripheries
of the estate and through Tarlington and Bunkers Parades.
Bus Services in Bonnyrigg are as follows:
Route
Number
826

From

To

Via

Fairfield

Cabramatta

827

Fairfield

Cabramatta

Canley Vale
Edensor Park
Stockland Mall
Edensor Park
Bossley Park
Stockland Mall

831
835
836

Cabramatta
Penrith
Liverpool

Bonnyrigg Plaza
Liverpool
Badgerys Creek

837

Liverpool

Cecil Hills

Badgerys Creek
Kemps Creek
Badgerys Creek

Improvements to bus services have commenced, in particular the construction of the Transitway (T-way),
connecting major centres in the south-west region to Parramatta. The T-way is a bus-only road, allowing
high-speed connections to Liverpool and Parramatta CBDs. As part of this development major bus
interchanges have been constructed at Bonnyrigg and the Stockland Mall centre at Prairiewood. A
commuter car park is to be located at St Johns station. The T-way commenced operation in 2003.
The T-Way serves some of the newer residential areas in Fairfield LGA and provides much needed
connections to the Smithfield/Wetherill Park major employment areas. The T-Way will link residents with :







Eight shopping centres including Bonnyrigg Plaza, Stockland Mall, Prairiewood and Merrylands
West;
Two hospitals at Fairfield and Liverpool and will improve access to Westmead and the Children's
Hospital;
Three TAFEs at Miller, Liverpool and Wetherill Park;
Twenty schools;
Twenty five sporting facilities; and
Industrial estates at Smithfield, Wetherill Park and Hoxton Park.

The introduction of the T-Way with an affordable fare structure could provide considerable benefit for the
residents of Bonnyrigg suburb since at the time of the 2001 Census:




12% of households had no vehicles and 39% have only 1 vehicle;
1,927 people (69% of the suburb's population) travelled to work by car, either as a driver or a
passenger, 2% used a bus and 4% used a train; and
Currently there is a mismatch between housing and labour market provision that heightens both
frictional unemployment and localised socio-economic stress in Bonnyrigg. The new public
transport connection between the suburbs, (which contains high levels of unemployment) and the
Smithfield/Wetherill Park employment area to the north should assist in easing this problem.

The opportunity exists to link the bus station to the existing shopping centre by



Narrowing Bonnyrigg Avenue and
Encouraging the expansion of the existing shopping centre to the west and along Bonnyrigg
Avenue
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[Figure 10 – The Parramatta to Liverpool Rapid Bus Transitway]

30

Civitas Partnership
Guppy & Associates

2.9

PEDESTRIAN AND BICYCLE ACCESS AND MOVEMENT

Bonnyrigg estate was developed partly based on Radburn design principles which separated pedestrian
traffic and vehicular traffic. Therefore, even though there is no through vehicular connection between the
different precincts in the estate, there is a strong connecting pedestrian network that serves the estate.
This extensive pedestrian network connects the residential areas to key destinations such as schools,
the shopping centre. parks and bus stops. These include footpaths along roads and streets, walkways
between dwellings, pathways along and through parks that provide direct access to the front of houses.
Pathways are either paved in concrete (formal paths) or are dirt (informal paths).
Whilst the footpath network provides pedestrians with ease of access around the estate, they are
considered to be a major problem for residents in terms of personal safety and security and protection of
private property. They are poorly lit and insufficiently monitored, especially during the night. They
become a dangerous risk to any pedestrians travelling along them and also to residents adjoining them.
This is evident from the attempts of residents to barricade their dwellings from people using the
pathways. In addition, from observations, it appears that the pathways are the major drug trafficking
routes throughout the estate and in some instances are used as shooting galleries by intravenous drug
users.
The pathways which traverse the multi-unit housing areas pose most of the problems due to their close
proximity to the dwellings and their length. Alternative safe and highly visible street footpath systems are
required to provide access to key destinations within the estate.
The opportunity exists to create a pathway and walk way system along existing and proposed streets
linking the surrounding residential areas to:




The Town Centre
The existing cultural facilities and
The new Town Centre Park

Civitas Partnership
Guppy & Associates

31

Bonnyrigg Town Centre DCP

[Figure 11- Pedestrian and bicycle movement]
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2.10

LAND OWNERSHIP

Fairfield City Council and the Department of Housing and a few key landowners own the majority of the
land within the Town Centre. Specifically the Department of Housing owns all residential land and open
space within the public housing area bounded by Edensor, Humphries and Cabramatta Roads, whilst
Fairfield Council own most of the large parcels of land along Clear Paddock Creek.

[Figure 12 – Land ownership]
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PART 3 MASTER PLAN OF THE BONNYRIGG TOWN
CENTRE
3.1.

THE VISION FOR BONNYRIGG

Fairfield City Council and the community of Bonnyrigg are committed to a town centre that promotes
community well being in a context of sustainable growth. Development is well designed and responds to
the local environment. The public domain is a safe, accessible forum for community recreation and
celebration. The cultural identity of Bonnyrigg is a defining factor in planning for the area.

3.1.1 Community well-being
Community wellbeing refers to how well the community is able to meet the social, cultural and physical
needs of its members. At the most basic level this means people are able to live safe healthy lives. It
means people of all cultures are valued and respected. It means everyday life in this particular place is a
good experience. It also means that the community has the will to face difficulties and work on solutions.
In practice the following things need to happen:






Allowing a more sustainable mix of public and private residential development
Improving the profile and delivery of community and health service provision
Increasing community skills and capacity especially among the following groups: youth, single
parents, low income families and unemployed residents
Improving safety and crime reduction in Bonnyrigg
Strengthening the links between commercial, religious and sporting service providers and
community development outcomes

3.1.2 Economic development
Local economic development refers to the way factors such as retail, local employment, small business
and regional economic factors are able to support the needs of the community. A strong local economy
will mean that people are able to shop, work and relax near to home while being able to easily access the
benefits of regional centres such as Liverpool and Parramatta. Issues such as unemployment are taken
seriously and local initiatives are seen as a valuable part of the global economy.
In practice this means:









Reinforcing the links between economic vitality and community well being
Strengthening the identity of the Town Centre as a retail and cultural centre
Retaining the existing aspects of the Town Centre that are contributing to a successful retail
environment
Supporting Bonnyrigg as a local centre in relation to surrounding regional centres such as
Parramatta and Liverpool as well as other sub-regional and local centres such as Fairfield,
Cabramatta and Wetherill Park
Connecting the Liverpool to Parramatta Transitway with retailing and commercial development
Connecting Smithfield Road and Bonnyrigg Plaza
Upgrading Bonnyrigg Plaza
Developing cultural industries
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3.1.3 Environments
The local environment provides the context in which the public life of the community is enacted. In
Bonnyrigg streets, parks, car parks, bus stops, creek-lines, and many smaller places and spaces are
used by the community for play, meeting, resting, gathering as well as moving from place to place. Safe,
well designed public space makes it easy to be part of the social and cultural life of the community.
In practice this means:










Recognising the community need for well designed spaces that allow a wide range of recreational
activity
Linking open space to the shopping centre and community facilities
Developing social space for families to socialise
Responding to the lack of cultural and social space for young people
Linking the spiritual qualities of place to the remediation of the natural environment
Responding to the agricultural heritage of the area through design and development of community
gardens
Developing a holistic approach to environmental management
Encouraging a more consistent urban form
Planning safe, easy to use pedestrian environments

3.1.4 Cultural identity
Cultural identity refers to the way the Town Centre is seen by both locals and outsiders. A positive
identity indicates a place that is good for business as well as being good to live in. By contrast, a poor
cultural identity is depressing for residents and off-putting for investors. Developing ways in which the
Bonnyrigg Town Centre can improve its image is an important part of building confidence in the area.
In practice this means:








Creating strong gateways to the Town Centre
Using Transitway infrastructure to strengthen local identity
Strengthening promotion and marketing opportunities
Redesigning pedestrian entry points to be safe and attractive
Expanding commercial cultural resources such as outdoor eating areas
Supporting cultural events through venue design, sponsorship and other mechanisms
Developing youth programming opportunities

Fairfield City Council expects future development to promote the achievement of outcomes identified in
the Bonnyrigg Action Plan. The following section explains in detail how this might be achieved through
the design and development process.
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3.2 THE GENERAL URBAN DESIGN STRATEGIES FOR THE BONNYRIGG TOWN
CENTRE
3.2.1 Urban structure
The Urban structure seeks to develop a compact, functional, accessible, and attractive Town Centre with
a sustainable relationship to its immediate environment.
Objectives




To create an urban structure of a scale and appearance that responds to surrounding residential
areas;
To integrate the existing public housing estate with the surrounding residential areas, and;
To clearly mark the entrances to the Town Centre.

Strategies







Reduce the existing large block structure into smaller blocks through the creation of new roads,
which link to the surrounding area in order to make the Town Centre more accessible.
Maintain and enhance the existing open space along Clear Paddocks Creek, making it the focus of
the Town Centre.
Connect Bonnyrigg Plaza, the Rapid Bus Transitway station, and the Town Centre Park with a
pedestrian link and a civic space, reinforcing the Town Centre’s civic importance.
Develop gateways to the Town Centre at the intersections of Bonnyrigg Avenue with Elizabeth
Drive and Edensor Road, as well as the intersection of the new link road with Smithfield Road.
Encourage a mix of commercial and residential development within the existing built up areas to
ensure the viability of the Town Centre.
the final layout and configuration of the road network on housing estate land owned by the Dept. of
Housing in the Town Centre may vary to that shown in Figure 14, based on detailed investigations
to be carried out under a master plan process for the DOH land.

[Figure 13 – Artist’s impression of the new Town Centre and Town Centre Park]
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[Figure 14 – Urban structure]
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3.2.2 Activities and uses
Bonnyrigg Town Centre offers the challenge to create new suburban living environments on compact city
principles, which involves mixed use development and higher density residential developments.
By developing a strong mixed use centre, containing retail, residential and service uses, a more
sustainable Town Centre can be achieved, both in terms of environmental sustainability, as well as
economic sustainability.
The mix of commercial and residential development centred in the Town Centre will potentially reduce
the use of vehicles, due to the location of the bus Transitway station. Locating employment opportunities
close to where people live also aids the reduction in the use of private vehicles. Economic sustainability
can be achieved by providing efficient use of resources and infrastructure to a mix of uses.
Objectives








To encourage mixed use developments within the Town Centre;
To integrate the Transitway station with retail and commercial development;
To make Bonnyrigg ‘the centre’ for retailing, commercial, community, cultural, and entertainment
uses
To develop social uses and spaces for the local community;
To reinforce the vehicular, pedestrian and visual links between shopping and community facilities;
To create a safe and enjoyable environment, and;
To link the spiritual qualities of the place to the remediation of the natural environment.

Strategies












Support Liverpool and Parramatta as the higher order retail, business and commercial service
centres by reinforcing the district retailing role of the centre.
Provide for the consolidation and development of Bonnyrigg as a centre for local retailing,
commercial, community, cultural, and entertainment uses and even small scale commercial uses.
Allow for both vertical as well as horizontal mixed use developments.
Vertical mixed use developments {see Cl.25(H)(3) of Fairfield LEP 1994 – as amended for
permitted uses under mixed use development) include buildings designed with retail and/or
commercial frontage at street level and commercial office and / or residential uses on the upper
floors*.
st
Residential developments incorporate flexible ground and 1 floors to allow for future change of
uses to commercial.
Provide a range of medium density housing and various housing types, which form an integral part
of the Centre*.
Provide vehicular and pedestrian links from Smithfield Road to the Town Centre.
Reorientate Bonnyrigg Plaza’s configuration to provide more indoor-outdoor cafes and shops.
Reinforce the social links to community facilities such as clubs and religious institutions to form a
focus for design development of environmental arts projects and recreational/cultural programs.
Capitalise on the very successful and religious organisations, which bring large numbers of people
into the area for religious and cultural events.

*Note: detailed guidelines in relation to appropriate location for mixed use development, form, layout and
configuration of buildings are set out under Part 5.1.4 of this DCP.
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[Figure 15- Activities and uses]
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3.2.3 Open space
Clear Paddock Creek and Tarlington reserve provides a unique opportunity to provide public open space
and parkland within and adjacent to the Town Centre. These spaces provide a number of recreational
activities and will include facilities and opportunities for local and regional community

Objectives







To create an open space system which caters for and supports the Town Centre.
To create a landscape imbued with meaning to the local community;
To enhance the use and enjoyment of open space through landscape design;
To enhance the character and image of the Bonnyrigg Town Centre;
To restore the natural setting, enhancing sustainability/biodiversity of Clear Paddock Creek, and;
To minimise adverse impacts created by urban waste, especially stormwater.

Strategies













Maintain and improve the drainage function of Clear Paddock Creek.
Enhance and create a culturally significant natural setting of Clear Paddock Creek by integrating
the open spaces with the Town Centre.
Provide places and spaces designed for a range of activities, such as recreational and cultural
events in the Town Centre Park
Develop an integrated planning, development and management strategy for the Clear Paddock
Creek corridor.
Protect and improve existing natural/man made features.
Create a system of connected accessible, safe open spaces linked to the Clear Paddock Creek
corridor and surrounding residential areas.
Use street tree planting to reinforce streets as a link between open spaces to form a connected
system, as well as to provide a coordinated landscape setting for the Town Centre.
Reinforce Bonnyrigg Avenue as the main street, through built form and formalised street tree
planting, to encourage an active street life.
Select tree species themes for individual streets to enhance the cultural significance of the Centre.
The public spaces within the Centre shall have a consistent landscape treatment. This should
relate to the cultural diversity of Bonnyrigg, and contribute to the amenity of the Centre and the
adjacent natural areas.
Develop gateway projects at both ends of Bonnyrigg Avenue.
the final layout and configuration of the open space owned by the Dept. of Housing in the Town
Centre may vary to that shown in Figure 16, based on detailed investigations to be carried out
under a master plan process for the DOH land.
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[Figure 16 – Open space system]
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3.2.4 Built form
The form, appearance, size and placement of buildings, establish the character of the urban
environment.
Since buildings are experienced by the majority of people from the outside at street level, they have an
important role to play in defining public spaces such as streets and the perception and feeling of a place.
The preferred built form for Bonnyrigg Town Centre is a perimeter block development where buildings are
orientated to the street and enclose a semi private space within the interior of the block. The impervious
areas should not exceed 60% coverage of the site.
Building footprints should allow the building to exhibit a strong relationship to the street they address, in
terms of height, length and setbacks, in order to maximise solar access and to facilitate the development
of active outdoor spaces.
The built form should also respond to the diversity of the community and allow the individual expression
of its users. This reinforces the character of an area, and ensures its viability and patronage.
Objectives



To promote infill development, and
To emphasise the special qualities of the local cultural environments through the built form and
landscape design.

Strategies






Reinforce Bonnyrigg Avenue as the main street by providing an active retail edge, allowing direct
access to shops, outdoor dining, and discrete vehicle entries.
Create a strong built edge to the existing and proposed streets to reinforce the public domain in
terms of definition, amenity and safety.
Increase building heights within the Town Centre core to six storeys, allowing heights to gradually
fall to meet the surrounding residential context.
Provide a varied built edge, which responds to the Town Centre Park, reinforcing its importance to
the community and improving its surveillance.
Retain the importance of the area by ensuring the built form to respond to the existing culturally
significant buildings.
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[Figure 17- Built form]
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3.2.5 Vehicular access and movement
Accessibility and circulation, both private and public, are central to the efficient functioning of a Town
Centre environment.
The opportunity exists to increase the accessibility of the Town Centre through the introduction of new
roads, in order to improve the connections to the surrounding areas.
Public transport is now an important service in Bonnyrigg. Long distance bus route services operate on
the bus Transitway and cross-regional services operate in Bonnyrigg Avenue and other streets. The
integration of these networks with the vehicle movements within the Town Centre will also aid in
improving access to the Town Centre
Objectives







To retain and enhance the current level of car access to the Centre;
To improve and increase the vehicular and pedestrian links from the Town Centre across the park
from Smithfield Road to Bonnyrigg Avenue and to the surrounding neighbourhoods;
To increase the viability of local shops and businesses by increasing vehicular access and parking
as well as pedestrian and bicycle links;
To improve access from the Bonnyrigg Housing Estate;
To promote Bonnyrigg Avenue as the main street of the Bonnyrigg Town Centre, and;
To provide and promote public transport that is accessible to all and located close to destinations
such as retail offices and community facilities within the Centre.

Strategy









Reinforce the hierarchy of streets to give the Town Centre legibility.
Pedestrian access and movement is given priority on Bonnyrigg Avenue through traffic
improvements, to facilitate street crossings for all users and to also reduce traffic speeds.
Provide efficient planning and management of private and public transport.
Provide direct access into the Town Centre through the creation of new roads whilst protecting
adjacent residential areas from excessive through traffic.
Provide an interchange where the local bus network, and private transport can feed into the Rapid
Bus Transitway system.
Facilitate access by car for customers, while at the same time increasing public transport use.
Introduce a laneway system, which supports the street network, to facilitate the servicing of
buildings without disrupting pedestrian and vehicle movements.
the final layout and configuration of the road network on housing estate land owned by the Dept. of
Housing in the Town Centre may vary to that shown in Figure 18, based on detailed investigations
to be carried out under a master plan process for the DOH land.
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[Figure 18- Vehicular access and movement]
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3.2.6 Parking and servicing
The location, quantity and form of parking areas are a critical component of achieving accessibility to,
and within, Town Centres. Parking is often seen as a basis for economic strength. On-street parking
provides high levels of access to activities and makes a buffer between passing vehicles and pedestrians
on the footpath.
The Bonnyrigg Town Centre will provide visitors and users parking conveniently located close to
community and retail activities. Parking and servicing areas will also be located to the rear of the
buildings to ensure that the streetscape is not disrupted.
Objectives






To provide sufficient parking to encourage customers to use the Centre;
To ensure all parking (other than minimal essential operational parking) is accessible by the public;
To ensure effective management of parking supply;
To locate parking close to destinations and provide safe, direct access for customers, and;
To provide sufficient servicing access to ensure the viability of the Town Centre whilst not
detracting from the public domain.

Strategies










Significantly increase parking in terms of car parks and on-street parking, to cater for the growth of
the Centre as well as the number of cultural events that occur.
Minimise the amount of space and costs associated with parking provision.
Increase activity on the street by formalising on-street parking.
Car parking should be rationalised and consolidated by allowing flexibility to convert commuterparking areas to short-stay operations during times of peak trading demand.
Customer parking is located in surface car parking areas planned to achieve the least possible
distance to destinations, and has easy and safely traversed pedestrian paths.
The provision of residential parking shall be met within residential blocks.
Introduce a laneway system, which supports the street network, to facilitate the servicing of
buildings without disrupting pedestrian and vehicle movements.
Consolidate car access, servicing and waste disposal to minimise pedestrian conflict, and
disruptions to the streetscape.
the final layout and configuration of the road network on housing estate land owned by the Dept. of
Housing in the Town Centre may vary to that shown in Figure 19, based on detailed investigations
to be carried out under a master plan process for the DOH land.
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CAR PARKS

[Figure 19- Parking and servicing]
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3.2.7 Pedestrian and cycleway circulation
The pattern, efficiency and quality of pedestrian and cycle circulation are critical to the success of vital
Town Centres.
The pedestrian and cycleways will link all the major activity areas of the Centre, as well as provide high
quality, safe and pleasant walking and cycling environments for the users of the Town Centre.
Objectives





To develop a pedestrian strategy that links all residential areas within the Town Centre, the bus
interchange, and Town Centre Park;
To provide a clear system of pedestrian and cycleway circulation within the Centre, linking to the
open space system and other adjacent areas;
To create smaller well-designed pedestrian entry points to the Town Centre that reflect a sense of
arrival and anticipation, and;
To promote Bonnyrigg Avenue as the main street of the Bonnyrigg Town Centre.

Strategies







Reinforce Bonnyrigg Avenue as the main street of the Town Centre through the built form and the
footpath treatment.
Pedestrian access and movement is given priority on Bonnyrigg Avenue through traffic
improvements, to facilitate crossings for all users and to also reduce traffic speeds.
Reinforce the pattern, efficiency and legibility of pedestrian circulation to ensure the success of the
centre.
The character of the footpath responds to the built form immediately adjacent to it.
Access ways within the Centre link with existing routes that provide easy access to open space,
recreational, cultural and all other adjacent areas.
the final layout and configuration of the road network on housing estate land owned by the Dept. of
Housing in the Town Centre may vary to that shown in Figure 20, based on detailed investigations
to be carried out under a master plan process for the DOH land.
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[Figure 20 – Pedestrian and cycleway circulation]
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PART 4. GUIDELINES FOR THE PUBLIC DOMAIN
The public domain is the part of the Town Centre which is not privately owned and which is accessible to
the public.
The public domain improvements consider the design of public streets, parks and spaces in the Town
Centre.
Paving, street furniture, street trees and gardens are the urban elements that make up the streets, parks
and squares. When a coordinated palette of materials is used it can enhance the character and image of
the location.
There is also a reciprocal arrangement between building form and urban elements: on the one hand, the
appropriateness of urban elements and the quality of the public space must at least match the
surrounding buildings; and, on the other hand, buildings should be able to take their inspiration from the
arrangements of urban elements in the area.
The urban environment plays a major role supporting vitality. Streets, parks, car parks, cafes and the
creek line are places where people meet, play, gather, rest, engage in dialogue, celebrate and share
social and cultural values. It provides places for recreation, leisure and entertainment, providing a
common ground that supports public life, livability and quality of life in Bonnyrigg. Environments that
promote vitality are essential to citizenship, democracy, tolerance of diversity, the creation of sustainable,
coherent and inclusive social relationships and inward investment.

4.1

ACCESS

Accessibility and circulation are central to the efficient functioning of a Town Centre. Permeability is the
term for the degree of movement choices. If a high degree of permeability exists, then a place is
considered to be accessible.
Access, parking and servicing considerations are important for the quality of the public domain and
pedestrian accessibility. The appearance and location of car parking areas have substantial impacts in
terms of how the urban environment is experienced and on its perceived level of comfort.

4.1.1 Street network
Vehicular routes should provide convenient access through the Town Centre.
Objectives


To provide access routes which are designed with consideration of road hierarchy, pedestrian
activity patterns and safety.

Performance Criteria





Blocks should not be of an excessive size. [Refer to Section 3.2.1 – Urban Structure]
Traffic signals and turns should permit continuous network connections.
Further north-south links should be added to the street system, on the eastern side of Smithfield
Road and the Bonnyrigg Town Centre’s roads.
New links are intended to be two-way streets, which provide a local circulation and access function
to the Town Centre. [Refer to Figure 21]

Controls
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Locate new roads generally as illustrated in Figure 21.
(Note: the final layout and configuration of the road network on housing estate land owned by the
Dept. of Housing in the Town Centre may vary to that shown in Figure 21, based on detailed
investigations to be carried out under a master plan process for the DOH land)
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[Figure 21 – Street network]
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4.1.2 Parking
On street parking should be provided throughout the Town Centre to add to the life of the streets
Parking controls should reflect the requirements of the uses and activities fronting the streets, and should
change as the uses change.
Objectives




To provide short-term vehicular parking along all streets;
To provide parking (other than minimal essential operational parking) in publicly accessed car
parks, and;
To locate parking close to destinations and provide safe, direct access for customers.

Performance Criteria




Rear lanes should be the main point of vehicle access for parking and servicing wherever they
currently exist or are able to be provided.
Parking areas should be located at the rear of buildings, on rooftops or below ground, wherever
possible, to minimise their impact on the streetscape or on pedestrian amenity.
Shared driveways between adjacent properties should be encouraged wherever possible.

Controls






Provide new public parking in areas illustrated on the Figure 22.
Locate parking areas on the interior of blocks, behind buildings and underground parking
structures.
At grade car parks should contain shade tree plantings so that trees shade 70% of the surface
area within 10 years.
Rooftop car parks should contain shade structures that shade 70% of the surface area.
All parking should be in accordance with AS 2890.1 – Parking Facilities – Part 1: Off-street car
parking and AS 2890.5 – Parking Facilities – Part 5: On-street parking.

(Note: the final layout and configuration of the road network on housing estate land owned by the Dept.
of Housing in the Town Centre may vary to that shown in Figure 22, based on detailed investigations to
be carried out under a master plan process for the DOH land)
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[Figure 22 – Parking]
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4.1.3 Public transport
The construction of the bus Transitway station has provided the opportunity to integrate the public
transport into the Town Centre in order to promote public transport uses.
Increased public transport use reduces car dependency. A convenient and safe pedestrian network is
central to encouraging public transport use.
Objectives




To provide and promote public transport that is accessible to all and located close to destinations
such as retail offices and community facilities within the Centre;
To provide a roadway linking Smithfield Road to Bonnyrigg Avenue to facilitate the movement of
feeder buses into the Town Centre, and;
To provide pedestrian links through the Town Centre and Town Centre Park to the Bus Transitway

Performance Criteria


Public transport should be easily accessible and located close to focal points and stops should
serve peoples’ travel patterns.

Controls
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Passenger spaces should be separated from pedestrian spaces.
Line haul bus movements must be accommodated within the transitway system, which affords the
separation of through and local traffic.
Local services turning into Bonnyrigg Avenue would continue to utilise the current stops.
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[Figure 23 – Public transport]
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4.1.4 Pedestrian and cycleway circulation
The objective is to establish a non-vehicular (pedestrian and cyclist) system, which connects major
activities and open spaces in a direct and legible manner, incorporating a variety of spaces, and
exhibiting high levels of amenity by its relationship to adjoining activities.
Objectives


To provide a clear system of pedestrian and cycleway circulation within the Centre, which links
residential areas, the Town Centre, the bus interchange and the open space systems.

Performance Criteria






The pedestrian environment needs to be safe, secure and comfortable.
The pedestrian circulation system must link major activity areas and focal points.
Bicycle ways and off-street pedestrian paths should be linked to major activity areas.
High levels of activity and surveillance in arcades and off-street pathways must be ensured.
Emergency and service vehicles must be able to access non-vehicular paths.

Controls



Provide pedestrian and cycle paths as illustrated in Figure 24.
Provide bicycle stands in close proximity to major activity areas such as retail, recreational and
cultural facilities

(Note: the final layout and configuration of the road network on housing estate land owned by the Dept.
of Housing in the Town Centre may vary to that shown in Figure 24, based on detailed investigations to
be carried out under a master plan process for the DOH land)
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[Figure 24 – Pedestrian and cycleway circulation]
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4.2

OPEN SPACE

A key element of this strategy is an open space system which caters for and supports the development of
Bonnyrigg.
Objective
To build on existing resources and create a system of accessible, safe and well located parks and
plazas, with connecting links; and
To establish open spaces that are an interconnected network of elements, such as parks, squares
and streets, rather than a series of unrelated, unconnected spaces.




Performance Criteria
Open spaces within an urban environment need to be considered as a system. They should be
linked by pedestrian routes and expressed as a strong sequence of spaces.
Open spaces should be easily accessed.
Parks and plazas should be a focus for development and community activities in the Town Centre,
and should be safe places.
Central locations should have public parks and plazas adjacent to streets and shops.
Public parks and plazas should be designed for a range of both active and passive uses.
Parks and plazas should be able to accommodate the expected level of use and be adaptable to a
variety of potential future uses.
The proposed approach to open space provision is twofold:









o
o

The principles on which an open space system is based are developed into a plan,
recognising the important role of streets and through-site pedestrian links
Open spaces are maintained and improved, in the form of a public park, active recreation
area and town square. These are developed in a north-south park along Clear Paddock
Creek.

Controls
Provide an open space system for Bonnyrigg Town Centre as displayed in the Open Space Plan
[Figure 26]. The final configuration of open space on land owned by the Dept. of Housing may
vary based on detailed investigations to be carried out under a master plan process for these
lands.
Principles and strategies for individual components of the open space system are detailed in the
following sections on parks and squares, streets, pedestrian spaces, and safety and security.





[Figure 25 – Proposed Town Centre Park]
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[Figure 26 – Open space]
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4.2.1 Parks and squares
A number of open spaces are envisaged for Bonnyrigg Town Centre. These consist of both current and
proposed spaces, and incorporate the Town Centre Park.
Objectives


To establish accessible parks and squares as safe and secure foci for activity within the Town
Centre.

Performance Criteria





Parks and squares form a sequence of spaces, are located to respond to the anticipated urban
structure and are linked by the pedestrian system in accordance with the Open space plan
[Figures 16, 20 and 26]
All parks and squares experience high levels of casual surveillance and are activated by the form
of development and nature of activities located in and adjacent to them.
Parks and squares are designed to ensure their adaptability for a variety of potential uses.
The location of the square will provide nearby open space for future residents of the Town Centre.

Controls
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A civic space, featuring active and passive uses, is to be built adjacent to the bus Transitway. This
space will focus on the Town Centre Park.
Any paving pattern, which may be incorporated into the detailed design of the civic space, is to be
continued across the roadway in order to achieve a traffic calming effect.
A youth recreation area in the form of a basketball court and skateboard park is to be provided on
the south-western side of Town Centre Park. This facility will provide recreation opportunities for
youth groups generally.
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4.2.2 Streets
Streets and lanes - themselves open spaces - provide the major links between open space facilities. In
addition, they provide ‘view corridors’; so in addition to being conduits to parks, their character can be a
promise of what is to come and can make up the initial experience of the park. Pedestrian tracks and
bicycle paths make up the secondary linkages between open spaces.
In recognition of their role as open spaces, all streets in Bonnyrigg should be upgraded with extensive
tree planting, footpath widening and other improvements.
The key links between the Town Centre and Town Centre Park should receive special attention to
express their prominent role.
The following sections consider the form and appearance of streets. The use of streets by traffic and
pedestrians is considered in Section 4.1.Access.
Objectives




To establish streets and lanes as shared spaces, providing for the needs of pedestrians, cyclists
and vehicles;
To recognise streets and lanes as the primary access network in the Town Centre, and;
To ensure that the form of streets and lanes is expressive of their function and role in the Town
Centre.

Performance Criteria





The relationship of building height and form to individual streets corresponds to strategies
identified in respect of building height, setback, form and urban elements.
Minimal building setbacks at ground level and multiple entries should be encouraged as they bring
buildings close to the street and pedestrians. This enlivens commercial areas and encourages
street side activity and casual surveillance.
Awnings on streets fronted with retail or commercial development and street planting create
comfort through shade and shelter, and contribute to an attractive environment.
The landscape planting along major streets corresponds to the schedule in Section 4.3.1

Controls







Street sections have been produced for each of the major streets in Bonnyrigg. The sections
detail footpath dimensions and the quality of public space within each of these streets. These
sections detail maximum heights, ground floor and upper storey setbacks, the character of planting
and the quality of space within each street. New buildings located in these streets should conform
to the street sections.
The building setbacks identified for each street in Bonnyrigg (see Section 5.1) have been prepared
with their potential supportive impact of pedestrian spaces in mind.
In addition, active uses are to be located on ground floors and residential on upper floors in order
to promote casual surveillance of pedestrian spaces (see Section 4.2.5).
Awnings for pedestrian shade and shelter should be provided to the street frontage of all
commercial and retail buildings within the Town Centre.
Street landscape and physical comfort for pedestrians should be upgraded throughout the Town
Centre area. The landscape planting and landscape treatment of major streets in Bonnyrigg should
comply with the proposals detailed in Section 4.3: Urban Elements.
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[Figure 27 – North-South Section through Bonnyrigg Avenue adjacent to Transitway Station and
Bonnyrigg Plaza]

[Figure 28 – North –South Section through Bonnyrigg Avenue near Elizabeth Drive]
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[Figure 29 – North-South Section through Proposed Town Centre Park Road near the proposed
link road between Smithfield Road and Bonnyrigg Avenue ]

[Figure 30 – Section through Smithfield Road]
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[Figure 31 – Section through typical street]

[Figure 32 – Section through typical laneway]
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4.2.3 Urban art
Urban art includes cultural and design elements, installations, fixtures and treatments that enhance
public environments and buildings. These may include:








Paving treatments
Lighting design
Sculpture
Fencing design
Decorative elements such as parts of architectural and engineering work
Landscape and planting works with special designed elements
Temporary works

Urban art can celebrate local heritage, explore community cultural identity and set the mood for city
spaces. It can be a functional means of making design elements such as seating, paving, bus shelters
and other street furniture visually appealing.
The Bonnyrigg Project Cultural Environment Strategy identified key opportunities for urban art within the
Town Centre. The strategy includes projects with a thematic framework and potential participating
groups.
Objectives



To encourage art works that are integrated into the broader development and planning, and;
To avoid stand-alone projects that fail to address the locality and its culture.

Performance Criteria






Respond to the thematic framework and project areas identified in the Bonnyrigg Urban Art
Strategy.
Integrate urban art and design projects into public and commercial developments over $1,000,000
or with development areas over 5,000 m2.
Develop opportunities for cultural projects that extend existing design and embellishment initiatives
including fencing, pathways, grilles and other architectural details.
Provide effective planning and management of arts and cultural projects.
Prioritise employment of local artists.

Controls







Integrate artworks into the broader development and planning of the Town Centre.
Enhance the pedestrian experience through art and design.
Develop projects that enhance the cultural identity of the Town Centre.
Use urban art to define the gateways to the Town Centre.
Integrate artworks into the design of buildings and landscape.
Avoid stand-alone projects that fail to address the locality and its culture.

Gungahlin bus shelter, Artist – Franki Sparke

Marion Cultural Centre

[Figure 33 – Examples of urban art]
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4.2.4 Outdoor eating
Outdoor eating has the potential to enhance the Town Centre character and contribute to the liveliness of
the streets.
Objectives


To encourage existing and proposed restaurants to provide areas of outdoor dining.

Performance Criteria



Incorporate outdoor dining in any new and existing café or restaurant development.
Locate all outdoor eating areas in suitable locations minimising the impact on the existing
pedestrian circulation, the amenity of the adjoining residences and maximising safety of diners.

Controls
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Location and size of outdoor eating areas in other parts of the Town Centre shall be at the
discretion of Council.
For wider footpaths (greater than 5m) locate outdoor eating areas towards the kerb, making sure to
provide protection from vehicles, eg. planter boxes, barriers etc.
For smaller footpaths (less than 5m) locate all outdoor eating areas next to shop fronts and not
against the kerb.
Falls across pavements do not exceed 3%.
Ensure adequate room between tables to allow customers and waiting staff to comfortably move
around.
Outdoor eating areas must be easily accessible by people with disabilities.
Protect seating areas from the elements.
Provide lighting and/or heating for evening and night time use.
Permanent fixed advertising on umbrellas, canopies, planting boxes and any type of fencing etc is
prohibited.
Allow a minimum of 2.5 metres clear walkway from the kerb or any kerbside obstructions eg. bus
shelters, street furniture etc.

Civitas Partnership
Guppy & Associates

4.2.5 Safety, security and comfort
A safe and secure environment encourages activity, vitality and therefore viability, which in turn
encourage a greater level of security. Two major principles are involved, casual surveillance of public
space and the avoidance of physical threats to safety.
Objectives


To ensure that any new development and the Town Centre as a whole, is safe and secure for all
users.

Performance Criteria






All public spaces including streets, parks, squares and plazas should be directly overlooked by
adjacent development. Active uses should be orientated to streets in commercial or mixed use
areas while the main living areas should be oriented toward the street in residential areas.
Landscape planting should avoid opportunities for concealment. For example, planting should be
either low or a clean trunk to a height of at least 2 metres.
The design of roads and location of street furniture should allow adequate sight lines for drivers.
The design and maintenance of paving and other ground plane treatments should ensure the
avoidance of trip hazards.
Driveway entry-exits should provide adequate sight lines to adjacent footpaths, streets and
cycleways.

Controls









Statutory mechanisms for the detailed design of individual spaces and Council staff procedures
should be implemented to take account of the above principles.
Optimise the visibility, functionality and safety of building entrance by:
o
Orientate entrances towards the public streets
o
Provide clear lines of sight between entrances, foyers and the street
o
Provide direct entry into ground level apartments from the street rather then through a
common foyer
o
Provide direct and well-lit access between car parks and lift lobbies and to all units
entrances
Improve the opportunity for casual surveillance by:
o
Orientate living areas with views over public or common open spaces, where possible
o
Use bay windows and balconies, which protrude beyond the main façade and enable a
wider angle of vision of the street
o
Use corner windows that provide oblique views of the street
o
Provide casual surveillance of common internal areas, such as lobbies, foyers, hallways,
recreational areas and car parks
Minimise opportunity for concealment by:
o
Avoid blind or dark alcoves near lifts and stairwells at the entrance and within door car parks
along corridors and walkways
o
Provide well-lit routes within the development
o
Provide appropriate levels of illumination for all common areas
o
Provide greater illumination to car parks and illuminate entrances at higher than acceptable
minium levels.
For more information refer to PlanningNSW guidelines in Crime Prevention and the Assessment of
Development Applications and NSW Police’s Safer by Design crime prevention through
environmental design (CPTED) principles
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4.3

URBAN ELEMENTS

Paving, street furniture, lighting, and street trees and gardens make up urban elements.
coordinated palette of materials is used, it can enhance the image of a location.

When a

Urban elements should be:





Coordinated in form, materials and colour schemes;
Appropriate to the character of the space they occupy;
Placed to best serve the intended functions of the space they occupy;
Placed toward the street edge, on wider footpaths (4-6m), so that lighting, street trees and furniture
frame the footpath and provide an unobstructed pedestrian space adjacent to shopfronts.

A number of activities will be undertaken with respect to planting, paving, lighting and street furniture,
signage, cleaning and maintenance. Details are provided for each of these in the following sections.

4.3.1 Planting
Street tree planting can enhance the image and legibility of a place by the use of a particular species, its
form, height and colour. The selection and pattern of planting can be used to define street hierarchy and
character as well as define particular spaces and views and create linkages.
The existing streets can be further enhanced with additional street tree planting to provide emphasis or
demarcate a specific location.
Objectives


To enhance the character and image of the Bonnyrigg Town Centre;

Performance Criteria




Selection of species for street tree planting should provide pedestrian shade and shelter, and
should require a low level of ongoing maintenance, and;
Street tree planting and other landscape treatments should assist in establishing a landscape
theme and coordinated image for Bonnyrigg. In this respect, individual streets, and/or sets of
streets, should attract different approaches to the use of landscape.
Street tree planting should not occur under or close to awnings

Controls
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Comply with Bonnyrigg Town Centre Public Domain Technical Manual
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4.3.2 Paving
The paving type and colour defines each ‘precinct’ or environment and contributes to the character of a
centre.
Objectives


To contribute to the overall improvement of the pedestrian and retail environment within the
Centre.

Performance Criteria


The pedestrian areas of streets should be constructed to the highest standards of quality, and in
accordance with Council’s palette of materials and finishes.

Controls



Comply with Bonnyrigg Town Centre Public Domain Technical Manual
Provide service covers such as manholes etc consistent with the pavement type and location.

European paving designs

West end Pathway, Brisbane

Shipyard, Kokoda, Heritage Trail

[Figure 34-Examples of paving]
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4.3.3 Street furniture
A coordinated palette of street furniture items has been selected and will be used throughout the centre.
The style and colour of the proposed street furniture will complement the proposed paving tones and
enhance the streetscape. These items include:
Objectives


To contribute to the overall improvement of the pedestrian and retail environment within the
Centre.

Performance Criteria


The style and colour of the proposed street furniture will complement the proposed paving tones
and enhance the streetscape

Controls


Comply with Bonnyrigg Town Centre Public Domain Technical Manual

4.3.4 Signage
Signage plays a significant part in indicating retail and commercial uses as well as creating a lively retail
strip. In some instances, businesses require or desire too much signage, creating visual clutter detracting
from the streetscape quality.
Signage in the Town Centre should be integrated in to the design of the new buildings. It should be
ensured that directional signage and public notices have a coordinated appearance and help to establish
Bonnyrigg as a unique destination and place.
Objectives



To ensure that signage does not detract, but adds to the visual quality of the streetscape, and;
To ensure that signage is in keeping with the development in terms of scale and quality.

Performance Criteria




The signage should complement the built form and character of the Town Centre.
It should not dominate nor detract from the existing architecture.
Be integrated into the building design.

Controls
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Comply with Fairfield City Councils Outdoor Advertising DCP and SEPP No. 64 (Advertising and
Signage).
Protect the visual quality and the amenity of the streetscape.
Do not locate signage to obscure important architectural features.
Do not locate signs so that they protrude, or stand proud of the awnings.
Roof signs and any other advertising structures which project above the parapet of the building or
any part of the building to which they are attached are not permitted.
Fin signs and projecting wall signs are not permitted.
The size of the sign shall not dominate or obscure the architecture of the buildings.
One sign is permitted for each shop front.
Painting the entire building facade and all walls, or their coverage with cladding or other material to
act as a large billboard is not permitted, unless it forms part of a public art strategy.
Size and shape of any other outdoor advertising must be proportional to the size of the building or
space to which it is attached or placed.
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PART 5. GUIDELINES FOR THE PRIVATE DOMAIN
The following sections describe that maximum yields and limits permitted for various aspects of
development, and providing further illustration of the controls.
Section 5.1.4 details particular site development principles applying to each precinct shown under the
control diagrams. Council may consider variations to the minimum set-back, build-to lines and building
location zone requirements where the development principles highlighted for each precinct are satisfied
and where it can be demonstrated that consistency with the General Urban Design Strategies contained
in Section 3.2 is achieved.
The site development principles also identify guidelines to be considered in relation to development
adjoining culturally significant buildings highlighted in Figure 6.

5.1

BUILDING ENVELOPES

The following sections are supported by a series of descriptive control diagrams prepared for each block
in the Bonnyrigg Town Centre DCP area. These diagrams describe and give expression to required
building location zones, building heights, setbacks and build-to lines, and may be found in Section 5.1.4.
In the case of culturally significant buildings (eg. temples and clubs), existing heights may exceed these
controls. In this regard the height for new development on cultural sites should have regard to the
objectives of this DCP and are to be determined on a site specific basis in consultation with Fairfield City
Council.

5.1.1 Building location zone
New buildings are generally located adjacent to the footpath forming a continuous retail frontage and
street wall along the Town Centre.
Any new development should be located within the Building Location Zone as illustrated in control
diagrams. The building location zone applies to the main building.
The location of minor structures such as those covered by exempt and complying development
provisions may be located outside the building location zone.
Objectives






To promote perimeter block development;
To provide amenity to all building occupants in terms of natural ventilation and natural daylight;
To create rear courtyard spaces for services activities and parking for all retail and commercial
areas;
To create rear private/communal spaces for residential activities, and;
To accommodate retail or commercial uses by allowing deep building footprints at the ground floor
level only.

Controls
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Development is to occur within the building envelopes as illustrated in the following control
diagrams.
Align buildings to the street and line of kerb.
The maximum permissible building depth above ground level is 18 metres.
Impervious area is not to exceed 60% of the total site.
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5.1.2 Building heights
The setting of building height limits is based on the urban design principles set out below, which are then
applied to specific locations.
Blanket application of uniform heights is not necessarily the best mechanism for designing urban
environments. It is better to mould the urban form around view corridors, existing urban structure, and
the potential to produce legible urban environments. There is also an aesthetic need to coordinate the
scale of buildings to the streets they relate, particularly within a retail strip environment along Bonnyrigg
Avenue. In this respect, the Town Centre is best served by a fairly uniform height and mass of buildings
that are both well related to each other as well as providing appropriate definition of Bonnyrigg Avenue.
Objectives





To ensure an appropriate scale relationship between building heights and the street width;
To ensure an appropriate management of overshadowing, access to sunlight and privacy;
To ensure appropriate floor to ceiling heights within buildings, and;
To recognise and manage the visual impact of buildings on the public domain.

Controls
Permitted Building Heights







Building heights are calculated from ground level as an average of levels across the allotment
frontage.
The total permitted building height (in metres) is to take precedence over the allowable number of
storeys and their resultant height as a function of required floor to ceiling heights.
The two upper floor levels on 6 storey buildings must be set back a minimum of 4 metres and
maximum of 6 metres
The maximum number of storeys allowed is highlighted in Figure 17 – Built form.
The maximum allowable height for 6 storeys is 23 metres.
The maximum allowable height for 4 storeys is 15.5 metres.

Permitted Floor to Ceiling Heights


Retail/commercial uses:

Floor to ceiling height for the ground floor is to be a minimum of 3.5 metres.

Floor to ceiling heights for the first floor regardless of use must be 3.3 metres to provide
flexibility.

All other floor to ceiling heights for commercial uses need to be 3.3 metres.



Residential

Floor to ceiling height for the ground floor is to be a minimum of 3.5 metres.

Floor to ceiling heights for the first floor regardless of use must be 3.3 metres to provide
flexibility.

Minimum 2.7 metres floor to ceiling heights for residential.
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5.1.3 Setbacks and build to lines
Setbacks and build-to lines have a significant impact on the appearance, the vitality, and the retail
success of the Town Centre.
Buildings in retail centres are typically built to the front and side boundaries creating a continuous retail
strip that opens directly onto the footpaths. This development pattern offers pedestrian amenity, weather
protection when awnings are provided, and adds to the intensity of retail development reinforcing the
potential economies of scale.
It is particularly important that the rear façade of new buildings supports a positive and sympathetic
relationship with neighbouring residential developments. In this respect, blank walls should be avoided,
and the alignment of new buildings should be articulated, presenting an interesting and varied façade to
adjoining neighbours. Additionally there should be adequate separation and privacy for existing
properties.
Objectives





To retain and reinforce the desired character of the Town Centre;
To reinforce the core retail by encouraging continuous retail activity, commercial uses and by
enhancing the building fronts;
To maintain a consistent alignment along main streets and roads to provide a continuity of the
street wall and suitable definition enclosure of the public domain, and;
To ensure the rear of new buildings along main streets and roads are articulated and provide an
appropriate distance of separation from existing properties.

Controls



Setbacks and build-to lines have been established to ensure future developments define the
streets and public spaces, as well as protecting the amenity of existing neighbours.
Future development is to observe the setbacks as follows:

Front and side

Build to the street and side property setbacks.

Where significant areas of any wall will be exposed by virtue of the relationship of existing
development to new building proposals, the exposed section of party wall must be treated through
colour, modulation, articulation, etc in a manner that improves its appearance from that of a blank
wall.
Rear Setback

The rear façade of buildings must be articulated and aligned with the build-to lines appearing on
the Control Diagrams, and detailed below.

Basements may only be built to the rear setback line if there is a deep root cover of a minimum of
1.0 metre over the basement roof for planting.

Future development is to observe the build-to line as follows:
o

o

o
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Where the proposed development or part of the proposed development adjoins the 100%
build to lines, the whole relevant building façade is to be built on this line. Variations of up to
600 mm may be permitted to add visual interest and allow articulation of building façades.
Where the proposed development or part of the proposed development adjoins the 40%
build to lines, 40% relevant building façade is to be built on this line. Variations of up to 300
mm may be permitted to add visual interest and allow articulation of building façades.
Lightweight structures that do not add to the visual mass of the buildings, such as pergolas
and balconies may also penetrate the building line.
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5.1.4 Site Development Principles – Control Diagrams
The following principles draw together and highlight important elements identified under part 3.2 - Urban
Design Strategies, which underpin the various components of site development shown in the control
diagrams of part 5.1.4 and are supported by Guidelines for the Private Domain.
Where necessary, additional information and requirements are also included in the principles to flag
additional specific issues (e.g. development in proximity to buildings of cultural significance identified in
figure 6) that need to be addressed in a development.
These principles are to be considered in conjunction with other guidelines relating to the private domain
under part 5 of this DCP. Council may consider variations to the guidelines where it is demonstrated the
principles below and in the Urban Design Strategies can be satisfied.
The Town Centre has been broken down into 8 localities as shown below.
The control diagrams for each locality follow.

[Figure 35-Block breakdown]
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Precinct 1
Design context:



Important interface to the restored parklands, creek and recreational facilities.
Requires a strong built line to road frontages and varied edge in development components
interfacing with the park.

Site development principles:
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Building footprints to follow the curvilinear edge of the park.
Development to provide outlooks from ground and first floor into the park.
Activity areas (e.g. restaurant seating) to be provided on the ground floor of development facing
the park.
Landscape design features to be utilized in providing a transitional treatment from buildings toward
the park.
Breaks to be provided between buildings to create vistas into the park.
Incorporate pedestrian and planting linkages from development into the park.
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Precinct 2
Design context:





Provides new gateway aspect for the Town Centre.
Incorporates large retail development.
Close, dominant position to residential lands adjoining the western edge of the Town Centre.
High level of visibility to Bonnyrigg Main street, Transitway Station, park and restored creek area
(including new Civic Space)

Site development principles:












Gateway aspect of precinct relates primarily to providing pedestrian and vehicular access to the
Town Centre and restored parklands.
Landscaping measures and substantial trees to be used to consolidate gateway entry and edge of
link road.
New development to provide active frontages on elevations facing parklands, street frontages and
buildings of cultural significance at southern end of precinct.
Building footprints to follow the edge of the park.
Height and scale of buildings minimize overshadowing of the park space
Riparian corridor to be included between development and creek. The width of the corridor to be
determined in consultation with Council and relevant State Government Agencies.
Vegetation and landscaping to compliment remnant native vegetation in the surrounding area.
Development to make allowance for new road connection from Smithfield Road and Bonnyrigg
Avenue.
Pedestrian movement areas within development to provide linkages to surrounding pedestrian
network.
A buffer area of 10 metres wide is to provided between development and buildings of cultural
significance at the southern end of the Precinct.
New buildings are to be positioned so that views of buildings of cultural significance at the
southern end of the Precinct are maintained from both Smithfield Road and Parkland.
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Precinct 3
Design context:



Requires a strong built line to primary road frontage (Smithfield Road).
Important interface to parklands and remnant vegetation at rear of the site.

Site development principles:
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Communal open space area located at the rear of buildings is to include transitional landscaping
and planting measures to remnant vegetation adjoining the rear of the site.
Breaks to be provided between buildings to create vistas into the park.
Incorporate pedestrian and planting linkages from development into the park.
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Precinct 4
Design context:





Incorporates part of the gateway component on the southern edge of the Town Centre.
Requires a strong built line to Elizabeth Drive and where Bonnyrigg Ave intersects with Elizabeth
Drive.
Important interface to remnant vegetation (on south western corner of precinct) and parklands.
Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.

Site development principles:







Laneways and mews provide access to the rear of properties.
Landscape design features to be utilized in providing a transitional treatment from buildings toward
the park.
Breaks to be provided between buildings to create vistas into the park.
Incorporate pedestrian and planting linkages from development into the park.
Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.
Gateway status considered in the design process for buildings located at the intersection of
Bonnyrigg Avenue and Elizabeth Drive
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Precinct 5
Design context:





Incorporates part of the gateway component on the northern edge of the Town Centre.
High level of visibility to Bonnyrigg Main Street, Transitway Station, park and restored creek area
(including new Civic Space).
Requires a strong built line to Edensor Road and where Bonnyrigg Ave intersects with Edensor
Road.
Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.

Site development principles:
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Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.
Breaks to be provided between buildings to create vistas into the park.
Buildings to be stepped and positioned to maintain views of buildings of cultural significance at the
northern section of the precinct from the surrounding area, in particular Bonnyrigg Avenue.
Gateway status considered in the design process for buildings located at the intersection of
Bonnyrigg Avenue and Edensor Road.
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Precinct 6
Design context:





Incorporates part of the gateway component on the southern edge of the Town Centre.
Requires a strong built line to Elizabeth Drive and where Bonnyrigg Ave intersects with Elizabeth
Drive.
Incorporates 'super lots' associated with the Bonnyrigg Housing Estate.
Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.

Site development principles:








The building envelopes and footprints shown for the Precinct are indicative of the maximum level
of development and may be varied (e.g. in terms of the orientation and layout of buildings and
open space) based on detailed investigations of a master plan to be prepared for the Precinct by
the Dept. of Housing.
Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.
Multi-unit style housing (town houses and villas) comprises part of residential re-development
within this precinct.
Multi–unit housing comprises no more than two storeys in height (rooms in roof also permitted)
and can be built within the building envelopes shown in the control diagrams relevant to the
precinct.
Gateway status considered in the design process for buildings located at the intersection of
Bonnyrigg Avenue and Elizabeth Drive.
Final layout of road network and laneways may be varied based on investigations carried out
under a master plan by the Dept of Housing.
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Precinct 7
Design context:




Incorporates Bonnyrigg Plaza shopping centre.
High level of visibility to Bonnyrigg Main Street, Transitway Station, park and restored creek area
(including new Civic Space).
Buildings designed for mixed-use development along Bonnyrigg Ave.

Site development principles:
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Future re-development opens up the plaza to surrounding streets and in particular includes an
active street edge to promote Bonnyrigg Ave as a main street.
Breaks to be provided between buildings to create vistas into the park.
Incorporate pedestrian and planting linkages from development into surrounding area.
Strong pedestrian link to be provided from the site to the Transitway Station and Civic Space.
Car parking areas are linked and readily accessible for cars that have entered the site.
Servicing and loading docks screened from Bonnyrigg Avenue.
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Precinct 8
Design context:




Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.
Incorporates 'super lots' associated with the Bonnyrigg Housing Estate.
Interface with and linkages to Tarlington Reserve.

Site development principles:









The building envelopes and footprints shown for the Precinct are indicative of the maximum level
of development and may be varied (e.g. in terms of the orientation and layout of buildings and
open space) based on detailed investigations of a master plan to be prepared for the Precinct by
the Dept. of Housing.
Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.
Multi-unit style housing (town houses and villas) comprises part of residential re-development
within this precinct.
Multi–unit housing comprises no more than two storeys in height (rooms in roof also permitted)
and can be built within the building envelopes shown in the control diagrams relevant to the
precinct.
The scope for building heights greater than two storeys for residential development on the eastern
side of Tarlington Reserve are to be investigated under a master plan to be carried out by the
Dept. of Housing.
Incorporate pedestrian linkages from residential development into the surrounding area.
Final layout of road network and laneways may be varied based on investigations carried out
under a master plan by the Dept of Housing.
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5.2

PRIVATE AND COMMUNAL OPEN SPACE DESIGN

Private outdoor open spaces include areas of paving or planting located at either ground level or above
ground level in the form of as roof gardens over built structures, terraces, balconies and roof terraces etc.

5.2.1 Private open space
The provision of unpaved area within the Town Centre is limited due to the functional requirements of
ground floor retailing.
Where unpaved open space cannot be provided, open space must be provided either as roof gardens,
terraces or balconies.
Provide private outdoor space to all commercial and residential development within the Town Centre.
Objectives



To ensure every dwelling has access to a private usable and functional private open space directly
off main internal spaces, and
To contribute to the articulation and modulation of the building façade through the use of balconies
and terraces.

Controls
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Where direct access to ground level open space is not possible, provide at least one balcony
terrace for each dwelling, directly accessible from the main living area (the main balcony).
Take advantage of views and any natural features, and minimise the overlooking of adjoining
dwellings.
The main balcony is to be recessed and partially enclosed to ensure privacy, and façade
articulation.
Mechanisms to reduce noise impacts from Elizabeth Smithfield and Edensor Roads such as glass
shutters to balconies etc. are required to be provided.
Orientate the private outdoor space to maximise solar access. Ensure the long face of the balcony
is oriented to the outside of the building.
The underside of balconies must provide an attractive appearance to the street and to the dwelling
underneath.
Provide a minimum of 10.0m2 of private open space per dwelling with minimum horizontal
dimensions of 2.4 metres.
Additional balconies should have a minimum depth of 1.5m.
Balconies should not be deeper than 4m to ensure sunlight penetration into the dwelling.
Provide water and gas outlets on the main balconies and terraces.
Furniture layouts must accompany all development applications to ensure the usability of the
balconies and terraces.
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5.2.2 Communal open space
Communal open spaces are those spaces within the site that are accessible to and benefit all residents
and users. These spaces are places that affords active and passive recreation activities as well as areas
of planting to enhance the visual amenity of development as a whole.
Objectives






To ensure every development that contains more than 2 units has access to an area of communal
open space;
To provide areas that enable soft landscaping and deep soil planting;
To ensure communal open space is accessible to all users including those with disabilities, and;
To ensure that communal open space is designed to be useable.
To promote natural surveillance for communal open space

Controls


















Locate communal open spaces so they form a focus of the development and provide a landscape
buffer between buildings.
Maximise ground level communal open space.
Provide places and equipment for children’s play.
Provide 30 % of site area minimum for communal open space
Orientation of space to the North with a minimum of 3 hours of sunlight between 9am and 3pm
June 21st to 50% of the communal open space to ensure natural daylight.
Design communal open space to allow sunlight penetration into dwellings.
Ensure privacy to dwellings from communal open space.
Ensure passive surveillance of the communal open space.
Consider the use of roof terraces as communal open space.
Position active uses or habitable rooms with windows adjacent to main communal/public areas e.g.
playgrounds, swimming pools, gardens, car parks etc.
Communal areas and utilities e.g. laundries and garbage bays should be easily seen.
Where elevators or stairwells are provided, open style or transparent materials are encouraged on
doors and/or walls of elevators/stairwells.
Waiting areas and entries to elevators/stairwells should be close to areas of active uses, and
should be visible from the building entry.
Seating should be located in areas of active uses.
Private swimming pools are required to be fenced in accordance with the Swimming Pool Act
Development to maximize conservation of remnant indigenous vegetation and where possible
promote re-establishment on site and create linkages to adjoining remnant vegetation.
Landscape communal open space in accordance with Section 5.2.3 of this DCP.
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5.2.3 Landscape design
Open space contributes to the existing character of the Town Centre, particularly in the surrounding
residential areas. The landscape character for the Town Centre is in part a product of the extent of the
unpaved areas and the amount of plant material.
Increasing the extent of planting bed and the area of unpaved surface will help to integrate the new
development with that of the surrounding development. It also has a significant role in improving the
amenity of the open space for the residents and the visual quality of the Town Centre.
Objectives












To maximise the amenity of building occupants in terms of shading, privacy, outlook and air
quality;
To reduce the quantity of stormwater, and improve its quality;
To contribute to biodiversity;
To maintain and enhance the existing landscape on private land;
To create contiguous rear garden planting in the middle of blocks;
To create a series of purposeful structured open spaces as part of each development;
To provide new planting in the rear garden area of lots and in the middle of the blocks;
To maintain the existing contiguous front gardens, and;
To maximise site infiltration through the use of on site storm water detention and permeable
surfaces.
Avoid landscaping which obstructs casual surveillance and allows intruders to hide
Highlight the transition between public, communal and private open space parking and service
areas.

Controls
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Use plant material and pavements that integrate the development with the adjoining area. Locally
occurring indigenous plant species should be used.
Maximise retention of remnant indigenous vegetation and aim to create linkages (which includes
planting measures) between remnant stands of indigenous vegetation;
Provide sufficient soil depth (min 1.0m) over roofs of underground garages and landscape roof
decks to support the growth of medium size species of 2.0 metres or more.
Use the landscape design as part of the environmental strategy for improving the microclimate
around the dwellings. Examples are:
o
Use deciduous plant material for shade in the summertime and to allow solar access to all
open space areas as well as living dining and bedrooms in the winter.
o
Locate evergreen plants away from the building to ensure solar access is maximised to all
open space areas, as well as living, dining and bedrooms.
o
Use evergreen material to enhance visual privacy between buildings.
o
Use the landscape design as part of the stormwater management system.
o
Use porous paving wherever possible.
Use such features as a change in levels, design elements or landscaping to highlight boundaries
and transitions between public, communal and private open space, parking and service areas.
Trees with dense low growth foliage should be spaced or crown raised to avoid a continuous
barrier.
Use low ground cover or high, canopied trees, clean trunks, to a height of 2m around children’s
play areas, car parks and along pedestrian pathways.
Avoid vegetation, which conceals the building entrance from the street.
Prepare landscape plans and pay for the installation for all landscape treatments along the street
frontage. The proposed improvements shall be consistent with the Public Domain Improvement
Strategy for the Bonnyrigg Town Centre.
Submit a landscape plan prepared by a qualified landscape architect.
To preserve & enhance the visual amenity of the locality, a five (5) metre wide landscape buffer is
required along the boundary of Lot 2 DP 1071647 facing Elizabeth Drive.
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5.2.4 Fences and walls
Fences and walls are used to define spaces. They should be used to define the boundary between
properties as well as between public and private land.
They also provide privacy by screening views, and security by restricting access.
Fences and walls can contribute to the image and identity of the place.
Objectives



•

To define boundaries between properties with different owners or functions;
To provide privacy by screening views and security by restricting access, and;
To characterize a place within the built environment by marking the change in landscape.
Open grill style fencing to be used along rear boundaries adjoining public open space areas and
parks.

Controls









Fence and wall design is required to respond to the architectural character of the street and area.
1.5 m high fences between properties along the side and rear boundaries.
1.2 m high fences along front boundaries with a maximum being 60% opaque material to facilitate
surveillance of the street.
Avoid the use of continuous blank walls.
Minimize the length and height of retaining walls along the street frontages.
The design of the walls and fences should relate to and be integrated into the design of the
building.
Select durable materials, which are easily cleaned and graffiti resistant.
Incorporate other uses within fences and walls in communal and private open spaces such as:
o
Benches and seats,
o
Planter boxes,
o
Barbeques etc.
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5.3

SITE ACCESS AND PARKING

Any new development must be designed to allow equitable access to all people, including people with
disabilities.
The location of vehicular access parking areas should be carefully considered to ensure the shopping
centre character; pedestrian safety and commercial viability are maintained. Wide dominating access
ways have an impact on the streetscape and the active uses along the street frontages.
Onsite parking should be accessed from the rear of each lot via laneways if possible or through discrete
driveways. Parking should be screened with well-designed structures and planting.

5.3.1 Access
Objectives


To ensure all buildings and places shall be accessible to people with disabilities.

Controls










Comply with the Australian Standard 1428(Parts 1 and 2), the BCA, and the Disability
Discrimination Act (DDA).
Provide at least one main entry with convenient barrier free access in all developments or
redevelopment to at least the ground floor.
Provide continuous access paths of travel from all public roads and public spaces as well as
unimpeded internal access.
Provide the required number of adaptable dwellings in accordance with the BCA.
Provide adequate and convenient seating.
Provide toilet facilities in accordance with Australian Standards and BCA.
Provide adequate parking facilities.
Use appropriate gradients.
Use appropriate material such as slip resistant materials, tactile surfaces and contrasting colours.

Note: A number of properties in Fairfield City are affected by restrictions covering; vehicular access
denied (e.g. to a major road or heavily pedestrianised areas where alternative access should be provided
as part of new development), road widening, splay corner (to improve sight lines on corner blocks) and
road closure provisions.
These restrictions are updated from time to time based on advice from the RTA and investigations
carried out by Council and need to be considered as part of new development.
Up-to-date information in relation to the above can be obtained from Council by requesting a Planning
(s.149) Certificate.
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5.3.2 Vehicular access
The preferred vehicular access to sites is as indicated in the control drawings.
Objectives





To maximise the retail frontage;
To maximise pedestrian safety;
To encourage discrete vehicular access to each site, and;
To encourage shared vehicular access points.

Controls









Wherever possible vehicle access is via driveways, streets or shared access ways.
Keep driveway widths to a minimum of 6 metres.
One 2-way driveway is permitted per development site - excluding major retailing sites
Design driveways to underground parking with minimal visual impact on the street and maximum
pedestrian safety.
Separate and clearly define pedestrian access to each development.
Garage doors are setback from their façade alignment.
Do not locate access ways to underground driveways adjacent to the doors or windows of
habitable rooms.
Locate driveways in alignment with garages.
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5.3.3 On-site parking
On-site parking includes; surface parking, car parking structures and semi or underground parking areas.
On-site parking is limited in the Town Centre. The Bonnyrigg Town Centre Study has recommended that
retail parking should be located adjacent to the shops at or close to ground level rather than in basement
situation as:



Small constrained areas of underground parking associated with convenience shopping are rarely
used
A balance between the amount of retail space and parking is required. The amount of available
parking in some cases determines the amount of retail that can be supported on any given site

The Bonnyrigg Town Centre Study has also recommended the current commercial and residential
parking standards should be revised, as the Town Centre is located on a very well serviced public
transport corridor. The study recommends that the provision of car parking for residential and
commercial uses be revised and made consistent with the RTA standards set out below.
Objectives


To wherever possible provide on site retail parking designed to minimise visual impact on the
adjoining properties, and;

To integrate parking facilities with the overall site planning and landscape.
Controls






Incorporate parking within and/or behind the building. No on-site parking is to be provided on a
street frontage, unless specified in the control diagrams.
Appropriately screen with the use of planting and fencing.
At grade car parks should contain shade tree plantings so that trees shade 70% of the surface
area within 10 years.
Design parking to ensure pedestrian safety.
Provide on site car parking in accordance with following standards.

Retail uses
5 spaces per 100 sq metres GFA (Industry Standard)
Commercial
1.5 spaces per 100 sq metres GFA
Residential - based on RTA parking standards
2-20 units

1 space per unit

add 1 space for every 5 x 2 bedroom unit

add 1 space for every 2 x 3 bedroom unit

Visitor Parking add 1 space for 5 units
More than 20 units

0.6 spaces per 1 bedroom unit

0.9 spaces per 2-bedroom unit

1.4 spaces per 3-bedroom unit

Visitor Parking add 1 space per 5 units
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5.3.4 Site servicing
Site facilities include:









Garbage storage and collection areas,
Loading and unloading areas,
Ventilation stacks from shops and basements,
Laundries.
Telecommunication,
Public Services,
Electricity sub-stations, and
Fire-fighting equipment

Development should make adequate and appropriate provisions for site facilities and waste. Their
location and their design should minimise impact to the streetscape.
Objectives


To minimise the impact of service access on pedestrians and the retail frontage, and;

Controls


Refer to section 5.4.8 Waste Management for information on waste services.

Commercial/Retail:







Provide adequate space within any new development for the unloading and loading of service
vehicles.
Loading facilities must be at the rear of each development
Utilise ventilation stacks wherever possible to vent shops and basements.
Screen all service areas from existing developments.
Ensure no additional noise impact on the existing developments.
Service access is permitted from rear lanes, side streets, or right of ways.

Residential:





Provide communal or individual laundries to every dwelling and at least one external clothes drying
area.
Loading facilities must be at the rear of each development.
Ensure no additional noise impact on the existing developments.
Service access is permitted from rear lanes, side streets, or right of ways.
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5.4

ENVIRONMENTAL MANAGEMENT

Fairfield Council strives for the successful management of the environment, reconciling economic
development, environmental protection, and social equity.
Consequently, the new development, which will strengthen the economic base of the Town Centre, also
needs to minimise its impact on the existing environment including but not limited to:









Solar access, overshadowing and natural daylight;
Energy conservation;
Water conservation;
Natural ventilation;
Storm water management;
Material selection;
Visual and acoustic privacy; and
Waste management.

5.4.1 Solar access, overshadowing and natural daylight
The strategy provides for an increase in height of buildings along most streets within the Town Centre.
Where the new development is proposed, reasonable access to sunlight for living spaces within existing
buildings, private and public open spaces needs to be maintained. Likewise, new buildings need to be
designed in a manner that maximises access to natural daylight in all living areas.
Solar access is a major determinant of environmental comfort. Good passive solar design solutions offer
a resource and financial benefit by reducing the need for artificial heating and cooling.
Objectives





To maximise the use of natural light to reduce energy consumption;
To ensure new development will not unduly overshadow public open space, or unduly impact on
solar or natural daylight access to habitable areas and rooms of existing dwellings;
To ensure building layouts facilitate good solar access to both internal and external living spaces,
and,
To minimise the need for artificial lighting during daylight hours.

Controls
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Meet with the requirements of the NSW Building Sustainable Index (BASIX).
Ensure that living spaces of at least 75% of apartments in new developments receives a minimum
of 3 hours of sunlight between 9 am and 3.00 pm on 21 June unless existing overshadowing
prevents this.
Access to sunlight is to be substantially maintained so that existing private and public open spaces
and the existing windows of all habitable rooms in adjoining buildings receives at least 3 hours of
sunlight between as result of the construction of any proposed building or structure.
Provide certified shadow diagrams prepared by a suitably qualified person such as an Architect,
Engineer, or a Town Planner that accurately describe the overshadowing impact of built form
proposals.
Locate living spaces and open spaces to maximise access to sunlight.
Provide adjustable shading devices for shading and glare control.
Ensure windows are of adequate size and proportion.
Use reflected light from light coloured walls and ceilings.
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5.4.2 Energy conservation
Objectives



To reduce the demand on energy consumption in terms of heating, cooling and artificial lighting
through the use of passive design solutions, and;
To ensure the use of energy efficient materials with adequate insulation properties.

Controls















Meet with the requirements of the NSW Building Sustainable Index (BASIX).
Provide a 3.5 star greenhouse rated hot water system in each new dwelling.
Provide solar hot water heaters integrated into the design of each new development.
Insulate all walls, ceilings, roofs and hot water pipes wherever possible.
Orient all the building to maximise solar gain in the winter time and to minimises solar gain in the
summer time into living and dining rooms and balconies
Face balconies, living rooms, dining rooms to the north and northeast if the orientation allows.
Locate non habitable rooms such as laundries, bathrooms and kitchens in the southern parts of the
buildings.
Provide south facing units with alternative orientation to ensure the provision of solar access.
Group wet areas such as bathrooms, kitchens and laundries to minimize pipe runs
Utilise cooling breezes in the summer time.
Shade windows to minimise solar gain in the summertime and to allow solar gain during the winter
months.
Locate openings to facilitate cross ventilation.
Provide non-mechanical clothes drying facilities.
Provide drying cupboards within balconies.
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5.4.3 Water conservation
Objectives


To minimise potable water consumption.

Controls







Meet with the requirements of the NSW Building Sustainable Index (BASIX)
Provide AAA rated showerheads, faucets, as well as dual flush toilets.
Use drip irrigation in all landscape areas.
Use recycled water and roof surface run-off water for irrigation.
Use rainwater tanks having regard to the requirements of BASIX.
Consider grey water recycling.

5.4.4 Natural ventilation
Every habitable room should be naturally ventilated. This is important in contributing to the internal
amenity and to the reduction of energy consumption. Natural ventilation is preferable for a high quality
living environment.
Local conditions such as climate, building orientation, building configuration and width should be
considered in determining opening size and location.
Objectives




To reduce the use of mechanical means of heating and cooling to minimise energy consumption;
To ensure natural ventilation is available to all habitable rooms of a dwelling, and;
To allow the opportunity for mixed modes of ventilation in commercial buildings.

Controls
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Meet with the requirements of the NSW Building Sustainable Index (BASIX)
Ensure each dwelling can be naturally ventilated:
o
By siting and through the layout of rooms
o
Through the arrangement of windows, doorways and other openings to allow free internal
air movements;
o
By avoiding double loaded corridor apartment layouts
Natural ventilation requires cross ventilation. Cross ventilation is achieved by having more than
one operable window in each room, which will allow unimpeded airflow across the room.
All habitable rooms must meet the requirements of natural ventilation in the BCA.
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5.4.5 Storm water management
The Bonnyrigg Town Centre was built along one of the major watercourses that drain into the Georges
River Catchment and as such some parts of Bonnyrigg are subject to flooding.
Objectives


To control the quality and quantity of storm water to reduce impacts on adjoining properties and
the environment.

Controls










•
•
•

Minimise the extent of impermeable surface such as driveways, car parking, footpaths and paved
areas for both retail/commercial and residential developments.
Minimise run-off by the reuse and recycling of storm water for irrigation purposes.
Provide soft landscape planting beds to assist in the recharge of the existing ground water.
Provide on-site detention to mitigate flow into the existing stormwater system and or into the
existing water table.
Maintain existing overland flow paths.
Set building floor levels with freeboard of at least 300 mm above the 1 in 100 year flood level
(subject to flood investigations, to be submitted with Development Applications), whilst still
maintaining accessibility for all users.
Use gravity drainage connections to storm water system.
Submit a storm water drainage concept plan with each Development Application.
Approval from the Department of Infrastructure Planning and Natural Resources may be required
for Development Applications involving use or extraction of ground water.
Permeable paving is to be used to assist the recharge of the existing ground water.
Consider the use of silt, trash and oil arrestors in the stormwater drainage system.
Loading and unloading areas shall be isolated from the stormwater drainage system to prevent the
entry of contaminants into the system
Stormwater drains/pits on the site are to be stencilled with the message: This pit drains to the
Georges River. Lettering shall be 100 mm high block bold yellow painted lettering. Paints used
shall be of road line marking standard.

5.4.6 Material selection
The selection of building materials has consequences to the environment in all phases of a buildings life.
From the initial manufacture of the materials, through to the construction of the building, and ultimately in
the building’s demolition, the selection of the materials used should take into account the life-cycle of the
material and its impact on the environment.
Objectives


To minimise the impact of material selection on the environment.

Controls



Plantation, recycled or Australian regrowth timbers should be used instead of rainforest and old
growth forest timber.
Materials should be selected on the basis of the following criteria:
o
Have a low-embodied energy;
o
Do not pollute during the manufacturing process;
o
Are sourced from renewable sources;
o
Are recycled, or can be recycled after it’s “life”;
o
Are durable, low maintenance, and non-toxic to the building’s occupants
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5.4.7 Visual and acoustic privacy
When managing the impacts of a new development, the ability to maintain adequate visual and acoustic
privacy is a critical contribution to the quality of life. Minimal impacts should be ensured through the
application of development controls.
Objectives


•

To minimise the direct overlooking of internal and external living areas through site layout and
building layout, location of windows and balconies, design of windows and use of screening
devices, and;
To ensure adequate visual and acoustic privacy to residential developments in the Town Centre
and to associated private open space
Ensure lighting does not produce glare or dark shadows

Controls
Visual Amenity:






•
•
•
•
•
•
•

Provide adequate distances between opposite windows and private open spaces.
Comply with:
o 6 metres between non habitable rooms in adjoining buildings;
o 9 metres between a habitable room and a non-habitable room in adjoining buildings;
o 12 metres between two habitable rooms in adjoining buildings.
Ensure adequate screening between balconies.
Offset windows from one building to another building to minimise overlooking.
Orientate the main living spaces within apartments to the street and/or rear gardens.
Use diffused lights and/or movement sensitive lights.
Direct these lights towards access/egress routes to illuminate potential offenders, rather than
towards buildings or resident observation points.
Lighting should have a wide beam of illumination, which reaches to the beam of the next light, or
the perimeter of the site or area being traversed.
Avoid lighting spillage onto neighbouring properties as this can cause nuisance and reduce
opportunities for natural surveillance.
As a guide areas should be lit to enable users to identify a face 15 metres away.
Illuminate possible places for intruders to hide.
Use energy efficient lamps/fittings/switches to save energy

Acoustic Amenity:





•
•
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Design the internal layouts of apartments and the location of courtyards, terraces / balconies, and
openings to minimise noise transmission.
Comply with minimum standards for shared walls and floors:
o RW rating 55 walls;
o RW rating 55 floors.
Incorporate noise attenuation measures in all new development along major roads, such as
landscape, fences, double glazing etc.
Minimise the noise impacts of goods and service deliveries as well as waste and garbage
collections.
Minimise the impact of noise associated with restaurants and cafes.
Licensed premises shall operate in accordance with the noise requirements of the Liquor
Administration Board.
Air conditioning units are to be approved and installed in accordance with the requirements of
Council.
Provide noise impact assessment with each Development Application submission.
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5.4.8 Waste management
The minimisation of waste from development can contribute to the amenity of the users of a building, and
limits the potential harmful impacts to the environment. Waste management incorporates all stages of
development from construction to demolition. The integration of waste management systems with the
building design from inception, also aids in making waste minimisation easier and more convenient for
users.
Objectives


To encourage waste minimisation, source separation, reuse and recycling.

Controls











•

•
•
•
•

•

•

Comply with Fairfield City Council’s Waste Management DCP.
Recycle and reuse demolished materials where possible.
Integrate waste management processes in all stages of development.
Specify materials which are easily reused and recycled at the end of their life
Provide adequate space within the main building for separation of waste material for recycling.
Locate such facilities away from windows to habitable rooms.
Garbage storage areas must be located so as to not cause any negative impacts, in terms of visual
appearance, noise or smell, to adjoining properties, or to the street.
Source separation facilities should be provided for waste to be divided into separate waste streams
in order to recycle materials.
Waste separation facilities must be provided in all kitchens to separate waste at its source.
On site composting facilities (both private and communal) must be provided for organic waste.
Utilise ventilation stacks wherever possible to vent shops and basements.
Prepare a Waste management Plan as part of the Development Application process.
Commercial / Retail premises that require an air handling system such as a cooling tower are
required to obtain Development Approval from Council. The installation and operation of the
cooling tower is to be conducted in accordance with the Public Health Act and Public Health
(Microbial) Regulation.
Solid and liquid waste storage areas shall be designed so that the floors and walls can be washed
on a regular basis and the wastewater appropriately collected, treated and disposed of to sewer.
The collection of waste materials from the site shall be in accordance with the NSW Environment
Protection Authority, Industrial Noise Policy (2000), so as not to generate excessive noise.
Liquid waste storage areas shall be covered and bunded to prevent external spillage.
Commercial / Retail premises that generate odour from their activity may be required to submit an
odour impact assessment to Council, which is to be conducted in accordance with the NSW
Environment Protection Authority's Draft Policy "Assessment and Management of Odour from
Stationary Sources in NSW" January 2001.
An approved air handling system is to be installed to the cooking appliances in accordance with
Australian Standard, 1668 – 1991, The use of mechanical ventilation and air conditioners in
buildings.
New food premises or existing food premises that are requiring a refit are required to obtain
development approval from Council prior to commencement of trade. The fitout of a food premises
is to be conducted in accordance with Council's Food Premises Code.

Residential Controls
•

Garbage storage areas shall be designed so that the floors and walls can be washed on a regular
basis and the wastewater appropriately collected, treated and disposed of to sewer.
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5.5

BUILDING DESIGN

5.5.1 Architectural character
A high level of urban design quality is greatly dependent on the design and appearance of buildings.
Well-designed new buildings not only improve the character and appearance but also contribute to the
coherence of the Town Centre.
Objectives




To promote high quality architectural design;
To ensure building design refects the cultural distinctness of the of the local culture, and;
To ensure building design reinforces the character of the street.

Controls
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All residential buildings of three storeys or more, must be designed by a registered architect in
accordance with SEPP 65.
Buildings should express internal functions.
Public art should be incorporated and integrated into the facade of all new buildings.
Embellish buildings with icons and symbols representative of users.
Use vernacular styles and motifs within the buildings and public open spaces including entrances
to buildings, grilles, seating, paving design wall treatments and fences.
Adopt vertical emphasis above awnings and avoid horizontal emphasis, particularly broad opaque,
blank walls, and horizontal windows above the awning level.
All buildings to comprise a tripartite vertical arrangement i.e. bottom, middle, and top.
Express vertical elements within the façade rather than floor levels.
Use windows of vertical proportion.
Provide a street address to each building.
Provide predominately glazed shop fronts to all ground floor retail areas. Minimise blank walls at
ground level.
Limit opaque or blank walls for ground floor uses to 20 percent of the street frontage.
Building walls addressing the street must be articulated and fragmented to add visual interest.
Incorporate changes in level within new retail development and civic facilities such that they are
accessible to the people with disabilities.
Highly reflective finishes and curtain wall glazing are not permitted above the ground floor.
Redevelopment of sites on which important buildings are located maintains and improves the
existing street facades.
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5.5.2 Street corners
Building corners are important both in terms of “way finding” and “place making”. They are often used as
markers or signs that contribute to making place and or marking an important intersection.
Objectives


To ensure corner sites are developed as visually significant elements in order to promote a strong
and legible character to the Town Centre.

Controls






Retain wherever possible existing corner buildings of landmark or contributory quality as illustrated
on Figure 6.
Articulate street corners by massing and building articulation.
Height variation in buildings on corners is permitted along the building frontage of both streets for a
maximum of 6 metres, subject to a satisfactory resolution of the form in terms of scale, proportion,
materials and finishes.
Design corners to add variety and interest to the street.
Present each frontage of a corner building as a main street frontage.

5.5.3 Awnings
Awnings assist in providing a pleasant pedestrian environment, weather protection, and contribute to the
creation of a pedestrian scaled environment.
Objectives





To provide awnings to ensure weather protection to pedestrians.
To ensure a safe and secure environment for pedestrians through the provision of awnings that are
structurally sound.
To ensure the visual amenity of the streetscape is maintained through the proper maintenance of
existing awnings.
To ensure maintenance and upgrade on awnings of Heritage Listed Properties maintains the
heritage significance of the site

Controls















Provide continuous street frontage awnings to all new developments within the Town Centre along
Bonnyrigg Avenue between Tarlington Parade and to at least Bibby’s Place.
Colonnades are allowed, but must form a continuous frontage along the façade and the street, and
must not terminate in a blank wall.
Provide awnings in modules to match building frontages.
Wrap awnings around corners on street corner buildings.
Awnings should be 3m deep.
Cantilevered awnings from the buildings with a minimum soffit height of 3.3 metres.
Provide almost flat awnings with slim vertical facias and or eaves (not to exceed 300 mm).
Awnings should be setback from the kerb a minimum of 600 mm.
Breaks in a continuous run of awnings is not permitted.
Awnings should be complimentary to each other.
Canvas blinds along the street edge are permitted. Signage on blinds is not permitted.
Provide under awning lighting to facilitate night use as well as improve public safety.
Ensure that all awnings are structurally sound and safe and comply with the relevant BCA
requirements.
Carry out regular maintenance or repair work to awnings and their stormwater disposal system
such as painting, repairing any holes etc.
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An Awnings Maintenance Plan is required to be submitted with all Development Applications for
the construction of a building proposing an awning or occupation of a building that already contains
an awning.
o



The Maintenance Plan for development including the construction of new building will
include maintenance details that cover the life of the awnings.
o
The Maintenance Plan for awnings that are on existing buildings will provide details of
repair that will be carried out.”
Awnings associated with Heritage Items as specified in Schedule 4 of the Fairfield Local
Environmental Plan 1994 must comply with Part 6 – Heritage Provisions of the Fairfield LEP 1994.

5.5.4 Active street frontages
The shop fronts in Bonnyrigg Town Centre should open directly to the street.
Active street frontages are critical to the viability and vitality of the centre as direct, easy access from the
footpath draws people from the street into the shop. Active street frontages also add to the safety and
security of a street by enabling casual surveillance.
Objectives



To retain and reinforce the prevailing character and continuity of activities along the street, and;
To allow access to other uses whilst retaining the continuity of the retail frontage.

Controls
Retail Street Frontages











Avoid blank or solid walls and the use of dark or obscured glass on street frontages.
Roller shutters that obscure windows are not permitted.
Provide direct access from the footpath to the shop.
Wrap shopfronts around corners.
Do not brick up existing shop fronts.
Do not recess shop fronts.
Maximise glazing for retail uses, but break glazing into sections to avoid large expanses of glass.
Avoid manually sliding glass doors.
Provide opportunities for table seating along shop frontage [Refer to section 4.2.4].
Orientate commercial uses to the street to provide casual surveillance

Residential Street Frontages:
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Ground floor residential apartments are not permitted fronting Bonnyrigg Avenue although
entrance lobbies to residential apartments above are encouraged.
Ground floor apartments are permitted at the rear of these lots fronting all main roads including:
Bonnyrigg Avenue, Tarlington Parade and Smithfield Road etc.
Where shown on the control diagrams, ground floor apartments may be converted for commercial
uses.
Ground floor apartments should incorporate sills and balustrades located a minium of 1.5 metres
above the finished footpath level.
Minimise high opaque fences. Front fences should be low and translucent [Refer to Section 4.2.4
Fences and Walls]
Orientate residential uses to the street to provide casual surveillance
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5.5.5 Entrances
Building entrances provide an interface between the public and private domain.
building an identity and define the entry to the street.

Entrances give a

Objectives


To provide an identifiable and desirable street address to each building.

Controls







•
•
•
•
•

Separate the street address for retail uses from residential and commercial uses within each
building.
Recess entries to create entry spaces to residential and commercial uses.
Entrances should be visible from the street and well lit.
Pick up or set downs are not permitted within front setbacks.
Ensure entrances can accommodate movement of furniture.
Ground floor units should have direct separate entrances from the street.
Avoid blank or solid walls and the use of dark or obscured glass on street frontages.
Entrances should be easily recognisable through design features and directional signage.
Minimise the number of entry points – no more than 6 to 8 dwellings should share a common
building entry.
Each individual dwelling should be clearly numbered.
Unit numbers should be clearly provided on each level.
Each building entry should clearly state the unit numbers accessed from that entry

5.5.6 Roof forms
The relative consistency in roof height and form assists in defining the street wall and the cohesiveness
of the retail frontage.
The range in forms and parapets contribute to the skyline or silhouette of the Town Centre rooftops.
Objectives




To ensure roof forms contribute to the proposed character of the centre;
To ensure the prominence of the roof forms and parapets, and;
To ensure new development incorporates well-designed rooftops that add visual interest to the
skyline when viewed from street level or surrounding key vantage points.

Controls









All roof forms and roof top elements are not to exceed the maximum allowable height limit for the
site.
Minimise the bulk and mass of roofs and the potential for overshadowing from roofs.
Use parapets in the core retail area.
When pitched roofs are proposed, slopes or pitches should match the existing pitched roofs of the
area.
Where flat roofs are proposed, lift overruns and rooftop plant and machinery are obscured from
view by parapets or designed to be incorporated within rooftop activities/features.
Incorporate lift overruns and service plant etc in to the design of the roof.
Provide landscape and shaded areas on roofs, for the benefit of the building occupants, wherever
possible.
Avoid attic windows and dormers in the roof.
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5.5.7 Materials and finishes
Bonnyrigg Town Centre comprises a broad palette of materials, finishes, and colours.
contributes to the perceived image and assists in creating a unified streetscape.

The palette

The selection of materials, finishes, and colours should have regard to the character of the centre, and
the surrounding area allows for unity as well as diversity.
Objectives




To ensure new materials do not detract from the materials found within the centre;
To use materials which reinforce building proportions and façade articulation, and;
To ensure colours are in character with the existing shopping centre and surrounding buildings.

Controls
Materials:





Avoid expanses of any single material.
Utilise high quality and durable materials and finishes.
The following materials are preferred:
o
Face brick with coloured render
o
Plain glass windows.
The following materials are incompatible with the desired character:
o
Large wall tiles;
o
Rough textured render;
o
Polished metal and curtain walls; and
o
Reflective glass.

Colours:






Generally, paint all rendered and stucco buildings with flat acrylic paint.
Paint exterior joinery with gloss finish and monochrome schemes.
Avoid corporate colours schemes.
Use colour schemes compatible with the surroundings
Paint the ceilings and walls of car parks in light colours to enhance brightness

120

Civitas Partnership
Guppy & Associates

Bonnyrigg Town Centre DCP

5.5.8 Residential unit mix, area and room size
A mix of apartment types and sizes is promoted to cater to a variety of socio-economic groups. A range
of dwelling sizes and types create a housing mix that will cater for a diverse population, as well as
provide for changing use over time. The Residential Flat Design Code outlines some rules of thumb in
terms of appropriate mixes and sizes.
Objectives



To ensure development provides a mix of apartment type and size to accommodate a range of
household types, and;
To ensure apartment sizes and room proportions are adequate to meet the needs of the occupants
and to afford a range of changing activities over time.

Controls














Design commercial uses to permit adaptation to and flexibility for future residential uses.
Provide a variety of residential unit mix, sizes, and layouts within each residential development,
particularly in larger buildings. Dwelling mix may not be possible in smaller developments of less
than six dwellings.
Comply with the following mix and size.
Provide a mix of studio, 1 bedroom, 2 bedroom and 3 bedroom units.
Studios and I bedroom units are not to be greater than 25% of the total mix within each
development.
Up to a 40% mix of studio and 1-bedroom units is permitted within residential development owned
by the Department of Housing.
Refer to the Residential Flat Design Code for some examples of appropriate unit sizes.
Provide apartments that are flexible enough to support a change in their use. The applicant will be
required to demonstrate that a studio unit can be combined with other units to enable this to occur.
Provide dwellings that are able to be adapted for disabled or elderly users at the following rates:
0-10 dwellings – 0 adaptable dwellings
11 + dwellings – 5% of total number of dwellings (to the nearest whole number)
Locate dwellings that are adaptable, wherever possible, on the ground floor for ease of access.
Adaptable housing should be designed in compliance with AS 1428 Parts 1,2 and 4, and AS 4299
Adaptable Housing.

5.5.9 Storage
Storage space is an often-neglected feature of many apartment complexes and should be provided.
Objectives


To provide adequate storage space within each dwelling for household items as well as within
each building for larger items, such as recreational, sporting and hobby equipment.

Controls





Ensure storage areas located away from dwellings are secured.
The following storage space should be provided
o
Studios - 6 cubic metres
o
One bed apartments - 8 cubic metres
o
Two bedrooms apartments - 10 cubic metres
o
3+ bed apartments - 12 cubic metres
Provide at least 50% of this storage within the dwelling.
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PART 6. PREPARING DEVELOPMENT PROPOSALS
6.1

THE DEVELOPMENT APPLICATION PROCESS

1

Check LEP zone, permissible uses, other controls relevant to the site. Obtain Section 149
Planning Certificate, which details planning controls relating to the site.

2

Read Fairfield LEP (in particular cl.25H) and the Bonnyrigg Town Centre DCP No. 28
and other relevant State legislation and Council Policies

3

4

Undertake a Site Analysis in accordance with the DCP

Prepare a Development Concept Drawing.
Each of the objectives of cl.25H in Fairfield LEP and DCP No. 28 must be met through
applying the appropriate controls. Note: Under cl. 25(H)(10) of Fairfield LEP a Masterplan
2
is required for sites greater than 2000m

Meet with Council's
Planning and
Development Officers to
discuss the proposal.
Determine whether a prelodgement meeting is
necessary. This is
required for large scale
projects

Undertake a pre-lodgement meeting with
Council

Prepare a Development Concept Drawing.
Each of the objectives in the DCP must be met
through applying the appropriate controls.

5

6

Consult with State Authorities to determine whether the proposal is to be assessed as an
Integrated Development under Section 91 of the Environmental Planning and Assessment
Act 1979

7

Prepare Development Drawings, Statement of Environment Effects, supportive
documents and other relevant information

8

Check application fee required, complete application form and refer to checklist outlining
required information. Additional copies of information may be required for Integrated
Developments

9

Submit Development Application (DA)
Option exists to also submit an application for a Construction certificate

10

Assessment and Determination of Development Application by Council
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Prior to lodging a Development Application (DA), the applicant should discuss their proposal with Council
to enable problems and opportunities to be identified at an early stage. This also enables Council
officers to explain the requirements of this DCP. Pre-lodgement meetings are mandatory for major
developments.
Note: Under Clause 25H(5) of Fairfield LEP 94 a site master plan is required to be prepared for sites with
2
an area greater than 2000m .
Council should consider the following when determining a Development Application (DA).









Section 89 of the Local Government Act 1993 and Clause 12 of the Local Government
(Approvals) Regulation;
Section 79C of the Environmental Planning and Assessment Act 1979;
Fairfield Local Environmental Plan 1994 (as amended);
Bonnyrigg Town Centre Master Plan as included in this DCP
Development Control Plans;
Council policies and guidelines;
Submissions received from the public; and
Any relevant determinations of the Land and Environment Court.

The application fee is to be confirmed with Council.

6.2

PREPARING YOUR DEVELOPMENT PROPOSALS

Development consent is obtained by lodging a Development Application for approval by Council in
accordance with the provisions of the Environmental Planning and Assessment Act1979.
Before preparing an application, applicants should seek advice from Council's Environmental Standards
Department.
Development Applications shall contain the following:

Completed Development Application Form;

Owner’s authority;

Prescribed fee;

Four (4) copies of floor plans and elevations of proposed buildings at a scale of 1:100, indicating
room sizes and building heights as well as building materials;

Four (4) copies of a Site Plan drawn to a scale of 1:100 or 1:200 showing;
o
Area and dimensions of land and direction of true north;
o
Contours of land at 0.5 metre intervals:
o
All existing trees having a height in excess of 3.50 metres;
o
Outline of proposed buildings on site, together with outlines and heights of nearest walls of
any buildings on adjoining properties;
o
Proposed off-street car parking arrangements, suitably dimensioned;
o
All proposed paving of hard standing areas and driveways, specifying materials to be used
for surface finishes;
o
Details of proposed finished ground levels;
o
Shadow diagram, in the case of two storey buildings;

Four (4) copies of a site analysis prepared in accordance with Section 1.8 of this Plan;

A detailed Landscape Plan;

A Statement of Environmental Effects which:
o
Demonstrates that consideration has been given to the environmental impact of the
development;
o
Sets out measures taken to mitigate any likely adverse environmental impact;
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An Awnings Maintenance plan is required for Developments which includes an existing awning or
proposes a new awning.
Where an application involves adaptable housing, as required by Section 3.3.1 of this Plan, an
adaptable housing checklist must be completed to ensure that the development complies with
AS4299-1995 for an Adaptable House Class C.
A Social and Cultural Impact Statement where the proposed gross floor space is above 6000
square metres.
A Public Art Strategy where the proposed gross floor space is above 6000 square metres.

Note:
1.
An Additional set of plans is required for each State Government agency covered under integrated
development and
2.
A fee of $200 made out to each respective agency

6.3

PREPARING A SITE ANALYSIS

A site analysis is necessary to make sure that the development is a good design and responds well to its
environment and context. A site analysis will ensure that site layout and building design addresses
existing and future opportunities and constraints of the site and its surrounds. This site analysis needs to
be linked with the overall master plan for the precinct.
An analysis of the site and context is an important stage of the design process, and should support many
key design decisions relating to the proposal. The site analysis may assist in minimising issues relating to
noise, overshadowing, community safety, access, views, privacy, energy consumption and waste
generation.
Site analysis and design comprises two parts.
1.

Look at the site and its surroundings, to see what exists. This will require mapping the qualities
and characteristics of the site and its local context.

2.

Develop a series of design principles, which in turn should lead to a number of design responses,
any of which may be appropriate.

The applicant must show Council that the site analysis has been used in preparing the design for the site
and that consideration has been given to the opportunities and constraints identified. The analysis may
then be used by Council and the Applicant to assess the success of the proposal in relation to the
features of the site and its context.
The site analysis must be prepared to scale and should accurately show the following required
information:
Site Specific Information















Site dimensions, north point, site areas, existing contours and ground levels to Australian Height
Datum (AHD) (information obtained from qualified surveyor);
Microclimate including the movement of the sun and prevailing winds;
Flood affected areas;
Overland flow patterns, drainage and services;
Any contaminated soils or filled areas, or areas of unstable land;
Easements and/or connections for drainage and utility services;
Any existing trees and other significant vegetation;
Any existing buildings and other structures, including their setback distances;
Heritage features;
Fences, boundaries and easements;
Pedestrian and vehicle access;
Views to and from the site;
Overshadowing by neighbouring structures: and
Any other notable features or characteristics of the site.
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Context Related Information














The location, height and use of buildings surrounding the site, and those across any road adjacent
to the site, including their setback distances;
Views in and from the site;
Solar access to surrounding residents;
Private open space and windows of habitable rooms of nearby properties which have an outlook to
the site;
Location, height and materials of walls built to the boundary of the site;
Difference in levels between the site and adjacent properties at their boundaries;
Major and significant trees on adjacent properties, particularly those within 9 metres of the site;
Street frontage features including poles, trees, kerb crossovers, bus stops and other services;
The built form, scale and character of surrounding and nearby development, including fencing and
landscaping;
Public transport and recreation and community facilities;
Characteristics of, and distance to any nearby public open space;
Any significant local noise, odour or pollution sources;
Social and cultural context.

Concept Plans




The concept plan illustrates the ideas of the proposal in terms of how it responds to the site
analysis;
Illustrates compliance with the guidelines and controls in this DCP;
Includes site plans, elevations and sections where relevant.

The site analysis can be undertaken in accordance with Part 2 of The Residential Flat Design Code by
PlanningNSW.

6.4

MODEL, PHOTOMONTAGES AND PERSPECTIVES

Council will require the submission of an architectural model to accompany Development Applications
where the proposed development has a value of works exceeding $1,000,000.
The model shall provide the following information at a scale of 1:100 or 1:200:





Development on adjoining land in block form;
Architectural details of the proposed development;
Finishes; and
Landscape details.

All developments should prepare photomontages or perspectives, demonstrating the impact of the
development on the streetscape and/or impact on adjoining properties.
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PART 7. GLOSSARY
Access way means any internal street or driveway providing local access for shared traffic, pedestrian
and/or recreation use, but with pedestrian priority within a development.
Acoustic privacy refers to the measure of sound between dwellings, and between external and internal
spaces.
Amenity means the enjoyment of the environment, included but not limited to sunlight, views, privacy
and quiet, on both private and public lands.
Balcony means an open area above ground level, not being an enclosed room or area, attached to or
integrated with a dwelling for the exclusive enjoyment of the occupant or occupants of a dwelling.
Balconies and eaves may extend beyond the extent of the bound the rear and front bounds of the
envelope by up to 600 millimetres.
Block refers to a group of subdivided lots, the edge of which is bound by public roads, and in some
cases, public roads and public open space.
Building envelope means a three dimensional shape within which a development must fit. It defines the
limits for the siting (including setbacks) and height of any building/s.
Building footprint means the area of land measured at finished ground level that is enclosed by the
external walls of a building.
Building height means the vertical distance between the natural ground level and the ceiling level of the
uppermost storey, and is defined in terms of storeys.
Build-to-lines means the percentage of the building frontage facing the street to be built to the property
boundary, allowing articulation and setbacks to the streetscape.
Communal open space means useable shared open space for the recreation and relaxation of all
residents of a multi-unit housing development.
Cornice means decorative moulding around the top of a wall.
Deep soil zone refers to an area of the site that is not to be built upon, or underneath, thereby leaving an
area of deep, soft soil for substantial deep-rooted vegetation and natural vegetation, and natural
drainage. The zone must be positioned at the rear of the site and/or located to enable the retention of
existing mature and/or significant trees.
Development area means that part of the site area capable of having a building constructed on it
exclusive of:

land where development is not permissible under the LEP; and

land that is not constrained by being flood prone or subject to instability.
Dwelling means a room or number of rooms occupied or so used or so
constructed or adapted as to be capable of being occupied or used as a separate domicile.
Ecologically sustainable development (ESD) is development that uses, conserves and enhances the
community's resources so that ecological processes are maintained and the total quality of life, now and
in the future can be increased.
Finished ground level means the level of the finished ground surface.
Gross floor area is the sum of the areas of each floor of the development and:

is measured to the inside face of the building (does not include external walls);

includes one vertical circulation point only per building (only includes one set of stairs and one lift
core only; additional sets of stairs and lift shafts are not included);

does not include lift towers and cooling towers on the roof, machinery and plant rooms and
ancillary storage space and air conditioning ducts;
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does not include car parking needed to meet any requirements of the Council and any internal
designated vehicular or pedestrian access thereto;
does not include space for the loading and unloading of goods;
does not include terraces, balconies, atriums and verandahs with outer walls less than 1400
millimetres high and the like; and
3
does not include up to 16 m of dedicated storage space per dwelling.

Habitable room means a room used for normal domestic activities, and 
includes a bedroom, living room, lounge room, music room, television room, kitchen, dining room,
sewing room, study, playroom, family room and sunroom; but

excludes a bathroom, water closet, pantry, walk-in wardrobe, corridor, hallway, lobby,
photographic darkroom, clothes-drying room, and other spaces of a specialised nature occupied
neither frequently nor for extended periods.
Impervious surface is material that does not allow water to pass through to the soil below.
Living area means a room used for normal domestic activities excluding nonhabitable rooms and bedrooms.
Lot refers to an individual parcel of subdivided land.
Mixed use development {see Cl.25H(3) Fairfield LEP 1994}: incorporates two or more of the following
range of uses; business premises, community facilities, dwelling, entertainment facilities, refreshment
rooms and shops located on the ground and first floor of buildings as shown in the control diagrams of
s.5.1.4 of this DCP and can be included on the ground and first floor of residential development also
shown under s.5.1.4 of this DCP.
Non-habitable room is a room that provides the service to the habitable room, like the bathroom,
laundry, water closet, pantry, robe etc.
Parapet means a low protecting wall or railing along the edge of the roof.
Private open space means an area of land or of a building suitable for the
private outdoor living activities of the occupants of one dwelling, and directly accessible from a living area
in that dwelling.
Public open space means land used, or intended for use, for recreational purposes by the public.
Roof terrace means the flat roof of a lower level portion of the building, which is both directly accessible
for exclusive use from the dwelling it adjoins and also opens to the sky, except for a pergola or similar
sun control devices.
Setback means the distance between the boundaries of a site and the external wall of a building erected
or proposed to be erected.
Site area means that area of land to which an application for consent relates.
Soft landscaping consists of pervious areas planted with gardens, trees, lawns and remnants of natural
landscape.
Storey means a floor within a building, including a floor used for storage or
parking, but not including:

A roof, or part of a roof, used as an uncovered garden, terrace or deck;

Useable roof space; or

Sub-basement car parking areas as defined.
Sub-basement car parking refers to a car parking area partially accommodated underground, below a
building. The roof to this space (top of basement slab) must not be greater than 1.5 metres above natural
ground level.
Urban elements. Paving, street furniture, lighting, and street trees and gardens make up urban
elements.
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